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From: Valerie Malicki <valeriemalicki@ il

Sent: Monday, June 16, 2014 12:40 eols JUN 16 PH 2: 58

To: PUCO ContactOPSB

Subject: Emailing McCann Mason County, Kenferk}, J4(0e Qpact UPDATED SUMMARY pdf

Attachments: McCann Mason County, Kentucky Value Impact UPDATED SUMMARY.pdf

To all Voting and Non Voting members of the OPSB,

As you will see in this report property value is significantly decreased when wind turbines are in the area
decreased by approximately 25% or more.

I also find it interesting that windlab has not addressed many specific questions/issues this community has with
the wind turbines. our community has been taken advantage of ,because we are unfamiliar with turbines! they
presented in black and white "worldwide evidence" showed that these structures are safe. however very simple
research of other people's experiences , of the head of Harvard's vestibular department, of countless other
medical professionals’ experience with these wind turbines show that they are not safe. former senior member
of Health Canada study Dr Robert McMurtry (former university dean also) reports 1 in 3 will have adverse
health effects! He notes things like depression migraines feeling sick, dizziness. he reports that wind companies
downplay these adverse health effects so that they can bring them into communities....hhmmmm, does that
sound familiar?

They say that people are not a part of the project site , ( yes I don't make the cut, being 717 feet away what a
cruel joke). however these same people will be dramatically effected when they hear noise outside and cannot
plan a simple party at their own home, experience infrasound that negatively affects every cell their body (
simply Google infrasound destroys -it is used in the military as a weapon), maddening shadow flicker, or their
children (although they live 12 miles away} , their children who love playing in the park can't anymore. Because
it's too loud , because they have ringing in the ears and they get sick and nauseated, because there are seven 490
feet turbines planned within 2 miles of the local park , where their children play tee-ball. ( is it even common
sense that Industrial turbines , 20 stories higher than the Statue of Liberty, would make the sound of
refrigerator what a joke). '

so the evidence is mounting! in every area !, but this letter points to the fact that property values will be
devalued and also local taxes due to our local county will be lowered. not to mention the fact that we are trying
to improve greenwich but no one will want to move here with turbines everywhere. it's obvious.

the last map that 1 looked at showed that approximately two-thirds of greenwich will be within a mile and a half
of turbines. again 550 homes within a mile and a haif from turbine 14.

if windlab takes no responsibility for their actions in the pre-planning stage what will the impact be after these
monstrous 20 stories higher than the Statue of Liberty beasts are erected?

Save our beautiful, peaceful, healthy, PRIVATE , and valuable (our life's largest investment!) PROPERTY,

Mrs. Valerie C. Malicki, MA, LPCC

to garcify that the lmages appear:xjgi .-%iiean
THia _1% Iﬂ'ﬁd conplete rapro«:"mcticn of o cu; —businaag
adcuzat.i Eéli\'r d in the regular cOurse o J N
documznian__i—a—ﬂ pate Processad _JJ[‘Ll -0
Packnie e

Epver s T



Ps. it appears that most IW'T residents have complaints starting at about 35 DBA, yet ours is rated for 51
DBA. why is this? is it because the very loud train engine blares have offset our average 7 we are quiet rural
neighborhood with an average of probably about 30 DBA normally.

Pss. Responsibility Matters! Ask the residents of (maybe the Hartke family who has been driven to a mobile
home 8 miles away) in Boone c¢o. lllinois. Lastly you may want to talk to the residents of Clinton County, MI.
This is a project that Monica Jensen herself told me she worked on. Ask them how happy they are with the
project, or simply visit their website at Clinton County Wind Watch.

Psss. if this wind company is so wonderful and honest and great for the community let's bring ALL of the
information out into the open!
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476 ft.. height
1,139 ft.. setback
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dAppomted by Federal Couﬁ as a Condemnauon Commlssmner

Evaluated & consulted 20+ utlhty scale wmd prOJects in over a dozen
states

Prepared and presented a webinar regarding wind turbine impacts
on property values for the Appraisal Institute — peer reviewed &
approved for continuing education of Members
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‘~"~/ Rewew of pnor IVIcCann emplrlcal value
studies

v Literature review - wind projects impact on
property values
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e to regulate the denS|ty of populatlon and the
intensity of land use in order to provide for
adequate light and air.
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-;Promzote “'and protect the safety of thepubhc agalnst flre
flood or other hazards.

: Encourage the best possible use of the land while
‘avoiding the undesirable effects of overcrowding,
congestion, and mixture of incompatible uses.

eed




'S

ion thereo

jance w

- compl




~ + Setbacks - Industry claims “standards” of % mile or
less; experience proves these are too close, via
property value diminution, noise, flicker, aesthetics,
health complaints, blade/ice “throw”, efc.



'Any trespass or lntrusmn of excessnve noise,
contaminants, odor, vibration, glare, flicker or

other physical impacts into, through or over
‘neighboring property
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'Academic Institutions funded by USDOE
- and wind energy developers

ii



Regressmn studles not reliable for damage
~ estimates, per IAAO Standards for use of
Regression analysis.
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Size SF $/SF
1.461 $31 87

1426 $2807
1408 st 4
151 $11803
1212 310848
1,684 $4276
1 ;m m& . 4
1 -m $6033
909 $6356
460 $14354
927 $94.39
1,852 $80 99
1 ‘ , ‘ 1,402 $78.39
15 2874 Beemervile A X03  $367000 Findboner | DGNB TRT 1 2201 16674

Average sale prices  $78.84
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. Target sales average{"dlstance 2618 feet
L Control sales average dlstance 10.1 miles

e Current empirical data finds 23% to 33% (avg.
26%) impact from inadequate setbacks

1%



R R
DeKalb County Paired Sale #3
1-T & 3-C

B e

Near Turbines = Target a Turbf’nes = Confirol

Category DeKalb Sale 1-T DekKalb: Sale 3-C Adjustments +{ -}

Address 13801 Tower Rd., Lee, IL 27773 Five Points Rd_, Sycamore, 1L

Turbine Distance 1,000 ft. approx. from NWC property line 11.7 miles SW of property

CDOM 712 days; 3 listings 409 days

OoLP %275,000 $239.900

SPIOLP % 51% Q0%

Sale Date Nov. 2012 Feb. 2012 DeKalb (7%} X 8 months = {5.25%]) {$11,300)

Sale Price $1490,000 $215000

GBA/SF 1,430 1,507 {Difference not relovant) 0

$ISF $ 9729 $ 14267

Buiit 1979 1966 {13 yrs older X 1/2% per yr deprec) = 6.50% $ 13975

Tot/BR/B 5mv'3 b/l bith G /3 brv 1 bth {Dining Roomy) 3 (2,000}

Basement 2 br's, fam m, bath fult, unfinished {+ 310/sf for subj. finish bsmt) $§ 15070

Garage 2 car attached 2 car attached 0

Actes 5 418 at $10k/acre % 5,200

Out Bldgs 4 1 { Est. contribution of 3 bidgs) & 10,000

Quality Avg. Avg. 0]

Condition Avg. Avg. 0
Net Adjustments $ 33840

Unadjusted Sale Price Analysis Adjusted Sale Price Analysis

Actual Sale Price Far Sale $215,000 Adjusted Sale Price (MV of near sale) $ 2489045

Actual Sale Price Near Sale ($140.000) Near Sale Price $ (140,000

Difference ($75,000) Indicated Turbine Value Impact to Near Sale 3 (108,945}

% Difference -34.9% irmpact % -43.8%

17



Paired Sale Analysis Summary

Lee County Study Area

‘coom

2-T ; ; _ . 544
2-T ; 0. . 176
3T . . 178
4-T ) ) 241
4-T . . &01
Lee Averages . . 297

BeKalb County Study Area

1 1-T 1000 712] 51.0 | 1-C | 103 138 90.0] (46.9)
2 T 1000 712) 810 | 2C | 50 | 1] 950] (416)
1-T | 1000 712] 510 | 3C | 11.7 | 409| 90.0| (43.8)

3 - [RTIPUIPURPTIT PSP AT SRR SN - B R .«
4 2T |72439] 815 750 | 4C | 114 379 810 (15.9)
5 3T | 1880 386| 740 | 4C | 114 379 810] (15.6)

DeKalb 1,637 638 | 66.7 9.6 232 89.0 | (32.8)

Lee & DeKalb
combined

Note: Averages reflect each Target & Control Sale 1 time each, except for Impact %. »
A



W|th éhbrter Setbaéks

+ LBNL & Hinman claim that values “rebound” is
false. McCann 2003-2005 & 2012 study
periods in Lee County find consistent long
term value impairment
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#  #Salesvia

11 1 9%

+ 4 +6 +38%

- jvi.a,
B G,|og Foreclosure Foreclosure  Price*  $/Sq Ft*

15 7 47%

Avg. Avg. Stting

| 578,980 $41.08 >6 miles
away

  $58,417 $31.97  Turbine

Footprint

($20,563) ($9.11)
(26%) (22%)

5%



3

Sale PII‘.: - icatec
S/ Sq. Ft. Discount % Discount
V5. Comp Data $/5q. Ft.
833 W. Falmouth $199.77
Hwy, Falmouth, MA
62 Nye Rd. $294.12 32% 5$94.35
Falmouth, MA
Falmouth Average $272.29 27% $75.52
Barnstable Average 5261.69 24% $61.92
Avg. Discount 27% $77.26

Analysis

833 W. Falmouth Hwy has a clear view of the turbines, and is a sale that is

contemporary with the paired sale at 62 Nye Rd. It is also compared to .

Falmouth & Barnstable County average sale prices per square foot.

Comparison reveals that the 8332 Falmouth Hwy property, located in close
Bmximiw to the Wind 1, 2 and Webb turbines has sold for a discounted or
below market price, despite its superior historic appeal, a 1.1 acre lot size
(larger than typical) and a 199 day marketing time. It is also noted that 833
Falmouth Hwy home had been previously marketed and withdrawn, for a
total time from beginning to end of marketing efforts of about 37 months.

All indicators reflect a market derived discount from 24% to 32%, and
average 27%. However, if the 833 Falmouth sale is adjusted down by
850,000 for the additional value of the larger lot, the indicated discount
increases to 37% compared to Falmouth market average.



Conciusion:
Frogmore-Cuitus-Clear Creek, a
Windg Turbines

Clear Creek, known as

bout 18

Conclusion: Melancthon, 133 Wind
Turbines

14RO Lakeshore Road, Norfolk

A4 17 %

71 Norfolk County Road 23,
Marfolk

JTEE5T Bin Line. Armaranth

12 97121 4th Line, Melancthon

48 27%

-58 H6%

Norfolk

504059 Highway 89,

Melancthon

-23.24%

443 Od Milt Road, Norfolk

-3 .96%

582340 Counly Road 17,

Melancthon

-26 65%

5821228 County Road 17,

5 | 1575 Lakeshore Road, Norfolk | -27.67% Melancthon -37.30%
6 | 1527 Lakeshore Road, Nortolk | .28 88%
7 | 1921 Lakeshore Road, Nodolk | -38 48%
Median ~32.96% Median ~37.30%
Average -35.69% Average -38.81%
Low -22.47% Low | 23.24% |
High 55.18% High -58.56% |




o January 2007 for $305,000 but
would have resold August 2009 for
$362,153 as a result of the passage
of time.

However the Actual Price when the
property resold to Egresits /
Gooder in August 2009 was
$278,000, a loss of -$84,153.

Diminution in Value: -23.24%.

anad an. Hydro D¢ velop ‘rs, inc m‘

Adjustéd Price August 2009

Actual Price August 2009
$Difference

%Difference

© $305,000

18.74%

 $57.153

$362,153
$278,000
-$84,153

-23.24%
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LITERATURE REVIEW

Summary

Wind Turbine - Property Value Impact Studies

!ndependent Studies

Author Type : Year: Location Method : Distance : Impact
! %
Lansink iAppraiser (2012 (Ontario :Resale ‘< 2 miles {39%)
: : : i{1) ’ Avg.
1 23%-
e SRS (T
Sunak §Acaciemlc 2012 Rheme & GLS %2 Km  (25%)
:RWTH f Neuen kirchen Geag;’aph ic ;
iAachen | -Weighted ;
gUniversity Regresston
Heintzelman EAcadem:c 2011 Upstate NY Regress;on 11010 §Varies
Tuttle ‘Clarkson - ‘Resale & :3 miles to>
Univers:ty Census : :(45%)
o BlOk ]
McCann ,éAppraiser 2009 mmoss, :Paired < 2 miles :{25%)
12013 {(3) :Sales & ' 20% -
: ‘MI, MA, WL, resale 540%
3 - :OH A S
Gardner :Appraiser ‘2009 Texas {Paired 1.8 miles {25%)
: :Sales Z
Kielisch :Appraiser ‘2009 :Wisconsin  :Regression §Vsssb!e e{30-
F{4) :& Survey  (vs.not ' 40%)
visible  :{24-
: . ; A ;39%)
Luxemburger iBroker (2007 :Ontario : Paired 3 NM {15%)
: i :Sales :$48,000
Lincoln Twp. | Committee | 2000- | Wisconsin AV ratio |1 mile {28%)
(5} 2002 104% v. 76% '




Wind Industry Funded Studies

Canning & :Appraisers:2010 :Ontario :Regression  :Viewshed :(7%-13%)
Simmons {(CANWEA}: ‘Paired Sales (5} {9%)
Hinman  :Academic i2010 iHllinois :Pooled i3miles (NoSS

ISV - REP {Regression %2 mile 1(11.8%})

iStudent :Realtor survey {7

ithesis { S
Hoen USDOE 2009 {9 states |Pooled 5 miles No SS

funded regression 3kft—-1 (5.6%)

LBNL mile  i(8)

Footnotes:

(1) Lansink Resale study uses resales from developer to private buyers, with
Easement in Gross condition of sale. Buyer accepts noise impacts, etc., waives
liability

23 Lots anly. No pooling of data

3) McCann lllinois study & research updated, mulliple states

4} Kielisch regression lot sales; Realtor survey residential

5) Committee compared actual sale prices vs. AV and found homes up to 1 mile
sold @ 76% of AV, and > 1 mile @ 104% of AV :

{6) Usually cited as being a study that found no impact. However, all methods used
yielded negative numeri¢ indication. Author concludes no statistical significance.

(7) Cites Realtor who believes no impact on value > 3 miles. Concludes some
resuits indicate “wind farm anticipation stigma” (11.8%)Pg.55. Author states “the
results neither support nor reject the existence of a wind farm nuisance stigma
after the wind farm achieved commercial operation. .. likely due to only 11
properties selling during operations within 1 mile of wind farm.” Good neighbor
payments to some nearby neighbors. Values near wind farm appreciated
$13,524 after operation, following $21,916 decline measured under anticipation
stigma theary. (Net loss of 38,392 pre- vs. post operation. /Pg. 120.

(8) Study excludes developer resales with 36% & 80% discounts from buyout price.
Pooled data from 9 states 24 projects insures lack of statisticat significance for
vatue loss examples near turbines. Other sales nearby excluded due to deviation
too far from mean and resale.

(
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. LBNL 8/2013 “Therefore for the purposes of
~ this research we will assume 3-4% iIs a
maximum possible effect.” R2=.67

27



niles 3-10 muiles
$ 98676 $100485
$ 05223 $127054 8124532
$109.133 $134647 $151.559

—— <1mile

~f-1-3 miles

= 3-10 miles

P& PARC FC

28



"% Original LBNL 2009 report & xcluded resales that

~ showed 36% & 80% value loss. 2013
~ conclusions similarly not supported by empirical

data analysis




Impact of
Industrial Wind
Turbines on
Residential Property

Assessment In Ontario
2012 Assessment Base Year Study

&.‘ MUINICIPAL,
m pac PROPERTY
L ABBEBEMENT
L CORMIRATION

Www.mpac.ca

30




RIS TL T . BN YT
e R R D s ]

| B B

k Tme Adisted Saie Price

H]
: 2200,

ety 11 oy

w1 Ty

2hrx o Do

BulTerDist_mis

Chfl e Shm

228,000

171,000

# of sales
Tatal =
41424



$171,000

1to3 989 (S168,000|S60,000| 26.3%
3to5 3,063 |5180,000(548,000] 21.1%
>5 37,093 |5228,000| Control Setback
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developers“

~/ Wind Energy PrOJects do not meet the requirements

- of the Mason County Land Use Management
Ordinance with respect to Conditional Use, real
estate value and compatibility related issues

33



* {:Value Ioss conclusnons are

analysns

v Data’ poollng assuresno fstatistacally significant

- statistical significance: Of any v Clarkson useful for distances

~ value loss examples | as near as 1/10 mile

v Non-appraisers do not comply v McCann and other studies
with USPAP, on several levels collectively find that proximity

impacts values (25%) to (40%)

34


file:///Mlue

> Discou nts";derlzved"from ma‘rket are compa rable to
other duress condltlons i.e., foreclosure sale,
liquidation, estate sale w:thshort marketing,
auction of undesirable or “problem” property.



w about a Property Value Guarantee
on and mmpl icated, but | think homes
‘iE‘nere 1311,331: tm mu{:h unkmw | right

Reported by:
Clit Schneider | | |
April 12, 2010 — recorded interview available online




V | Extend PVG range lf/when ILFN or other noise nuisance is A)
reported by owner/occupant & B) measured by independent

acoustician retained by PVG panel.

v Bolndmg and/or insurance to cover 25% of value within 3
“miles

v’ Language to prevent need for neighbors to file litigation. PVG
panel should be final arbitration. 7



SCHEDULE
TRANSFER OF EASEMENT IN GROSS
Transferor: Malcolm Keith McDonald

Transferee: Canadian Hydro Developers, Inc.
Re: Part Lot 29, Concession 5, Part 1 on Plan 7TR787, Amaranth (PIN: 34055-0033 (LT))

The Transferor hereby transfers, sells, grants, and conveys to the Transferee, to use and enjoy for the
benefit of the Transferee, the right, liberty, privilege, and free and unencumbered casement (hercinafter |
“Easement”) in perpetuity commencing on the date hereof, over, along, and upon the Transferor’s Lands |
for the right and privilege to permit heat, sound, vibration, shadow, flickering of light, noise (including
grey noise) or any other adverse effect or combination thereof resulting directly or indirectly from the |
operation of the Transferee's wind turbine facilities situated on the Transferee's leasehold interests |
located within the Townships of Melancthon and Amaranth, in the County of Dufferin, for the |
Transferee's Melancthon EcoPower Centre, which shall include but not be lisnited to any and all options
to fease and lease agreements and any repewals, extensions, amendments or replacernents thereof, in any |
abutting, sdjoining, neighbouring or other lands (hereinafier, collectively, the 'Leasehold Lands'). The |
Transferor further acknowledges and agrees that the operation of the Transferee’s wind turbine facilities :
located on the Leasehold Lands may affect the living environment of the Transferor and that the . 7.
Transferee will not be responsible or liable for, of and from any of the Transferor’s complaints, claims, . = . ¢
demands, suits, actions, or causes of action of every kind known or unknown which may arise directiyor |

indirectly from the Transferee’s wind turbine facilities on the Leasehold Lands to the extent permitted by
this Easement. In addition, the Transferor hereby covenants and agrees to indemnify, defend, and hold
harmless the Transferee from any and all liabilities, claims, demands, costs and expenses arising from any
direct, indirect or consequential damages arising out of a complaint, claim, action or cause of action
initiated by the Transferor as against the Transferce for anything permitied by this Easement in refation to |
the Transferee's wind turbine facilities located on the Leasehold Lands.

This Easement and all acknowledgements contained herein shall enure to the benefit of and be binding |
upon the Transferor and Transferee and their respective heirs, executors, successofs, servants, agents and
assigns, as the case may be. This Easement will also be registered on title and shall remain with the -
Transferor's Lands.

This is an easement in gross.

38
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attested to. o

W T S

f“l

Michael 5. McCann, CRA
State Certified General Real Estate Appraiser
License No.553.001252 (Expires 9/30/2015)



