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INTRODUCTION

GENERAL INFORMATION
INTRODUCTION
Integra Realty Resources—Chicago Metro has prepared numerous valuation impact
studies throughout Illinois, including those associated with landfills. These studies and
the resulting reports have been utilized for the siting of, and special use zoning
amendment requests for new landfills as well as the expansion of existing landfills.
As independent real estate consultants and appraisers, Integra Realty Resources—Chicago
Metro has been retained to study, comment and provide an opinion on the siting request for
the expansion of the existing Veolia ES Zion Landfill Facility (“Expansion” or “Subject
Site”). More specifically, Integra Realty Resources – Chicago Metro was retained to
address Section 39.2 (a) (iii) of the Illinois Environmental Protection Act (SB-172),
Criterion Number (3) Three, which provides that the applicant for siting approval shall
demonstrate that:
“The facility is located so as to minimize the effect on the value of the
surrounding property.”
This consultation report addresses the location of the expanded Facility and its influence
on surrounding property values.
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FACILITY LOCATION & SURROUNDING USES
The Subject Site consists of the active Veolia ES Zion Landfill operation and proposed
expansion areas. The Subject Site is generally located east of State Highway 131 (Green
Bay Road) and North of 9th Street. The Subject Site is located on an approximately 318
acre parcel of land near the Illinois-Wisconsin state line. The active landfill and the
expansion area lie within the municipal boundary for the City of Zion.
The surrounding area includes a variety of uses including the Shepherds Crook Golf
Course (public) directly north and northwest, a recycling facility to the west across Green
Bay Road, farm land to the southwest, a nursery (Arthur Weiler Nursery) to the North
and Northeast, and single-family residential uses directly east (along Kenosha Road) and
south across 9th Street. All the aforementioned uses are located either within the City of
Zion, in the Village of Winthrop Harbor, or in unincorporated areas of Lake County.
Additionally, the Illinois-Wisconsin State border is located less than one-mile north of
the Subject Site.
Generally, the areas to the north and west consist mainly of industrial, agricultural or
open space uses, and the areas south and east consist mainly of single-family residential
uses. We note the presence of the Heritage of Faith Christian Center at the northeast
corner of Kenosha Road and 9th Street as well as other vacant church-owned land located
just east of the Subject Site across Kenosha Road.
West of the Subject Site, across Green Bay Road, is the Cleveland Corporation recycling
and scrap-metal yard and the closed North Shore Sanitary District (NSSD) landfill.
The perimeter along the eastern (and part of the southern and northern) boundary of the
Subject Site features some wooded terrain. This topography provides some buffering
between the Subject Site and any surrounding improved properties to the east, south, and
north.
In summary, the character of the geographic area immediately surrounding the Subject
Site to the north and west is primarily non-residential (golf course, nursery and industrial)
in nature. This differs significantly from the developed area to the east and south of the
Subject Site in the City of Zion and the Village of Winthrop Harbor which features
single-family land uses. The residential subdivisions located to the south of the landfill
operation in the City of Zion, and within one-mile, include Lorelei Acres, Countrywood
Hills, Butterfield Place, Highland Meadows, Westside Hills, Brighton Ponds and Harbor
Ridge. The residential subdivisions located to the east of the landfill operation in the
Village of Winthrop Harbor, and within one-mile, include North Prairie Estates, Prairie
View Estates and Oakview Estates.
The following Figure 1 is an exhibit prepared by the Lannert Group, which shows the
Subject Site and the land uses located within one mile.
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FIGURE 1
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Boundaries and Adjacent Property
Our methodology is predicated on our ability to isolate the Facility’s impact on its
surrounding land uses. It is important to note that the Subject Site’s influence may be
affected by the Wisconsin-Illinois State Border located just north of the Subject Site, by
the Union Pacific and Chicago & Northwestern Railroad to the west, and by the
Commonwealth Edison (ComEd) transmission utility corridor to the south. The Stateline border serves as both a psychological barrier and an economic one, as taxes and
services are different from state to state. Railroad corridors usually promote industrial
and commercial growth. The power-lines are very tall and are visible from most streets
and properties in this area.
Additionally, there is a stretch of mostly undeveloped land just east of Lewis Avenue,
stretching from the Illinois-Wisconsin state border south to the ComEd utility corridor.
Effectively, the Facility is contained within this relatively small sector of the City of Zion
that separates it from the rest of the municipality that is south and east of the Subject Site.
The following notes the adjacent uses surrounding the Facility, by direction.
North: Golf Course and Nursery – The Golf Course land was donated by the
prior owners of the landfill to the City of Zion, and subsequently developed as a
golf course. The landfill operation predates the golf course development. A
nursery (trees) is effectively a transitional use and is currently zoned Ag
(agricultural and open space). Both of these uses are considered compatible with
the landfill operation.
West: Industrial and undeveloped industrial zoned land – These uses vary in
intensity; however, we consider these uses compatible with the landfill operation.
The closed NSSD landfill is also located west of the Subject Site.
East: Residential and Undeveloped County Land – The majority of the
residential homes along the West side of Kenosha Road have been purchased by
Veolia ES Zion Landfill, Inc. All of the residential homes east of Kenosha Road
are larger-lot homes located within the Village of Winthrop Harbor. It is
important to note that a) tall trees line Kenosha Road (and along the landfill’s
eastern boundary) and provide visual buffering to the landfill operation, and b) the
eastern façade of the landfill represents the narrowest exposure and elevation. It
is difficult to view landfill operations from this vantage point; the closer one is to
the landfill, the more the operation is visually screened due to sight lines.
South: City Park and Residential – Just west of northwest corner of 9th Street
and Kenosha Road, Veolia ES Zion Landfill, Inc. created a wetlands area which is
owned by the Park District, which provides additional buffering to the adjacent
residential uses. The subdivisions located south of 9th Street are higher density in
nature and lie within the boundaries of the City of Zion. Not all of the homes
have direct views of the landfill operations, but many do. The existing landfill
operations pre-date most of the residential development in this area.
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We also note the presence of the City of Zion water tower, a large water tower
that a number of residences back up to in the Lorelei Acres residential
subdivision. This water tower is visually noticeable from most of the vantage
points south of the subject property, facing north, in excess of a ¼ mile.
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FACILITY DESCRIPTION
The proposed project at the Subject Site consists of a vertical and horizontal expansion of
the existing Veolia ES Zion Landfill. Veolia ES Zion Landfill, Inc.’s holdings are
approximately 318 acres in size and include active areas, closed areas, and supporting
land areas. The currently active landfill waste footprint will be expanded to include an
additional 26.5 acres with the proposed expansion. The proposed vertical expansion will
increase the maximum elevation of the landfill to approximately 931 feet above Mean
Sea Level.
Browning-Ferris Industries (BFI) began a landfill at the site in 1976. BFI owned and
operated the site through July 30, 1999 (then called BFI Zion Landfill). Allied Waste
Industries, Inc. (Allied) acquired BFI and the operations were subsequently sold to
Superior Zion Landfill, Inc. on March 31, 2000, who changed its name to Onyx Zion
Landfill, Inc., and subsequently, Veolia ES Zion Landfill, Inc. who has owned and
operated the site since.
On March 21, 1997, the Illinois Environmental Protection Agency (IEPA) approved a
horizontal and vertical expansion of the Zion landfill. The 1997 expansion covered
approximately 110 acres. The 1997 expansion was to provide approximately 10.97
million in-place cubic yards of waste disposal capacity, for an estimated 20 years of
operating life. All but one cell has been constructed of the 1997 landfill expansion.
The Subject Site is supported by existing features which include a scale house,
administration offices, and maintenance buildings. Access to the Subject Site is limited
to the existing entrance along the east side of Green Bay Road (State Highway 131) and a
small service entrance along the south side of 9th Street, although waste trucks will only
use the Green Bay Road entrance.
The Facility also contains a gas to energy plant that converts the gaseous byproduct of
decomposing materials into electrical energy that is put back into the community power
grid.
The Facility maintains stringent control procedures to ensure that non-conforming waste
cannot be accepted for disposal. Furthermore, the proposed Facility will be constructed to
standards set forth by the Illinois Environmental Protection Agency.
We are also aware that the Veolia ES Zion Landfill has experienced an odor problem in
the recent past. However, Veolia ES Zion Landfill, Inc. has made significant capital
expenditures that address the problem and made infrastructure improvements that satisfy
all state and local regulations.
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It is an assumption of this report that the proposed Facility and subsequent operation will
be engineered and conducted in a manner that abides by all Federal, State and Local laws.
Although we are not experts in landfill engineering, we assume that the proposed Facility
will not cause any environmental impact to the surrounding properties that would cause
irrevocable harm to property values as a result of poor design or operation. Our
following analysis is predicated on this assumption and studies only the measurable
impact of Facility operations on surrounding property values, in terms of sale/resale
values, overall marketability, and annual rates of appreciation.
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Economic Trends
The following charts examine relevant demographic data for the areas within a one-,
three, and five-mile radius surrounding the Subject Site (Green Bay Road and 9th Street)
as calculated by Claritas, Inc.

As indicated by the preceding chart, the one-mile area surrounding the Facility is
currently home to an estimated 2,830 residents as of 2008. This represents a 48.71%
increase in population over the last seven years, and a 278% increase since 1990. The
areas contained within the three and five mile areas have also grown at a high rate, but
not nearly as much as the area next to the Facility. The high growth rate illustrates the
Facility has not diminished demand for residential housing in the area.
We also note in the chart on the following page that the 2008 estimated average and
median household incomes were greater in the one-mile area as compared with the threeand five-mile radius areas. This data infers that higher-income residents are not wholly
opposed to living nearby Facility operations.
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Noteworthy statistics include a higher population growth rate and higher income levels.
Certainly, the recent retail growth along the Route 173 (Rosecrans Road) corridor is in
part due to the statistics noted above. Additionally, the estimated median age of
structures is only 1996 for the area within one-mile of the Subject Site, indicating that the
immediate area has seen considerable development in the last ten years in comparison to
the three- and five-mile areas. Currently, Pulte Homes and Deerpointe Homes have
residential projects on-line within two-miles of the Subject Site, based on information
obtained on the City of Zion’s website.
Open Space/Agricultural Use Trends
The Shepherd’s Crook Golf Course adjoins the Subject Site to the northwest. This land
was donated by the landfill operators in the mid- 1990’s and was subsequently improved
with the public use/golf course. Adjacent to the golf course and the Facility is the Weiler
Nursery, which extends north to Russell Road. These two areas provide a buffer to any
properties located north of the Facility, by virtue of their size and landscaping on site.
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As Figure 1 clearly shows via the aerial image, open space and undeveloped land uses
make-up more than 60% of the land uses surrounding the Veolia ES Zion Landfill,
according to the Lannert Group aerial image. We note that as the City of Zion expands
(as seen in the demographic information presented earlier) more of this open space is
being courted by both residential and commercial development.
Retail Use Trends
There are little to no commercial properties located adjacent to the Subject Site, although
there has been recent activity south at the intersection of Green Bay Road and Route 173
(also known as Rosecrans Road), including a new CVS pharmacy on a 23-acre
commercial site. Additionally, a Super Wal-Mart recently opened at the northwest corner
of Route 173 and Kenosha Road. The southwest corner of 9th Street and Green Bay Road
is zoned for retail uses, but as of the reporting date remains undeveloped. This may be a
sign of increasing retail development in this area, which may stretch north towards the
Facility in the near future.
Industrial Use Trends
West of the Subject Site, on the other side of Green Bay Road is the Cleveland Corp. (a
recycling facility), a FedEx site, the Zion Energy Center, a ComEd industrial building,
and a small industrial use known as LaFarge, a sludge melting site (converts the NSSD’s
decomposing waste into an inert glass which can be used in construction), and the former
North Shore Sanitary District Landfill (which is now closed). These uses occupy
approximately 40% of the land that is zoned G-3, General Industrial District, which is
bounded by Green Bay Road to the east, the RR to the west, Russell Road to the north
and Rosecrans Road to the South.
Based on our research, industrial development in this sector has generally increased over
time; this development was clearly enhanced by the municipal and county’s land use
plans and zoning ordinances which denoted this area for future industrial growth. These
uses are considered to be the most compatible with the Subject Site, are all located within
one mile of the Subject Site, and completely envelop all of the land located west of the
Subject Site. Clearly, the zoning code and planning documents reflect a desire for
compatible industrial properties near the landfill operation.
Residential Use Trends
The majority of single-family dwellings in the surrounding subdivisions are a mix of
ranches, raised ranches, split-level and two-story wood-frame structures. The great
majority of these residential properties were developed after the landfill began operations
in late 1976. There has been continued housing demand for the surrounding community
as evidenced by the occupancy and sales patterns of residential dwellings in the area,
which have steadily increased since the landfill began operation. Furthermore,
development has continued in the area, as evidenced by new construction since 2000 in
the Countrywood Hills and Brighton Ponds subdivisions, which are located south of the
Subject Site in the City of Zion.
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It is important to note that the expansion of new residential dwellings developed after the
landfill and other industrial uses, as opposed to the opposite.
The following map (Figure 2) indicates the relative location of the Subject Site as well as
its neighboring residential subdivisions, all located within one-mile of the operation.
FIGURE 2 – EXISTING SUBDIVISION MAP
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MEASURING IMPACT
Although many residents may feel an adjacent industrial use or other intense commercial
use directly impacts their residential property, there is rarely a noticeable economic
impact as caused by these uses. Usually, macroeconomic forces will dictate the rise and
fall of housing values and sale prices, as is easily witnessed by the recent “housing
boom” and subsequent “housing and credit crises” in today’s volatile market. This recent
rise and fall was due predominately to global forces, regardless of smaller
microeconomic forces that usually contribute to property cycles.
On the other hand, microeconomic forces can and do directly impact local housing values
and prices. Employment losses, such as industrial plant closings and office headquarter
moves can often displace enough people to show a measureable decline in property
values. In situations where a large number of people have to move to find employment,
an oversupply of housing on the market will cause listing prices to fall and will have a
direct impact on property values as a whole. Predicaments like these can affect both
residential and commercial property values as well as the retail buying power of an area
in decline will decrease sales volumes, decrease lease rates and slow down new
development.
As indicated earlier, the one-mile area around the Veolia ES Zion Landfill is in a state of
growth. The amount of residential development has generally increased since the landfill
operation began over 30 years ago. As a result of the residential growth and success, new
retail establishments have been developed and land in the immediate area has been zoned
for further commercial development, including adjacent to the landfill operation itself.
This clearly indicates no property value impact is directly caused by the existence of the
landfill operations, with relation to development progress.
Nearby Subdivisions
Our research1 indicated that over the last fifteen years, the City of Zion’s residential
property increased in value by an average of 3.97% per year, on a straight-line basis.
Additionally, our research of residential property, adjacent to the landfill, showed annual
rates of appreciation ranging from 3.3% to 5.5% with an average of 4.2%. We have
performed past studies of other areas in municipalities around Chicago which have
indicated rates of appreciation from 1.0% to approximately 15.0%. Based on our
research and analysis, the Zion area is considered typical of most residential areas in the
collar communities of Chicago with respect to annual rates of appreciation, and the
subdivisions adjacent to the landfill operation are considered to have annual rates of
appreciation similar to, if not higher than, the City of Zion as a whole.
Although the subdivisions we analyzed showed a value appreciation range of -0.89%
below and +1.38% above the average (see table Page 17), this is not considered to be
statistically abnormal, and the variance is not large enough to show a discernable impact.

1 Research was conducted using the following sources: Multiple Listing Service of Northern Illinois (MLSNI), Information Services of Illinois (ISI), and discussions with
local residential property brokers and other real estate market participants.
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For the purposes of presenting a measureable impact on residential property values, we
have investigated the Zion Power Plant closing in 1997. This analysis will present a
situation where a deleterious event has a measureable negative impact on its adjacent and
surrounding property values. We note that the following analysis is included purely for
illustrating a discernable negative impact of an outside source on property values.
Zion Power Plant & Residential Analysis
Zion Station was the third dual-reactor nuclear power plant in the Commonwealth Edison
network and served Chicago and the northern one-fourth of Illinois. This power
generating station was located in the extreme eastern portion of the city of Zion, Lake
County, Illinois.
The two-unit Zion Nuclear Power Station was retired in February, 1998. The closing of
this facility meant the loss of 400+ jobs for employees that generally resided in the
surrounding area. There were also considerable manufacturing closings around this time
just south of Zion in the municipality of Waukegan, where many Zion residents held
employment. This also added to the economic instability in the immediate area and
further compounded a residential market depression, which was not seen in the Chicago
market as a whole. As a comparison, City of Chicago single-family home prices
increased by an average of 6.7% per year between 1997 and 1998.
We surveyed the Multiple Listing Service of Northern Illinois (MLSNI) to examine
relevant property sales prices and trends for both the City of Zion and the Village of
Winthrop Harbor. The following Figures 3a & 3b detail listings and sales of detached,
single-family residential houses (sfr’s) and the resulting annual percent change in average
sale prices (on a straight-line basis).
Considering the economic impact of the plant closing, it would stand to reason that there
should be a noticeable decrease in sales prices, as the amount of supply increased on the
marketplace following the closing, as many families were forced to move to find new
employment. The years 1997 through 1999 are highlighted in yellow and tallied for
comparative purposes.
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FIGURE 3a – Zion Market Analysis Chart

Year
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007

# of Listings
526
501
564
628
504
564
566
616
609
670
757
820
1094

Source: MLSNI

ZION CITY DETACHED HOME MARKET ANALYSIS
% Annual
Change in
# of Sales
Avg. LP
Avg. SP
HI SP
SP
276
$
99,506 $
96,884
$
280,000
243
$
106,990 $
104,325
7.68% $
285,000
255
$
107,223 $
104,117
-0.20% $
360,000
271
$
110,477 $
107,715
3.46% $
250,000
283
$
111,149 $
108,982
1.18% $
235,000
354
$
119,037 $
116,437
6.84% $
340,000
342
$
128,382 $
126,129
8.32% $
335,000
379
$
139,105 $
137,495
9.01% $
250,000
372
$
143,507 $
140,872
2.46% $
425,000
398
$
151,188 $
147,701
4.85% $
650,000
416
$
162,158 $
159,177
7.77% $
395,000
396
$
165,436 $
164,796
3.53% $
347,616
265
$
158,201 $
152,813
-7.27% $
485,000

$
$
$
$
$
$
$
$
$
$
$
$
$

LOW SP
31,000
38,000
18,500
40,000
35,000
28,000
18,500
45,000
28,000
37,000
32,000
44,900
20,000

Avg.
Mkt.
Time
82
65
57
58
55
45
44
42
49
67
93
98
122

$

106,938

1.48% Average for Years 97-99 on S-L Basis

$

128,265

3.97% Overall Average on S-L Basis

FIGURE 3b – Winthrop Harbor Market Analysis Chart

Year
1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006
2007

# of Listings
182
185
224
274
199
177
130
141
139
165
153
178
275

Source: MLSNI

WINTHROP VILLAGE DETACHED HOME MARKET
% Annual
Change in
# of Sales
Avg. LP
Avg. SP
SP
76
$
127,924 $
124,475
97
$
139,255 $
134,022
7.67%
79
$
136,158 $
131,867
-1.61%
138
$
139,114 $
134,689
2.14%
116
$
149,913 $
145,514
8.04%
99
$
144,064 $
140,588
-3.39%
71
$
161,038 $
157,719
12.19%
81
$
176,038 $
172,934
9.65%
88
$
188,531 $
184,951
6.95%
104
$
201,125 $
195,306
5.60%
95
$
215,927 $
211,035
8.05%
92
$
217,490 $
210,250
-0.37%
85
$
208,482 $
202,235
-3.81%

$
$

137,357
165,045

ANALYSIS

$
$
$
$
$
$
$
$
$
$
$
$
$

HI SP
370,000
306,500
218,000
303,000
320,000
255,000
340,000
309,000
420,000
381,000
422,500
560,000
465,000

$
$
$
$
$
$
$
$
$
$
$
$
$

LOW SP
59,500
50,000
59,000
45,000
32,900
40,000
30,000
47,000
75,000
70,200
77,500
86,000
35,000

Avg.
Mkt.
Time
80
59
70
66
69
54
51
35
50
86
107
109
70

2.86% Average for Years 97-99 on S-L Basis
4.26% Overall Average on S-L Basis

Figures 3a & 3b indicate a fairly similar overall average annual sale price change rate for
both the City of Zion and Winthrop Harbor. Clearly, properties in the Village of
Winthrop Harbor have a higher average sale price, which is likely due to higher average
lot sizes or housing style. Marketing times appear to be consistent through the years, and
generally, the rates of change are somewhat consistent, year to year. This is especially
true for the years following the power plant shut down activity.
The average annual sales price rate change for 1997 through 1999 for Zion dropped to
1.48% over the selected years. The average annual sale price rate change for Winthrop
Harbor dropped to 2.86% over the selected years. For the years 1997 through 1998, the
number of listings in Zion and Winthrop Harbor increased 12% annually for Zion and
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22% annually for Winthrop Harbor; both markets seemed more stable in 1999. The
number of sales for the same time frame increased in Zion from 5 to 6% annually over
this timeframe. On the other hand, the number of sales in Winthrop Harbor dropped by
19% in 1997, grew 75% in 1998, and dropped again by 16% in 1999. From 1995 through
September 2007, 1998 marks the most homes that have sold in Winthrop Harbor – 138
homes, indicating a clear impact caused by the Zion Station event.
We note that the 2007 sales information indicates a decrease in sales prices for both Zion
and Winthrop Harbor. As stated earlier, this is a reaction to the end of the housing boom
which is commonly known as the current “housing crisis” or “credit crisis”; however, this
really has more to do with the market correcting itself from inflated housing prices
between 2004 and 2006. Additionally, we have not included data since January 2008
which shows a decline for both communities, so that the overall data over the past
thirteen years would not be skewed by the recent macroeconomic decline in market
conditions.
Based on this information, we believe that the residential properties located in this market
area have been impacted by this socio-economic influence during the years 1997 to 1999.
During this time period, average housing sale prices, which normally have grown at an
average rate of 4% to 5% per year, were appreciating far under that level (1.48% for Zion
and 2.86% for Winthrop Harbor), if not depreciating.
Analysis of Nearby Subdivisions
If we hypothesize that the existing landfill also influences properties negatively, we
should be able to detect similar, noticeable and verifiable empirical evidence within the
areas just south and east of the Subject Site, whose annual appreciation rates, resale
values and overall marketability should be well below that of the entire municipality and
market area. However, our research indicates that all of these statistics are relatively
similar to Zion as a whole and that there has not been a measureable negative impact by
virtue of their locations next to or near an active landfill operation.
NEARBY RESIDENTIAL SUBDIVISION ANALYSIS

Subdivision
Lorelei Acres
Highland Meadows
Butterfield Place
Brighton Ponds
Westside Hills
Countrywood Hills
North Prairie/Oakview
MEAN TOTALS

Average
Approx. Average Avg. # of
Resale
Municipality Year Built Home Size Bedrooms
Price
Zion
1986
1,056
3.3
$139,014
Zion
1991
1,193
3.3
$149,350
Zion
1995
1,318
3.0
$171,659
Zion
2000
1,563
3.5
$179,735
Zion
1996
1,521
4.0
$180,970
Zion
2000
1,193
3.2
$196,789
Winthrop Harbor
1984
2,220
3.9
$229,580
1994
1550
3.5
$186,018

Avg.
Holding
# of
ANNUAL
Period
Sales APPRECIATION
(Months) /Resales
RATE
82
130
4.23%
76
114
4.23%
60
34
4.14%
39
16
5.59%
62
80
3.44%
34
38
4.55%
60
20
3.32%
58
450
4.21%
Max Neg Difference
-0.89%
Max Pos Difference
1.38%
Std. Dev
0.75%

*Sales data analyzed from 1992-2007, does not include 2008 data
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The analysis chart examines the nearby residential subdivisions, and their respective
annual rates of appreciation. Our sales data was taken from the Multiple Listing Service
of Northern Illinois (MLSNI) and verified through Lake County tax records. Our
analysis begins from sales records as early as 1992 and ends at year-end 2007.
Our data shows a range of average resale prices from $139,014 to $229,580, a range of
construction age from 8 to 24 years of age, holding periods from 34 to 82 months, and
average annual rates of appreciation from 3.32% to 5.59%. The maximum positive
difference from the mean is 1.38 points for average annual rates of appreciation. The
minimum negative difference from the mean is 0.89 points for average annual rates of
appreciation. The standard deviation for this subset is 0.75 points, which implies a
relatively low disparity in the rates of appreciation of subdivisions located nearby to the
Subject Site.
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CONCLUSIONS
Veolia ES Zion Landfill – Real Estate Impact Study: Due to the attributes of the
location of the Subject Site expansion, and with consideration to the annual rates of
appreciation of the residential subdivisions adjacent to the Subject Site, we were not
able to detect a measureable negative impact by virtue of the existence of the active
Facility operation.
The industrial land to the west, the rail road, the state-line, and the ComEd
transmission corridor and power-lines serve as major boundaries in the area, and
perhaps have competing influences on the homes located within this area.
A study of current economic conditions indicated a thriving area with considerable
recent development and above-average income levels, population growth, and owneroccupied housing values, as well.
Our analysis of compounded appreciation rates, sale prices per square foot, and
holding periods, of all the subdivisions located within one-mile of the Subject Site
had similar rates, prices and holding periods similar to most of the City of Zion’s
housing stock.
The nearby residential subdivisions to the Subject Site had rates, prices and holding
periods that were consistent with the City of Zion as a whole; furthermore, specific
examples of properties within these subdivisions did not show trends based on
proximity to or views of the Subject Site.
The empirical evidence, therefore, reflected a lack of any detrimental influence on
residential property values based solely on proximity to the Facility. Our analysis
indicates that the Veolia ES Zion landfill is effectively located in a manner that
minimizes the impact on the value of surrounding property.
Based upon the above factors, together with the other studies and analyses undertaken
by this firm, and with consideration of our substantial experience in the evaluation of
landfill operations both in rural as well as more urban locations, we believe that the
expanded Facility is located so as to minimize the effect on the value of the
surrounding properties.
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CERTIFICATE – EVALUATION REPORT
FILE NO.

VZL.0705161

PROPERTY LOCATION:

Veolia ES Zion Landfill Site 2 Expansion
Zion, Illinois

EFFECTIVE DATE OF
EVALUATION:
TYPE OF EVALUATION:

July 2009
The proposed Facility will be located so as to minimize the effect
on the value of the surrounding properties.

The undersigned, representing Integra Realty Resources—Chicago Metro, do hereby certify that to
the best of our knowledge and belief:
FIRST:

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

SECOND:

The reported analyses, opinions, conclusions and values are limited only by the
reported assumptions and limiting conditions, and represent the personal, unbiased
professional analyses, opinions and conclusions of the undersigned.

THIRD:

We have no present or prospective interest in the property that is the subject of this
evaluation report, nor any bias or personal interest with respect to any of the parties
involved.

FOURTH:

Our compensation is not contingent on an action or event resulting from the
analysis, opinions, or conclusions in, or the use of, this evaluation report.

FIFTH:

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

SIXTH:

The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.

SEVENTH:

The following persons from among the undersigned have made a personal
inspection of the property that is the subject of this evaluation report on the date
indicated:
Gary K. DeClark, MAI, CRE, FRICS,
Jeremy R. Walling, MAI, MRICS,
and Andrew R. Lines
on July 21, 2009.
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EIGHTH:

No one other than the undersigned provided significant professional assistance
in the preparation of this evaluation report.

NINTH:

This evaluation report includes 25 pages which are made an integral part of this
report.

IN WITNESS WHEREOF, THE UNDERSIGNED has caused these statements to be signed
and attested to on July 21, 2009.

Gary K. DeClark, MAI, CRE, FRICS
Managing Director
State Certified General Real Estate Appraiser
IL Cert No. 553-000218

Jeremy R. Walling, MAI, MRICS
Director
State Certified General Real Estate Appraiser
IL Cert No. 553-001377

Andrew R. Lines
State Certified General Real Estate Appraiser
IL Cert No. 553-001841
As of the date of this report, we, Gary K. DeClark, MAI, CRE, FRICS, and Jeremy Walling,
MAI, MRICS have completed the requirements under the continuing education program of the
Appraisal Institute.
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PROFESSIONAL QUALIFICATIONS
OF
GARY K. DeCLARK, MAI, CRE, FRICS
EXPERIENCE:

Mr. DeClark is the Managing Director for INTEGRA REALTY RESOURCES in
Chicago, Illinois and Milwaukee, Wisconsin. He has been actively engaged in real
estate valuation and counseling since the mid 1970s. His background includes several
years in trust asset management, and life insurance company mortgage underwriting,
and 25 years serving the general public. Recent experience is concentrated in major
urban and suburban developments. Valuations have been performed on various
properties including, but not limited to: special use properties; neighborhood,
community and regional shopping centers; apartment complexes; single- and multitenanted industrial buildings; low to high rise office buildings; mixed use facilities; and
vacant land for different uses. Specialized real estate valued includes golf courses,
casinos, self-storage, athletic clubs and congregate care/nursing facilities. Clients
served include accountants, investment firms, law firms lenders, private and public
agencies. Valuations have been performed for condemnation purposes, bankruptcy
estate planning, financing, investment analysis equity participation, due diligence
support and re-use development.
Valuations and market studies have been done on proposed, partially completed,
renovated and existing structures.
He is qualified as an expert witness in: Northern Illinois Federal District Court;
Northern and Southern Indiana Federal District Courts; the Circuit Courts of Cook
County, Lake County DuPage County, and Kane County; and the Circuit Court of
Lake County, Indiana.

PROFESSIONAL
ACTIVITIES:
Member:

Appraisal Institute (MAI No. 6362)
(Past President, Chicago Chapter 2001)
(Past Admissions Chairman, Chicago Chapter 1990-1992)
(Past Secretary and Treasurer, Chicago Chapter)
Counselors of Real Estate (CRE No. 1095)
(Past Midwest Chapter Chairman – 1999-2000)

Licensed:

FRICS (Fellow of the Royal Institution of Chartered Surveyors)
(FRICS No.: 1214947)
Certified General Real Estate Appraiser in states noted below:
Illinois – No. 153-000218
Minnesota – No. 4001839
Colorado—CG40027342
Nebraska – No. CG980092
Georgia – No. 254930
Ohio – No. 389977
Indiana – No. CG49300124
Wisconsin – No. 261
Iowa – No. CG1640
Michigan – No. 1201002765

Author:

“Tax Reform Act of 1976,” The Atlanta Real Estate Journal, Fall 1978
“Counseling and the Institutional Client,” Real Estate Issues, Dec. 1995

EDUCATION:

B.S. Degree, Finance, University of Illinois, Champaign/Urbana, Illinois (1975)
M.A. Degree, Real Estate and Urban Development, University of Georgia, Athens,
Georgia (1978)
He has successfully completed numerous real estate and related courses and seminars
sponsored by the Appraisal Institute, accredited universities and others.

CERTIFICATION:

He is currently certified by the Appraisal Institute’s voluntary program of continuing
education for its designated members.
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PROFESSIONAL QUALIFICATIONS
OF
JEREMY R. WALLING, MAI, MRICS
EXPERIENCE:

Mr. Walling is a Director for Integra Realty Resources – Chicago. He has been
actively engaged in real estate valuation and counseling since the late 1990s.
Retail property valuations include shopping centers and freestanding retail
stores. Industrial property valuations have been performed on single and multitenant properties, including office/warehouses, bulk distribution warehouses,
truck terminals, heavy manufacturing, and foundries. Office property valuations
include both low-rise, high-rise, and medical office buildings. Valuations have
also included health club facilities, limited- and full-service hospitality
properties, senior living facilities, parking garages, condominium developments
and conversions, residential subdivisions, and vacant land. Specialized real
estate assignments include right-of-way projects, vacated railroad corridors and
fiber optic cable easements. Clients served include accountants, investment
firms, law firms, lenders, private corporations, universities, local municipalities,
and public agencies, including HUD. Valuations have been utilized for
mortgage loan purposes, equity participation, due diligence support,
condemnation proceedings and insurance purposes. Assignments have included
the valuation of existing and proposed properties, as well as market studies,
highest and best use studies, and property value impact studies.

EDUCATION:

Currently attending DePaul University’s Kellstadt Graduate School of Business
Master’s of Business Administration Program
(Concentration: Real Estate Finance and Investment)
Ball State University, Bachelor of Science Degree, 1997
(Major: Finance/Real Estate)
Appraisal Course Work Completed:
Appraisal Institute
120-Appraisal Procedures
310-Basic Income Capitalization
410-Uniform Standards of Professional Practice – Part A
420-Uniform Standards of Professional Practice – Part B
510-Advanced Income Capitalization
520-Highest and Best Use and Market Analysis
530-Advanced Sales Comparison and Cost Approach
540-Report Writing and Valuation Analysis
550-Advanced Applications
Resource Education
Appraisal Basics: General and Residential
Single Family Appraisal
Small Residential Income Property Valuation &
Introduction to Income Capitalization Techniques

LICENSES:

Illinois Certified General Real Estate Appraiser #553-001377

PROFESSIONAL
MEMBERSHIPS:

Appraisal Institute (Member)
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OF
ANDREW R. LINES
EXPERIENCE:
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Real Estate Analyst for Integra Realty Resources-Chicago since September 2003. Prior,
he performed duties as research analyst and administrator for Integra when he began
working for the company in June 2002. Valuations have been performed on various
properties including, but not limited to: special use properties; neighborhood,
community and regional shopping centers; residential development sites; single-family
residences; apartment complexes; single- and multi-tenant industrial buildings; low to
high rise office buildings; mixed use facilities; and vacant land for different uses.
Specialized work includes:
• Impact Studies
• Landfill and Transfer Stations
• Seed Plants
• Wine Storage
• Transit Oriented Developments (TOD’s)
• Condemnation Appraisals including Full and Partial Takings and
Easement Valuations
• Consultation Assignments concerning Highest & Best Use
Real Estate experience also includes one year as administrator for Equity Residential
Properties Trust (ERP), in the transactions department under Allen George, Executive
Vice President. In addition, Andrew performed extensive work in all aspects of due
diligence associated with the sale and acquisition of REIT properties and Manufactured
Home Communities (Lexford).
He is currently attending classes offered by the Appraisal Institute toward the attainment
of an MAI Designation.
Appraisal Course Work Completed:
APPRAISAL INSTITUTE
110- Basic Appraisal Principles
120- Basic Appraisal Procedures
310- Basic Income Capitalization
320- General Applications
400G- General Market Analysis and Highest and Best Use
410- 15-hour USPAP
510- Advanced Income Capitalization
ILVII – Non-Residential Report Writing
Residential Sales and Income
Seminar - Eminent Domain and Condemnation
Award Recipient of the Chicago Chapter of the Appraisal Institute’s
Schroeder Scholarship, Spring 2008

EDUCATION:

Bachelor of Fine Arts, Syracuse University.

PROFESSIONAL
MEMBERSHIPS:

Appraisal Institute, Associate Member No. 467480
Illinois Certified General Real Estate Appraiser
License No. 553.001841
Expires 9/30/2009

