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INTRODUCTION

A. Witness ldentification

What is your name and business address?

Richard J. Roddewig, Clarion Associates, The Inland Steel Building, 30 West Monroe
Street, Suite 810, Chicago, Illinois, 60603.

By whom are you employed and what is your title?

I am President of Clarion Associates, Inc.

Who are you testifying on behalf in this proceeding?

I am testifying on behalf of Grain Belt Express Clean Line LLC (“Grain Belt Express”).
B. Background and Qualifications

What are your duties and responsibilities in your current position?

I am President of Clarion Associates, Inc. (“Clarion”). Clarion is a real estate consulting,
real estate appraisal, and land use planning firm with affiliated offices in Chicago, Denver,
Cincinnati, Philadelphia and Chapel Hill. Our Chicago and Philadelphia offices specialize
in appraisals, feasibility studies, and market analyses of single-family and multi-family
residential, retail, commercial office, industrial, hotel and motel properties and vacant sites
all over the country. We also undertake land use planning/zoning assignments especially
out of our Denver, Cincinnati, and Chapel Hil offices. As President of the Chicago affiliate
of the larger Clarion organization, I am responsible for supervising all of the activities of
the Chicago office.

Please summarize your educational qualifications.
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I received a Bachelor of Arts degree, summa cum laude, in 1970 from the University of
Notre Dame, where 1 was elected to membership in Phi Beta Kappa. I hold a Masters of
Arts degree in political science and a Juris Doctor degree from the University of Chicago.
What relevant professional certifications and licenses do you hold?

1 am a Member of the Appraisal Institute (designated MAI), a member of the Counselors
of Real Estate (designated CRE), a member of the Royal Institution of Chartered Surveyors
(designated FRICS) and am currently licensed as a Certified General Real Estate Appraiser
in Missouri, Minnesota, Illinois, Michigan, Wisconsin, Indiana, Ohio, Pennsylvania, New
York, West Virginia, Maryland, Virginia, Tennessee, South Carolina, North Carolina,
Georgia, Florida, Alabama, Mississippi, Louisiana, Oklahoma, Colorado, Arizona,
Nevada, California, Washington, and Hawaii. 1 am also a licensed real estate broker in
Illinois and am licensed to practice law in the State of Illinois. Although I do not now
actively practice law, | have legal experience concentrated in land use and zoning.

Mr. Roddewig, please briefly describe your professional experience in the real estate
appraisal and land use planning and zoning areas.

During the past 35 plus years, [ have:

o Appraised thousands of residential, commercial, and industrial properties as well
as undeveloped land (including agricultural land) in more than 40 states and in
Mexico, the Caribbean, and South America for individuals as well as major
corporations, financial institutions, developers, and government agencies;

o Served as a Senior Vice President of a real-estate appraisal and consulting firm, and
as a Senior Principal in the real estate division of a major national accounting firm;

and
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e Acted as an appraiser and land use planning consultant undertaking land use and
zoning studies for numerous public and quasi-public agencies.
Do you have any professional experience in the evaluation of the impact of
environmental conditions on real estate markets and property values?
Yes. Much of my appraisal and real estate counseling work in the past 25 plus years has
involved analysis of the impact, if any, of actual or perceived environmental conditions
and risks on property values. 1 have analyzed concerns arising out of the development,
operation, or expansion of power plants, airports, regional malls, landfills, and quarries.
Clarion has a national reputation for analyzing the impact of environmental factors and
conditions on property values and for planning the areas surrounding significant regional
developments. Some of the environmental issues I have researched for their impacts on
improved and unimproved properties include soil, air, groundwater, and river water
contamination as well as odor and noise.
Do you have any professional experience in the evaluation of the impact of
transmission fines on property values?
Yes. In four transmission line proceedings before the Illinois Commerce Commission, 1
analyzed the sales data in studies done by intervenors concerning the possible impact of
transmission lines on property values in northeastern Illinois, including the Chicago
metropolitan area, and in one of those assignments, 1 reviewed, summarized and analyzed
national studies of the impact of transmission lines on property values. In a fifth proceeding
before the Hlinois Commerce Commission, | analyzed the potential impact of the proposed
Illinois segment of the Grain Belt Express Project on farmland values in Illinois and again

summarized the published national studies on transmission line impacts on property values.
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As part of my teaching work involving the relationship between environmental factors and
real estate markets, I keep current on research related to transmission lines and property
values.

Have you testified before governmental agencies?

Yes. [ have testified before many government agencies and in state courts in Lake County,
Cook County, Kane County, and DuPage County in Iilinois. 1 have also testified in state
courts in Alaska, Arizona, Colorado, Wisconsin, Pennsylvania, and Maryland, and in
federal courts in Illinois, Minnesota, Colorado, Florida, and Louisiana as an expert witness
in the areas of real estate valuation, real estate market analysis, and land use planning. In
Ilinois, 1 submitted testimony in the following Illinois Commerce Commission
proceedings involving transmission line corridors:

o Docket No. 92-0221, ComEd’s Petition for a Certificate of Public Convenience and
Necessity, under Section 8-406 of the Illinois Public Utilities Act to construct,
operate, and maintain a new electric transmission line and substation in DuPage
County, Illinois.

o Docket No. 94-0179, ComEd’s Petition for a Certificate of Public Convenience and
Necessity, under Section 8-406 of the Iilinois Public Utilities Act to construct,
operate, and maintain a new electric transmission line in Kane and DuPage
Counties, Illinois.

o Docket No. 96-0410, ComEd’s Application for a Certificate of Public Convenience
and Necessity, under Section 8-406 of the Illinois Public Utilities Act, and for an

Order, under Section 8-503, of the Illinois Public Utilities Act, authorizing and
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directing ComEd to construct, operate, and maintain new electric transmission lines
in Kane and McHenry Counties, Illinois.

¢ Docket No. 13-0657, ComEd’s Application for a Certificate of Public Convenience
and Necessity, pursuant to Section 8-406.1 of the Illinois Public Utilities Act, and
an Order pursuant to Section 8-503 of Illinois Public Utilities Act, to Construct,
Operate and Maintain a new 345 kilovolt transmission line in Ogle, DeKalb, Kane
and DuPage Counties, Illinois.
¢ Docket No. 15-0277, Grain Belt Express’ Application for a Certificate of Public
Convenience and Necessity, pursuant to Section 8-406.1 of the Illinois Public
Utilities Act, to Construct, Operate and Maintain a high voltage electric
transmission line and to conduct a transmission public utility business in connection
therewith in Illinois.
Please describe your teaching experience and publications related to real estate
valuation and land use planning issues.
I have taught Real Estate Valuation as an adjunct professor in the Department of Finance
at DePaul University, as well as various courses as an adjunct lecturer at other universities
including Northeastern Illinois University, Governor's State University, and the University
of Hlinois at Chicago. I have also authored, co-authored, edited, or contributed to 14 books
and published more than fifty articles in such publications as The Appraisal Journal, Real
Estate Issues, Urban Land, The Urban Lawyer, and The John Marshall Law Review. For
a number of years in the 1990s, I was the regular environmental columnist for 7/e
Appraisal Journal, the peer-reviewed professional publication of The Appraisal Institute,

and have developed and taught various seminars and courses for The Appraisal Institute.



20

21

22

23

Page 6
What is The Appraisal Institute?
The Appraisal Institute is the largest professional organization of real estate appraisers. It
develops courses and publications for the real estate appraisal profession and awards a
series of designations to real estate appraisers who successfully complete the required set
of courses and demonstrate the relevant level of experience.
Have you developed any seminars or courses or done any teaching for the Appraisal
Institute related to valuation of property affected by environmental factors?
Yes. I am the co-developer of three seminars for the Appraisal Institute on the topic of the
impact of contamination and other types of environmental conditions on property prices
and values. I have taught those seminars to appraisers all across the country. I have also
developed and taught a number of other seminars for the Appraisal Institute including
seminars at the 2013, 2014, 2015, and 2016 annual meetings of that organization.
Are the seminars you have developed and taught for the Appraisal Institute its official
seminars on evaluating the impact of environmental risks on property values and
property markets?
Yes.
Who wrote the course books for the three Appraisal Institute seminars related to
environmental issues?
I co-authored all three of the course books.
As part of the Appraisal Institute seminars you teach, do you instruct appraisers how
to consider whether transmission lines have an impact on the value of particular
parcels of property?

Yes. That has been one of the topics in some of the seminars.
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Do any of your published articles deal specifically with the impact of transmission
line corridors on real property prices and markets?
Yes. An article entitled “Power Lines and Property Prices” that 1 co-authored with my
Clarion colleague Charles T. Brigden appeared in Real Estate Issues in 2014. It
summarizes the published transmission line impact studies in the real estate appraisal and
real estate economics literature and also discusses results of transmission line impact
studies we have undertaken at Clarion Associates, Inc.
Do you have any particular appraisal or land use analysis experience which is
particularly relevant to the valuation of property on or near a utility corridor?
Yes. In addition to the research I did in the previously mentioned Illinois Commerce
Commission transmission line proceedings, 1 have appraised a great deal of land near and
on utility and transportation corridors such as transmission line rights-of-way. 1 was one
of the appraisers selected by the federal bankruptcy trustee in the reorganization of the
Rock Island Railroad, and in that assignment appraised over 1,300 miles of railroad right-
of-way in five states, including Missouri. Much of that land was undeveloped farmland or
land with future potential for development. I was also involved in the valuation of the
commuter rail lines of the Chicago & Northwestern, Milwaukee Road, 1llinois Central
Gulf, and Rock Island during the negotiation of their sale to the Northeast Illinois Regional
Commuter Railroad Corporation, also known as METRA. I have been involved in a
number of appraisal assignments for the Illinois Department of Transportation and the
Illinois Toll Highway Authority involving right-of-way acquisitions, most recently an
appraisal of the land to be taken along the western edge of O'Hare Airport in Chicago for

construction of the Elgin-O'Hare Western Access Project. [ also have substantial
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experience appraising land abutting forest preserves and other open space land. I also have
considerable experience involving natural gas and petroleum pipelines, including
analyzing the impact of pipeline spills on property prices and values,

Have you heen involved as a real estate appraiser in the acquisition of any
transmission corridor rights-of-ways?

Yes. 1 was involved as one of the appraisers working for ComEd in Illinois in the
acquisition of the right-of-way for the 138 kV line between Huntley and Algonquin in
McHenry County, Hlinois.

Do you have experience appraising agricultural land?

Yes. I have appraised farmland and grazing land in various states, including Illinois,
Missouri, Kansas, Nebraska, Minnesota, Iowa, Colorado, Utah, Wyoming, Montana,
Texas, Nevada, California, and Hawaii, and am currently involved in an assignment
involving agricultural land in Louisiana.

Do you have a resume that states your qualifications and experience in more detail?
Yes. A copy of a current resume is included in my report, Schedule RIR-1.

C. Purpose of Testimony

What is the purpose of your testimony?
There are four purposes to my testimony:

e first, to summarize the conclusions in the published national real estate appraisal
literature concerning the impacts of transmission lines on real estate prices and
values including their impact on farmland prices;

e second, to summarize my prior research into the effect of transmission line corridor

easements on farmtand prices in Illinois;
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e third, to summarize my prior research into the effect of transmission lines on
adjacent home prices;

o fourth, to review and analyze the accuracy of the research and conclusions
concerning transmission line impacts expressed in the Rebuttal Testimony
submitted by ML A witness Mr. Kurt C. Kielisch; and

¢ fifth, to review and comment on the testimony of Charles (and Robyn) Henke dated
Jalnuary 24, 2017.

Are you sponsoring any schedules to your rebuttal testimony?
Yes. I am sponsoring Schedule RJR-1, which is the Expert Report and Declaration of
Richard J. Roddewig.

D, Summary of Conclusions

What conclusions have you reached from your review of the published literature,
your own past research, and your review of the Rebuttal Testimony of Mr. Kielisch?
More than half éf the published research literature has found no adverse impact on prices
and values of the properties studied. When adverse impacts are found in the published
literature, they are typically quite small, and in a range between -2% and -10%. My
research into farlmland prices in Christian County, Illinois, indicates that currently existing
transmission line corridors have had no more, on average, than a negative price impact of
-2.0% on the properties on which they are located. That means the impact of the existing
casement is typically less than the fee value of the easement corridor on those farms.
Finally, my past research into prices paid for residences near or adjacent to existing

transmission lines demonstrates that there has been no adverse impact on property values.

My conclusions concerning the rebuttal testimony of Mr, Kielisch are as follows:
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first, the published real estate literature as summarized by Mr. Kielisch does not
support his conclusions that transmission line easements have significant impacts
on property prices and values;

second, the transmission line impact studies in the rebuttal testimony of Mr.
Kielisch contains significant misrepresentations and factual and 'methodological
errors;

third, when the errors in the Kielisch transmission line impact studies are corrected,
they do not support the Kielisch conclusion that the proposed Grain Belt Express
Project will have “at a minimum” negative impacts on the value of the right-of-way
easement areas acquired ranging between -10% and -34%; and a negative impact
on land “near but not on the right-of-way” in excess of the value of the easement;
fourth, there is not enough information presented in the testimony of Charles and
Robyn Henke to support their conclusion that the price paid for a specific tract of
land was adversely impacted by the presence of a transmission line; and

fifth, the proposal by Grain Belt Express to pay owners of farmland an amount
equal to 110% of the market value for each acre of farmland occupied by the
transmission line corridor will adequately compensate the farm property owners for

the effect of the transmission line on the value of their property.

METHODOLOGY USED TO EVALUATE INTERVENOR CLAIMS

Mr. Roddewig, on what is your testimony based?

My testimony is based upon the following:
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¢ my familiarity with the published real estate appraisal and real estate economics
literature related to the impact of transmission lines, and other environmental
conditions, on real estate generally;

¢ my review of maps of the proposed transmission line corridor in Missouri;

» my review and analysis of the data in the rebuttal testimony presented by Mr.
Kielisch;

o research undertaken by me and by Clarion on the market for single-family homes
and farmland on and near transmission rights-of-way;

» my own personal knowledge of farm and residential real estate markets; and

¢ my professional expertise in the area of land valuation, especially the impact of
environmental factors on property markets and values, and in the area of land use
planning, including my past experience in evaluating the impact of transmission

lines on property values.

THE PUBLISHED STUDIES OF IMPACT OF TRANSMISSION LINES ON

PROPERTY VALUES

Have you reviewed national and international studies related to the impacts of
transmission lines on property values, and do they support the claims of some
intervenors that values of properties on or adjacent to transmission lines will be
significantly impacted in value by the proposed transmission line in Missouri?

Yes, I have been collecting and reviewing the published literature for more than 25 years.
That published literature does not support the claims of the intervenors,

Do the published studies typically find that nearby power lines negatively impact the

prices and values of adjacent homes?
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No. Quite the opposite. The majority of the published studies as referenced and
summarized in Schedule RIR-1, my Expert Report and Declaration find no adverse impact
on prices or values of adjacent homes and neighborhoods.

In the published studies in which price impacts on homes are found, what is the range
in impacts and are the impacts permanent or temporary?

When impacts are found, they are typically quite small, and range between 2% and 10%.
Some of the studies have found that the impacts on prices, when they do occur, are
temporary rather than permanent. That is, when the lines are first announced or installed,
there is a small impact on prices, but then the adverse impact goes away over time as the
marketplace of buyers and sellers becomes comfortable with the presence of the
transmission lines. Some studies have even found that adjacent prices can be higher due
to the benefit created by the additional open space in the adjacent transmission line
corridor.

Do any of the studies in the published literature invelve farmland?

Yes, many of them.

What does the published peer reviewed literature state about the impact of
transmission line corridors on farmland prices?

As discussed in Schedule RIR-1, most of the studies over the last 40 years have found little
or no impact on agricultural land prices. For example, an early 1972 study found little
empirical evidence to support any adverse price reductions due to transmission lines, and
two 2012 articles also found no evidence to support adverse impacts on prices. One study
of rural land transactions in Wisconsin between 2002 and 2008 found a small price impact

ranging from -2.1% to -3.4% based on an analysis of 88 transactions.
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You indicated that your national research has been conducted over the past 25 years,
Have you seen any changes in the conclusions reached in the national sales data
research studies over the past 25 years?

No. The conclusions have been very consistent, whether the studies were done in the late
1980s, the 1990s, or the 2000s. The majority of the published studies from each decade
have found no adverse impact on prices or values.

IMPACT OF TRANSMISSION LINE CORRIDORS ON ILLINOIS FARMLAND

PRICES

You indicated that your second task invelved an analysis of existing transmission line
corriders on the value of farmland in Christian County, Illinois. What was the nature
of that research?

My staff and I did two things. First we reviewed the published peer reviewed literature
analyzing the effect of power lines and transmission line corridors on agricultural land
prices and values. Second, we collected and analyzed sales prices in Christian County to
determine if prices for farmland containing transmission line corridors are lower than
prices for similar farmland not located on a transmission line corridor.

Why did you choose Christian County as a location to study farm price effects in
Hlinois?

For a number of reasons. First, the proposed transmission line involved in the Illinois Grain
Belt Express proceeding passes through Christian County. Second, there are existing
transmission line corridors in that county, Third, the portions of the country through which

the existing corridors pass are generally open farmland with few streams and natural areas
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which allows ready comparisons of one sale property to another. And fourth, sales data and
soil quality ratings are readily available from publicly available on-line county records.
What did your Christian County research indicate?

It indicated that farmland with an existing transmission line corridor crossing the property
sold at an average price that was about 6.0% lower but at a median price that was about
4.0% higher than the price for similar farmland not located on a transmission line corridor.
Further discussion is provided in my expert report, Schedule RJR-1. Overall, giving equal
weight to the average price and median price differential, the Christian County data
indicates no more than about a 2.0% impact on farmland prices due to the presence of
transmission line corridors.

STUDIES OF IMPACT OF TRANSMISSION LINES ON HOME PRICES IN

ILLINOIS
You indicated that the third task you undertook was to review and summarize your
prior research into the impact of transmission line proximity on adjacent home prices
and values in Illinois. What specific studies have you done in Illinois?
The studies I have previously undertaken include the following developments:

o The Sugar Ridge and River Ridge single-family home subdivisions in South Elgin,

Hlinois.

s The Coventry townhouse development project in Lake in the Hills, Illinois.

o The Concord Pointe townhouse development in Carol Stream, Illinois.

s Hampton Park townhouse development in Naperville, Illinois.
How are those above-listed studies relevant to the current proceedings?

Those studies are relevant for a number of reasons:
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s First, all of those neighborhoods are adjacent to transmission line corridors so they
can be studied to determine if prices closest to the corridor are lower than prices for
similar homes in the same neighborhood not located in close proximity to the
transmission line corridor

e Second, the Sugar Ridge and River Ridge single-family home subdivisions in South
Elgin, Illinois were the subject of a 1990s Commission proceeding (Docket No. 94-
0179) related to approval of power line construction in an existing railroad right-
of-way. I presented testimony in that proceeding. Some residents in the 1990s
opposed the construction of the power line based on claims that it would adversely
impact home prices. As a result, prices paid since the construction of that 1990s
power line can be studied to determine if the property value impact concerns of
some of the residents were correct.

e Third, the Coventry townhouse development project in Lake in the Hills, Illinois
indicates that vacant land adjacent to a newly approved transmission line corridor
can be developed in a way that does not result in an adverse impact on home prices.

o Fourth, analysis of resale prices in the Concord Point study indicates that even
multiple sets of power lines can have little or no effect on prices paid for adjacent
homes.

What did these studies indicate?

As discussed in detail in my article published in Real Estate Isswes and attached to my
report, Schedule RIR-1, these studies concluded that there was no impact from proximity
to the adjacent transmission line corridor and power lines. One of the studies also

demonstrates how land developers can plan a project next to a transmission line corridor
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to avoid any potential adverse impact on prices and values. The studies also indicate that
the installation of a second power line in an existing transmission corridor does not

necessarily cause an adverse impact on prices and values.

REVIEW AND ANALYSIS OF THE REBUTTAL TESTIMONY OF MLA

WITNESS KURT KIELISCH

You indicated that your fourth task involved an analysis of the aceuracy of the
research and conclusions concerning transmission line impacts expressed in the
rebuttal testimony submitted by Mr. Kielisch. What was the nature of your review
and analysis of that testimony?

It involved a review, analysis and testing of the accuracy of five of his eight “impact
studies.”

Which of the five Kielisch impact studies did you review and analyze?

We reviewed and analyzed his study of farmland sales in central 1llinois (Kielisch study
No. 1), in Marathon County, Wisconsin (Kielisch study No. 4), and in Tuscola and St. Clair
counties in Michigan (Kielisch studies No. 5, No. 6 and No. 7.)

Did you find any errors in those five Kielisch impact studies?

Yes.

How would you summarize these errors?

The errors can be generally summarized as follows: (1) an insufficient number of sales to
have a reliable statistical model; (2) inclusion of an inappropriate outlier in a statistical
model; (3) cherry picking (“data mining”) sales to support a pre-conceived judgment; (4)

misrepresentations concerning sales and failure to make proper adjustments to sales in a
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paired sales analysis; and (5) comparisons of sales in one submarket to sales in another
submarket rather than in the same submarket.

Did you correct the errors in the five Kielisch impact studies you reviewed?

Yes.

What conclusion did Kielisch reach in his impact studies?

Kielisch claims that his impact studies demonstrate that transmission line corridors have
an overall negative impact on the values of land they cross ranging between -10% and -
34% (Kielisch Submission, p. 33). He claims the variation is caused by differences in the
manner in which the transmission line crosses a property. He also concluded that impact
on value from transmission line easements substantially exceed the market value of the
actual acreage on a farm devoted to the transmission line corridor easement.

What happened when you corrected the errors in the Kielisch impact studies?

The corrected studies do not support the Kielisch claims. Once the studies are corrected to
remove the errors, the corrected studies indicate that the impacts of transmission lines on
farm prices is generally between 0% and no greater than -8.4%. When corrected, the
Kielisch studies also indicate that the effect of transmission lines on farmland prices is less
than the market value of the acreage devoted to the transmission line corridor on farm
properties; in other words, the transmission line corridor does not affect the value of the
land outside the easement area.

Did all five of the Kielisch studies you reviewed involve the same type of analysis?
No. His Impact Study No. 1 used a statistical multiple regression model. The other four we
reviewed were paired sales studies, sometimes called matched pairs analyses or paired data

analyses.
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What were the problems with the first Kielisch impact study involving farmland in
central Illinois?

There were two significant problems. First, the Kielisch model did not include a sufficient
number of sales to be a statistically reliable regression model. Second, the Kielisch model
included an outlier that significantly skewed the outcome of the model.

How many sales were utilized in the Kielisch multiple regression model?

He used only 70 sales.

According to generally accepted standards of the appraisal profession, how many
sales, at a minimum, should he have included in his model to have a statistically
reliable model.

The textbooks, courses and seminars of the appraisal profession emphasize that a statistical
regression model must have sufficient sales to accommaodate all of the variables included
in the model. The 14™ edition of the textbook The Appraisal of Real Estate states that the
suggested minimum ratio of sales (observations) to variables “should be in the range of 10
to 15 observations per independent variable, with a ratio of 4:1 to 6:1 as an absolute
minimum.”

How many variables were in the Kiclisch regression model and what does that say
about how many sales he should have analyzed?

Kielisch began with 21 independent variables in his model. At a minimum he should have
had 84 sales, but preferably he should have had 210 to 315 sales to have a statistically
reliable model.

You stated that one of the sales used by Kielisch in his model was an outlier. What is

an outlier?
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An outlier is defined in The Dictionary of Real Estate Appraisal as “an observation with
an extreme value (outside the typical range).”

What made the one sale an outlier?

It was more than five times larger than the next largest property on the transmission line
and sold at a price more than 40% lower than the other six sales on a transmission line in
the Kielisch central Illinois study.

Why did it sell for such a low price?

It was adjacent to a major electrical power generating plant, the Dominion Kincaid
Generation Station, a coal fired power plant with a significant coal ash impoundment
lagoon that is also adjacent to the outlier property.

Did the Kielisch study even mention the fact that the outlier property was adjacent to
a coal fired generating plant?

No.

Did Kielisch make any adjustments to the sale price of that outlier to account for its
focation next to a coal fired power station?

No.

What conclusion did Kielisch reach in his model when he included the inappropriate
outlier?

The incorrect modeling resulted in a conclusion that the impact on value from the
transmission line significantly exceeded the value of the transmission line corridor
easement area. Mr. Kielisch claimed it was equal to 2.47 times the value of the area of a
farm devoted to a transmission line easement.

Can that Kielisch conclusion be translated into a percentage impact on value?
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Yes, although it will vary depending upon the acreage devoted to the easement compared
to the size of the entire farm parcel crossed by the transmission line. When his 2.47 number
is applied to the seven transmission line sales in his central Illinois study, the indicated
impacts on value are between -3.29% and -22.53% with an average impact of -14.07% and
a median impact of -14.62%.

Did you reproduce and test the Kielisch regression model with and without that
outlier to determine its effect on the outcome of his model?

Yes.

What happened when you tested the Kielisch model?

When we tested the Kielisch regression model by excludng the outlier and running it as a
linear regression model, the impact on value from the transmission line was less than the
value of the transmission line area, or 0.91 times the value of the area of the farm devoted
to the transmission line easement,

Does that mean that the corrected model indicates that a transmission line had no
impact on value outside the area of the farm parcel devoted to the easement itself?
That is correct.

Can your conclusion be translated into a percentage impact on value?

Yes. Again, the result depends upon the amount of acreage devoted to the easement
compared to the size of the entire farm parcel crossed by the transmission line. Applying
the correct 0.91 number to the seven transmission line sales in his central Illinois study, the
indicated impacts on value are between -1.21% and -8.3% with an average impact of -
5.23% and a median impact of -5.39%.

Did you review the Kielisch Impact Study No. 4 in Marathon County, Wisconsin?
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Yes.
What did Kielisch conclude from that study?
Kielisch concluded that the negative impacts from transmission lines ranged from -15% to
-34% depending on the manner in which power line traversed the property.
What were the problems and errors in the Kielisch Impact Study No. 47
Kielisch claimed that his Marathon County study was based on an analysis of all sales of
farmland comparable in size and use to the sales he found of farmland traversed by
transmission lines in the townships he studied. That is simply not true. We found seven
additional farmland sales not considered by Kielisch but located in the same townships and
not considered by Kielisch even though comparable in size and use to the other sales.
Did you rerun the Kielisch paired sales analysis after including those seven additional
sales?
Yes.
Did the inclusion of the seven additional sales change the results of the analysis?
Yes. Significantly. When the seven additional sales ignored by Kielisch are included, the
corrected analysis shows no impact on farmland prices from the presence of a transmission
line.
Was it appropriate for Kielisch to include only some of the sales and disregard the
others?
No. That is an example of “cherry picking” sales, also technically called “data mining”,
designed to prove a pre-existing conclusion. It is evidence of appraiser “bias,” which is
prohibited by the Uniform Standards of Professional Appraisal Practice (“USPAP”) that

must be followed by all licensed real estate appraisers.
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Were all the sales used in Kielisch Impact Study No. 5 and No. 6 located in the same
county?
Yes. They are all located in Tuscola County, Michigan.
Why is it significant that all of the sales in those two impact studies were located in
the same county?
It is significant because he could have combined the sales into a single matched pairs
impact study for that county.
Is his method separating the sales data in Tuscola County, Michigan, into two studies
consistent with his method in his other impact studies?
No. In his central Illinois analysis (Impact Study No. 1) he did a single study involving
farmland sales in four different counties. His Marathon County, Wisconsin study, involved
a single study of sales he collected in a number of different townships in the same county.
And, as explained later, his St. Clair County, Michigan study involved sales widely
scattered in a number of townships in a single county.
What claim did Kielisch make about the impacts shown by his two Tuscela County,
Michigan impact studies?
Kielisch claims his Impact Study No. 5 demonstrates a negative -16% to -18% impact on
the value of a 78.05-acre farm property and claims his Impact Study No. 6 demonstrates a
transmission line negative impact on value of -20%.
What is the result if all of his Tuscola County sales are combined into a single study?
When all of the sales in Tuscola County are considered in a single matched pairs analysis

consistent with the method he used in his other studies, they demonstrate a much lower
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impact on farmland prices due to the presence of transmission lines than when the sales are
broken into two separate studies.

Are there other problems with each of the two Kielisch Tuscola County impact
studies when considered as separate studies?

Yes.

What are those other problems?

Documents produced by Mr. Kielisch related to his Impact Study No. 6 demonstrate that
his rebuttal testimony misrepresents the analysis he actually undertook, misrepresents
opinions of a lawyer involved in the sales transactions involved in that study, fails to make
a necessary upward adjustment for access to one of the two transmission line sales, and
makes an inaccurate downward adjustment to one sale price. He also makes unsupported
and inaccurate adjustments to sales in his Impact Study No. 5.

How did Kielisch misrepresent his actual analysis in Impaet Study No. 6?

In his testimony, Kielisch claims he compared two transmission line sale prices to two sales
that occurred on the same day by the same seller but not located on the transmission line.
However, the “Matched Pairs Analysis” table in his document production uses only one of
the two transmission line sales - the lower priced sale — in his analysis. 1f the higher priced
sale had also been included, the Kielisch conclusion of a negative -20% impact is not
supported.

How did Kielisch misrepresent opinions of the lawyer involved in the Impact Study
No. 6 sales?

In the “Comments” to the “Matched Pairs Analysis” table produced by Kielisch, he claims

he contacted the attorney for the seller of the farm properties who told him that presence
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of the transmission line on two of the properties “did negatively influence the value of the
land.” One of my colleagues at Clarion called the attorney on February 15, 2017, to
confirm the Kielisch claim. When asked whether the presence of the transmission line
adversely impacted the prices paid, the attorney responded “No, not at all.” When asked
if he recollected ever making representations in the past that the presence of the
transmission lines negatively impacted the prices paid, the attorney responded “Absolutely
not.” That directly contradicts the Kielisch claim about the opinion of the same attorney.
What upward adjustment did Kielisch fail to make to one of the transmission line
sales used in Impact Study No. 67

The lawyer for the seller told my colleague that the transmission line parcel used by
Kielisch in his analysis was landlocked and lacked road access and that lowered the price
paid by the buyer. We located the parcel on the township maps and confirmed its lack of
access. Landlocked farm parcels without access typically sell for a lower price per acre.
Kielisch does not mention the lack of access and does not make any upward adjustment to
it to account for lack of access.

What was the inaccurate downward adjustment Kielisch made to one of the other
sales fransactions?

One of the two farm parcels without a transmission line had a house and barn on it. Kielisch
deducts $25,500 from that sale price in order to compare its price to the price paid for the
transmission line parcel that was vacant farmland. Kielisch provides no support for that
deduction. Our review of photos of the house and barn and review of recent sale prices for

farm houses on rural roads in St. Clair County indicates the house and barn had a higher
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value. Kielisch shouid have made a larger downward adjustment to account for the
contribution of the house and barn to value.

When the Kielisch Impact Study Neo. 6 is corrected for its various errors and
misrepresentations, does it support his conclusion of a negative -20% impact on value
of the farmland crossed by a transmission line?

No. Itindicates only a negative -8.37% tmpact — not -20% as claimed by Kielisch.

What did Kielisch do in his Impact Study No, 5?

He compared the price paid in 12 sales of farmland sales unencumbered by a transmission
line easement to the price paid in one transmission line property sale.

Are all of the sales located in the same townships?

No. They are located in six different townships in Tuscola County.

What are the unsupported adjustments to the sales used by Kielisch in his Impact
Study No. 5?

Kielisch makes an upward adjustment for location to seven of the 12 unencumbered sales.
How large are the upward location adjustments to the seven sales not on a
transmission line?

The upward adjustments range between +10% and +17%.

Does he brovide any explanation or support for those upward adjustments?

No. They simply appeat in a table in his production and there is no explanation of the basis
or support for those adjustments in either his Rebuttal Testimony or in his production.
Have you tried to analyze those sales to understand the possible basis for his
adjustments?

Yes.
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What analysis did you do and what did it show?
We mapped the 12 sales and then plotted their distance from the location of the one
transmission line sale property. Kielisch made no upward adjustment to the three sales
located closest to the transmission line sale property and made the highest upward
adjustment for location (+17%) for the two sales located farthest (about 12 miles) from the
power line sale location and a +16% upward adjustment for three sales located about 7.1
to 7.5 miles from the power line location.
So does distance from the location of the one transmission line farmland sale explain
his upward adjustments?
No, not entirely. He makes no upward adjustment for another sale located 10 miles from
the power line sale and makes an upward adjustment of only 10% to two sales located
farther (7.75 to 8.5 miles) from the transmission line sale than the three sales he adjusted
upward by 16% (7.1 to 7.5 miles distant).
What happens if his unsupported upward adjustments for location to sales in the
same county are eliminated from his Impact Study No. 5 matched pairs analysis?
The average negative impact from the presence of a transmission line drops to only -6.95%
from the Kielisch claim of negative -16% to -20%.
Did Kielisch make any upward — or downward -- location adjustments to sales in
different townships in the same county in his Marathon County, Wisconsin study?
No.
Did Kielisch make any upward or downward location adjustments to the sales he used

in his Impact Study No. 7 in St. Clair County, Michigan
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He makes upward adjustments of between 16% and 43% to sales in seven townships
(Berlin, Emmet, Grant, Greenwood, Mussey, Riley and Brockway) and no upward or
downward adjustments to sales in three other townships (Columbus, St. Clair, Casco, and
China) in St. Clair County.
Does Kielisch provide any support for his upward adjustments to some sales in St.
Clair County, Michigan?

No.

What did Kielisch do in his Impact Study No. 7?

He compared prices paid in six transmission line sales in St. Clair County, Michigan, to 12
unencumbered sales prices paid in the same county.

What did Kielisch conclude from his Impact Study No. 7 in St, Clair County?

He claims it shows that transmission lines have a negative impact on prices between -11%
and -24% depending upon the manner in which the lines cross a property. He also claimed
the average negative impact was -16%.

What are the problems and errors in the the Kielisch Impact Study No. 7 in St. Clair
County, Michigan?

In addition to making unsupported upward adjustments to some of the sales but not others,
he also uses only a small set of sales in his analysis. We found other sales not considered
by Kiliesch which, when added into to the analysis, change the result. There were also
errors in his descriptions of the physical characteristics of some of the sales he considered,
errors in his adjustments to the sales to account for differences in their dates of sale, and
inconsistency in some of his adjustments that cannot be explained by the information he

has provided about his sales in his document production.
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When you corrected the Kielisch Impact Study No. 7 analysis by adding the additional
sales, what does it allow you to do and what is the result?

Adding the additional sales allows us to compare transmission line prices in three
townships to unencumbered sales in the same township. That eliminates the need to make
any upward adjustments for differences in location between townships. In two of the three
townships, the corrected analysis indicates no negative impact on prices, and in the third
township it indicates a potential negative impact of -10.3%. When we consider the average
impact in the comparison between the five transmission line sales we compared to 15

unencumbered sales, the average impact is negative -4.5%.

Did you make all of the same adjustments that Kielisch made in your corrected
analysis?

No. Since there were errors in his descriptions of some of the physical characteristics of
his sales, and inconsistencies in some of his adjustments, we cannot replicate or even
understand the basis for many of his adjustments. We were able, however, to correct the
errors in his adjustments for differences in the dates of sale, and as a resuit could compare

time adjusted prices.

What is an example of an error in his description of the physical characteristics of a
sale?

For example, two of his “HVTL encumbered” sales are located in China Township. He
states in his adjustment table that each property had the same soil type, crop productivity
index rating, and same percentage of woodlands (0%) and wetlands (0%). As a result,

Kiclisch adjusted each of them upward by the same amount (6%). In fact, however, the
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detailed description sheet for one of the two sales states that 30% of the site was covered

by woods while the other had no wooded acreage.

So in summary, what is your conclusion concerning the Kielisch impact studies that
you reviewed?

I concluded that the Kielisch impact studies contain significant errors and
misrepresentations. When those errors and misrepresentations are corrected, they do not
support the Kielisch conclusions of negative impacts between -11% and -34% depending
upon the manner in which the transmission lines cross a property.

When the errors and misrepresentations are corrected, what conelusions do the
Kielisch studies support?

They support a conclusion that the negative impact, if any, is generally between 0% and
no more than a negative -8.4%.

Are the results of the corrected Kielisch studies generally in line with what you have
found in your own investigations of transmission line impacts and the impacts in the
published real estate appraisal literature?

When the errors and misrepresentations are corrected, the corrected results are generally in
line with the range of impacts we have found elsewhere and those found by other
researchers as summarized in the published literature.

Do the corrected Kielisch impact studies support a conclusion that the impact of a
transmission line on the market value of a farm property through which it crosses
will significantly exceed 100% of the value of acreage of the easement corridor alone?
No. When the Kielisch analysis is corrected, it indicates that the impacts, if any, will be

less than the market value of the acreage on which the corridor will be located.
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REVIEW AND ANALYSIS OF OTHER TESTIMONY 2

Did you review any other testimony?
Yes. 1 reviewed the testimony of Intervenors’ Property Witness Charles (and Robyn)

Henke dated January 24, 2017,

What was their testimony?
They made representations related to a tract of land traversed by a transmission line. They
stated that the tracts sold at a significant discount when compared to two other tracts sold

on the same day in the same land auctin.

Based on the information presented by the Henkes, is it possible to determine if the
differences in price paid per acre were attributable to the presence of the power line?

No. It isnot.

Why is that?
There may be other factors such as differences in soil/crop productivity, improvements,
configuration and access, or percentage of tillable land vs. non-tillable land and

drainageways that may also explain the difference in price.

CONCLUSION

Are you aware that Grain Belt Express is proposing to pay not only 110% of the
market value of each acre of farmland to be acquired for the transmission line
corridor, but also structure payments and payments for any agricultural-related
impact resulting from the construction, maintenance, or operation of the Project?

Yes.
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Based on your experience and research as a licensed real estate appraiser in Missouri
and many other states where you have studied transmission line impacts, is it your
professional opinion that these combined payments adequately compensates the farm
property owners for the effect of the transmission line on the value of their property?
Yes, it will.

Does this complete your prepared rebuttal testimony

Yes.
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QUALIFICATIONS
1. My name is Richard J. Roddewig. 1 am a professional real estate appraiser, real estate analyst,

real estate counselor, and land use planning and zoning consultant. T am currently President of Clarion
Associates, Inc., Chicago, Illinois. I am a Certified General Real Estate Appraiser in the State of Hlinois
(License Number 553.000129) and also currently hold a license as a Certified General Real Estate Appraiser
in various other states including Missouri, Colorado, Florida, New York, Indiana, Wisconsin, Mississippi,

Michigan, Ohio, Minnesota, Alabama, Louisiana, Maryland, Oklahoma, Pennsylvania, West Virginia,
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Washington, Hawaii, North Carolina, South Carolina, Georgia, Tennessee, Virginia, Arizona, California, and
Nevada. 1 have over 35 years of experience as a professional real estate appraiser. 1 also hold the following
three professional designations: the MAI designation from the Appraisal Institute, the CRE designation from
The Counselors of Real Estate, and the FRICS designation from the Royal Institution of Chartered Surveyors.
The MAI designation is given by the Appraisal Institute (the largest professional organization of real estate
appraisers) to those who complete a prescribed series of educational courses, pass a series of educational
examinations, meet the appraisal experience requirements, and submit qualifying demonstration appraisai
reports. The CRE designation is given to those invited into membership based upon their professional
accomplishments as real estate consultants. The FRICS designation is an infernational appraisal designation
given by the Royal Institution of Chartered Surveyors (headquartered in London) the largest international
organization of appraisers and chartered surveyors. I am also a licensed real estate broker in Hlinois and a

licensed attorney in Illinois, although I do not now actively practice law.

2. One of my specialized areas of real estate appraisal practice involves properties actually or
potentially impacted by environmental conditions. Over the past 25 years, I have been involved in
assignments involving the analysis of the impact of contamination and other environmental conditions on
real estate markets and market prices and values in the following states: Alaska, Hawaii, Washington,
California, Wyoming, New Mexico, Colorado, Texas, Missouri, Kansas, Minnesota, Wisconsin, Ohio,
Illinois, Indiana, Michigan, Pennsylvania, New Yark, Connecticut, New Jersey, Maryland, Washington,
D.C., South Carolina, Georgia, Alabama, Mississippi, and Florida. For the Appraisal Institute, T have
developed three seminars on how to value properties affected by various types of environmental conditions,
and I have faught those courses for the Appraisal Institute alf across the United States. Other seminars on
the same topic prepared and taught by me include a 2003 course for the State of South Carolina Association
of Tax Assessors and a 2013 one day seminar on the same subject for staff and contract appraisers of the
Minnesota Department of Transportation. In 2001, the Appraisal Institute asked me to write a book on the
appraisal of contaminated properties, and the result is Valuing Contaminated Properties: An Appraisal
Institute Anthology, edited by me and published by the Appraisal Institute in 2002. In 2012, the Appraisal
Institute asked me to prepare a second volume of that anthology which was published in 2014. T have written
a number of articles on the appraisal of properties impacted by various types of environmental conditions
that have been published in The Appraisal Jowrnal and other professional publications., One of my more
recent articles, “Power Lines and Property Prices,” was published in the Fall 2014 edition of Real Estate

Issues and deals with the effect of transmission line corridors on prices and values of adjoining and nearby

propetrties.
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3. A complete curriculum vitae including my publications and a list of deposition and trial

testimony given during the past four years is provided as Exhibit A to this Report,

4, I have been retained by Grain Belt Express Clean Line LLC, (hereinafter, “Grain Belt Express™)
in the above captioned matter to analyze whether the proposed transmission line will have an adverse effect

on the market value of residential and farmland properties along the proposed right-of-way in Missouri.

OVERVIEW OF MY SCOPE OF WORK IN THIS ASSIGNMENT

5. As part of our scope of work in this assignment, my staff and I have undertaken the following

tasks:

A. Consulted by phone with representatives of Grain Belt Clean Line Energy LLC and

reviewed maps of the Proposed Route of the Grain Belt Express transmission line project in Missouri,

B. Reviewed and summarized in this report the appraisal profession standards for
determining whether prices and values of real property have been directly or indirectly affected by

environmental conditions.

C. Summarized the generally accepted methods of the appraisal profession for determining

the impacts, if any, from environmental conditions and risks created by power lines and other similar

sources.

D. Reviewed and summarized the conclusions in the published real estate appraisal and
national real estate literature concerning the impacts of transmission line corridors and power lines on

real estate prices and values.

E. Reviewed my prior research infto the relationship between proximity to transmission

corridors and residential and farmland property values in Illinois.

F. Reviewed Rebuttal Testimony dated January 24, 2017 and submitted by Mr. Kurt C.
Kielisch (“the Kielisch Submission”) on behalf of intervenors in this case and analyzed the methods

and data used in the Kielisch Submission.
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G. Reviewed documents produced by intervenors to support the Kielisch Submission.

H. Reviewed the Rebuttal Testimony of Charles Henke, dated January 24, 2017.

L Analyzed from a real estate market and real estate appraisal perspective whether prices

and values of the residential and agricultural land along the proposed Missouri transmission line route

will be decreased in any significant way by installation of the transmission line.

L Analyzed whether transmission line impacts on farmland prices, when they occur, exceed

the fee value of the portion of a farm property encumbered by a transmission corridor.

THE PROPOSED TRANSMISSION LINE AND THE TYPES OF ADJACENT
PROPERTIES AND NEIGHBORHOODS

6. The Proposed Route of the Grain Belt Express Project in Missouri is shown on the map below:
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7. The Proposed Route traverses agricultural land. The only locations where the Proposed Route
is within a quarter mile of an incorporated town are near Cowgill in Caldwell County and Renick in Randolph

County. In neither location, however, does the proposed route touch the boundary of the town.

8. Portions of the Proposed Route will be immediately adjacent to existing transmission line
corridors in Buchanan and Monroe counties. In Ralls County, the proposed route parallels an existing

transmission line located across a highway.

STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE SPECIFY
METHODS AND PROCEDURES FOR DETERMINING THE IMPACT OF
ENVIRONMENTAL CONDITIONS ON PRICES AND VALUES

9. The Appraisal Standards Board in Washington, D.C. promulgated the Uniform Standards of
Professional Appraisal Practice (hereinafter “USPAP”) that are required by Missouri law and regulation fo be

followed by alt licensed real estate appraisers in Missouri as well as in every other state,

10. USPAP requires licensed appraisers to complete the research and analyses “necessary to develop
credible assignment results.”’ The Scope of Work Rule in USPAP then says that the acceptability of the
research and analysis is measured based on what “an appraiser’s peers actions would be in performing the
same or a similar assignment.” The phrase “an appraiser’s peers” is defined in USPAP as “other appraisers

who have expertise and competency in a similar type of assignment.””

1i. The answer to USPAP Frequently Asked Question 159 entitled “Judging the Actions of An
Appraiser’s Peers” states that “journals and publications, professional meetings and conferences, education
through courses and seminars, and appraisal discussion groups™ are the sources of knowledge about what an

appraiser’s peers would do in a similar assignment.

12. Those courses and publications related to the valuation of properties impacted by adverse

environmental conditions have long recognized the following:

A, Proximity to a source of an adverse environmental condition does not automatically cause

an adverse impact to prices and values of nearby properties.

LUSPAP, 2016-2017 Edition, Scope of Work Rule, p. 14, line 388.
2{USPAP, 2016-2017, Scope of Work Rule, p. 15, lines 432-433,
IUSPAP, 2016-2017, Definitions, p. 1, line 32,

4 USPAP, 2016-2017, supra, FAQ 159, p. 284,
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B. While opinions of homeowners and other non-real estate professionals may have some
relevance to understanding a marketplace, such opinions are not a substitute for analysis of actual sales
prices. As a publication of The Appraisal Institute puts it: “Those rendering opinions of market value
or diminution in value should be properly credentialed and licensed, acknowledging that competent

experts can still disagree because of limited market data, differing scopes of work, or other factors.”

C. As the professional appraisal literature discussed later in this report indicate, power fines

do not always or automatically adversely impact prices and values of adjacent or nearby properties.

13. The appraisal profession has long recognized that proximity to sources of adverse environmental
condifions in general, and power lines in particular, do not automatically result in an adverse impact on the

value of adjacent or nearby properties.

A Real Estate Dcmages: An Analysis of Deirimenial Conditions, published by the

Appraisal Institute states that long-standing understanding as follows:

“The fact that a property is impacted by a detrimental condition does not aufomatically
mean that it has a material impact on the property’s value. Detrimental conditions
may or may not cause a material impact on value. Frequently, detrimental conditions
have no material impact on value whatsoever. In the analysis of detrimental
conditions, it is important that the appraiser be knowledgeable about the available
tools, properly select and apply those tools, aveid unproven ar suspect methodologies,

and ultimately have relevant market data to support opinions and conclusions,”®

B. As it specifically relates to power line impacts on prices and values, that Real Estaie
Damages books says the following: “As with many detrimenta} conditions, subjective fear of hazard
does not necessarily equate to objective evidence of diminished property value.” That book also states
that “the impact [of power lines] on real estate is determined by the market and not by scientific

analysis [related to possible health effects].”’

S Bell, et al., Real Estate Damages: Applied Economics and Detrimental Conditions, at 238.
¢ Bell, et al., Real Estate Damages: Applied Economics and Detrimental Conditions, at 238.
"Bell, et al., Real Estate Damages: Applied Economics and Detrimental Conditions, at 110.
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C. Professor Thomas Jackson, PhD, MAI, a past member of the Appraisal Standards Board
that promuigates USPAP and his research colleague Jennifer Pitts summed up past studies of the

impacts of power lines on prices and values in a 2007 article in The Appraisal Journal as follows:

“Both the market interviews and academic literature show that the impacts of power lines on
residential properties are varied and difficult to measure. The impacts from the power lines, as
well as other negative externalities, depend on many factors, including market location, condition,

and personal preference.”

THE PUBLISHED REAL ESTATE APPRAISAL AND REAL ESTATE
ECONOMICS LITERATURE DO NOT SUPPORT A CONCLUSION THAT
POWER LINES ALWAYS ADVERSELY IMPACT ADJACENT PROPERTY
PRICES AND VALUES

14, The real estate appraisal and real estate economics literature has long been clear that power lines
do not automatically adversely impact the value of adjacent properties and in some cases may actually
enhance values.” Some studies have found adverse impacts while others have found no impacts. Pitts and

Jackson in 2007 summarized the published appraisal and real estate economics literature as follows:

“While most research indicates that HVTL [high voltage transmission lines] have no significant impact
or a slight negative impact on residential properties, some studies have shown that lots adjacent to or

with views of an HVTL right-of-way actually sell for a premium over more distant lots.'”

15.  Among the more recent studies in the real estate appraisal and real estate economtics literature

are the following;:

A. A July 2003 study in the Appraisal Journal that compared prices paid for 296 abutting
properties to 296 comparable but non-abutting properties in Portland, Oregon, Seattle, Washington,

8 Jennifer M. Pitts and Thomas O. Jackson, PhD), MAI, “Power Lines and Property Values Revisited,” The Appraisal
Journal, Fall 2007, at 323,

? See, for example, Louis E. Clark, Jr., MAL and F. H. Treadway, Ir., MAI, “Impact of Electric Power Transmission
Line Easements on Real Estate Values, Society of Real Estate Appraisers, 1972, at pages 11-12; “Many persons have
indicated by their actions a preference for a specific property, even though encumbered by an easement, as compared to
other properties which are not. The reason for their actions is not as important as the effect, individuaily and
collectively, on values . . . few within the real estate profession have factual knowledge of the impact of these easements
on the value of real estate. Some appraisers rely on, and frequently express, opinions with no factual foundation. Thus,
transmission line easements, and their effects, if any, on adjacent or nearby properties are controversial subjects.”

19 pitts and Jackson, 2007, at 324,
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and Vancouver, British Columbia. The authors could find no significant difference in prices between

the two sets of sales. They could also find no effect on price appreciation rates from power line

proximity."!
B. A TFall 2007 Appraisal Jowrnal article said the following:

“Many studies indicate that the HVTL (high voltage transmission line) have no
significant effect on residential property values. More recently, however, an
increasing number of studies do show a small diminution in value attributable to the
close proximity of these lines.

When negative impacts are evident, studies report an average discount of between

1% and 10% of property value.”"

C. An Appraisal Journal Summer 2009 article looked at the previously published literature,

specifically at what the authors called the 16 studies that form the “core of the professional literature.’

The authors summarized the key conclusions from those 16 articles as follows:

“e Over time, there is a consistent pattern with about half of the studies finding negative
propetty value effects and half finding none.

e When effects have been found, they tend to be small; almost always less than 10% and
usually in the range of 3% to 6%,

o Where effects are found, they decay rapidly as distance to the lines increases and usually
disappear at about 200 feet to 300 feet (61 meters to 912 meters).

s Two studies investigating the behavior of the effect over time find that, where there are
effects, they tended to dissipate over time.

¢ There does not appear to have been any change in the reaction of markets to high-
voltage transmission line proximity after the resuits of two widely publicized Swedish

health-effects studies were preliminarily released in 1992,

I Marvin L. Wolverton, PhD, MAI and Steven C. Bottemiller, MAL, “Further Analysis of Transmission Line Impact
on Residential Property Values,” The Appraisal Journal, July 2003, at 244.

12 Jennifer M. Pitts and Thomas O, Jackson, “Power Lines and Property Values Revisited,” The Appraisal Journal, Fall
2007, at 323.

13 James A. Chalmers, PhD, and Frank A. Voorvaart, PhD, “High Voltage Transmission Lines: Proximity, Visibility,
and Encumbrance Effects,” The Appraisal Journal, Summer 2009, 227, at 229.
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D. A Winter 2012 article in The Appraisal Jowrnal article summarized the published
literature as typically indicating either no effect on prices, or a relatively small effect when there are
impacts. It then commented as follows: “(T)heir [high voltage transmission lines] presence is
apparently not given sufficient weight by buyers and sellers of real estate to have had any consistent
material effect on market value.”'* That article ended with the following statement about the published
literature: “the findings in the published literature (are) that property value effects cannot be presumed

and are generally infrequent.” '

E. A Summer 2016 article in The Appraisal Journal involved a statistical study of power
line impacts in Salt Lake City and involved a data set involving “almost all single-family home sales
in Salt Lake County from 2001 through 2014.”"® The study analyzed the impacts on home prices “for
all types of high-voltage and medium-voltage transmission lines (500kV, 345kV, 230kV, 138 kV,
100kV, and 46kV) as well as substation locations.”!” Based on the entire 2001-2014 data base of sales,
the authors found “no negative effects from 345kV lines” and, in fact, a “slight positive effect” on
property prices within 50 meters of 345kV lines.'”® Homes within 50 meters of 138kV lines showed
the highest price impact, a “5.1% decrease in value” while homes within 50 meters of 46kV lines
showed no impact on price.’”” With one exception, the impacts decreased with distance from the line.?

Substations were found to have a negative impact of 2.5% on homes within 50 meters.

F. One of the impact studies submitted by Kurt C. Kielisch in this proceeding summarizes
the published real estate economics literature involving transmission line impacts as follows: “The
rather consistent view that one gets from the literature is that electric transmission lines do not affect
rural, recreational, or agricultural property values” and that when transmission line easements across
farmland are acquired for new power line corridors, “no one has ever found” that there are additional

damages to the valtue of the portion of the farmiand not taken for the easement.’!

14 James A. Chalimers, PhD}, “High Voltage Transmission Lines and Rural, Western Real Estate Values,” The
Appraisal Journal, Winter 2012, 30, at 31.

1% Chalmers, PhD, supra, at 44.

16 Ted Tatos, Mark Glick, PhD, JD, and Troy A. Lunt (MAL), “Property Value Impacts from Transmission Lines,
Subtransmission Lines, and Substations,” The Appraisal Journal, Sammer 2016, 205, at 2006,

7 1bid.

18 Ibid., at 213.

19 1bid.

*® For 46kV lines, there was no impact on prices of homes within 50 meters or greater than 100 meters, but at 50 to 100

meters, there was a 2.5% impact.
21 peter F. Colwell and Jim L. Sanders and Peter F. Colwell, The Impact of Electric Transmission Lines on the Value of

Farmland, 2015,
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16. My article, "Power Lines and Property Prices" co-authored with my Clarion colleague Charles
T. Brigden published in Real Estate Issues in 2014 (attached as Exhibit B) references the first four of the
above studies as well as our own research at Clarion Associates on the impacts of power lines on property
prices and values. This article also discusses the literature concerning the impact of power lines and
transmission corridors on agricultural land prices. The following are among the results of studies of farmland

prices referenced in my article:

A. A 1972 study concluded that "little empirical evidence can be found to show coenclusively that

price reductions are incurred because of transmission lines."*

B. A 2012 article in the Appraisal Journal involving an analysis of 19 production agricuitural
fand transactions in Montana concluded that "there was no market evidence to support a claim of

adverse effect of the transmission lines on sale prices."”

C. A study of 88 rural land transactions that occurred between 2002 and 2008 in Wisconsin (and
referenced in the 2012 Appraisal Jowrnal article) is reported to indicate that "edge locations showed
no effect, while properties crossed by the [transmission] line showed a small price effect of 2.1 to 3.4

percent."*

D. Another study referenced in that same 2012 Appraisal Jowrnal article is reported to have found

no negative impact from the presence of high voltage transmission lines.”

Exhibit C to this report contains a list of published articles related to power lines and propetty values that we

have collected and reviewed for purposes of this report and analysis.

22 Louis E. Clark, Jr., MAL and F. H. Treadway, Jr., MAl, "Impact of Electric Power Transmission Line Easements on
Real Estate Values," 1972, at p. 19.

2 Chalmers 2012, ap. cit., p. 35.

# Thomas Jackson, "Electric Transmission Lines: Is There an Impact on Rural Land Values?" Right of Way,
November/December 2010, pp. 32-38.

%5 See Dean J. A. Brown, "The Effect of Power Line Structures and Easements on Farmland Values," Right of Way,
December 1975/fanvary 1976, pp. 33-38,
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MY PRIOR RESEARCH INDICATES THAT TRANSMISSION LINES DO NOT
HAVE A SIGNIFICANT IMPACT ON FARMLAND PRICES IN CHRISTIAN

COUNTY, ILLINOIS

17. Much of the published research related to power line impacts deals with agricultural land, and, as

indicated above, most of that research could find no evidence of any adverse impact from transmission lines

on farmland prices.

18.  As part of our work in preparing an expert report for Grain Belt Clean Line Energy LLC in the
Illinois Commerce Commission proceedings involving the Grain Belt Express transmission line corridor, we
collected and analyzed farmland sale prices in Christian County, Illinois, one of the counties through which
the proposed Grain Belt Express right-of-way passes. There are existing transmission line corridors in
Christian County, and we researched prices paid for farmland on the existing power line corridors and
compared them to prices paid for similar nearby farmland not on those existing corridors. The map below

shows existing transmission line corridors in Christian County and the locations of the farmland sales we

analyzed.
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19.  We inspected the Christian County transmission lines, the properties on which they are located,
and gathered and inspected agricultural land sales data. The sales occurred between February of 2002 and

March of 2015. We adjusted all of the sales to January of 2015 to account for changes in market conditions.
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Our market condition adjustments were based on agricultural land price trends as analyzed by the Illinois
Society of Professional Farm Managers and Rural Appraisers. Their price trend graph for central Illinois

including Christian County, is shown below.

Land values dip in central IMinois
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$4000 — —— ~
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$0 ! I I i I 1 | I ' I J
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Note: Area Includes Logan, DeWitt, Shelby, Moultrie, Platt and Christian counties
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20. We also researched county records to determine the soil classification and farmland quality
characteristics of each property, and then made adjustments to each sale price to account for differences in
their characteristics and quality based upon the average prices for various quality categories as shown in the
graphic above. The table below shows the date of sale, sale price, acreage, farm quality classification, and

sale price adjusted to January of 2015.

Sales on Right-of-Way
Map No. | Date of Sale Sale Price Soil Quality Rating Adjusted
($/Acre) Sale Price
4 1/2003 $1,859 Fair to Average $7,584
5 11/2003 $2,200 Average $7,974
7 12/2004 $2,930 Average $9,573
14 2/2008 $5,100 Average $12,230
9/9A 1/2006 $3,925 Average $11,569
19/19A/19B 3/2010 $3,820 Average $7,509
20 3/2010 $5,918 Average to Good $9,306
21 11/2010 $7,344 Average to Good $10,928
24 11/2011 $6,220 Good $7,152
25 12/2011 $5,781 Average to Good $7,753
27 9/2012 $9,900 Good $8.,415
28 9/2012 $9,280 Average $11,600
29/29A 9/2012 $7,700 Average to Good $9.,615
Overall Average: Sales on ROW $9,323
Median Adjusted Price: On ROW $9,306
Sales Not on Right-of-Way
Map No. | Date of Sale Sale Price Soil Quality Rating Adjusted
(8/Acre) Sale Price
1 12/2001 $2,507 Average to Good $8.721
2 2/2002 $2,200 Average to Good $7.537
3 8/2002 $1,413 Average to Good $4,611
6 1/2004 $3,000 Average $10,699
10 3/20006 $3,100 Average to Good $7,138

14
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11 3/2006 $3,100 Average to Good $7,138
12 10/2006 $1,525 Average to Good $3,319
13 1/2008 $3,937 Average to Good $7,672
15/15A 6/2008 $9,750 Good $15,398
16 8/2008 $6,033 Average $13,788
17 11/2008 $6,000 Good $9,183
18 11/2008 $6,071 Average $13,664
22 4/2011 $6,900 Average $12,330
23 4/2011 $12,938 Average $23,121
26 3/2012 $7,600 Average $9,500
32 3/2015 $5,588 Good $4,750
Overall Average: Sales Not on ROW $9,911

Median Adjusted Price: Not on ROW $8,952

21. The average adjusted price as of January 2015 for Christian County farmland that sold with an
existing transmission line corridor crossing the property is only 5.93% less than the average adjusted price
for similar farmland not on a transmission line corridor. However, the median price on a transmission line
corridor is about 3.95% higher than the median price for farmland not on a right-of-way. Since one of the
sale prices paid for farmland on g‘v?irght-of-way (Sale No. 23) is at a price dramatically higher than the average,
and another (Sale No. 12) is significantly lower than the average, a comparison of the median prices may be
more appropriate. Based on the two comparisons, prices on a transmission line corridor in Christian County

are selling at only a small discount of perhaps no more than negative -2.0% per acre.

22. Our study of Christian County farmland prices is also relevant to any concerns that addition of a
second transmission line corridor across a parcel of farmland can result in an additional negative impact on
land values. As shown on the map above, five of the farmland transactions we analyzed involved parcels with
more than one transmission line. The sales data in the table above indicates that the average adjusted price
of the two line parcels is $10,299 per acre, significantly higher than the average adjusted price of the single
line parcels as well as significantly higher than the average adjusted price ($9,911 per acre) for the Christian

County sales involving farmland not located on a transmission line corridor.

15
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MY PRIOR RESEARCH INDICATES THAT POWER LINES DO NOT HAVE ANY
SIGNIFICANT NEGATIVE IMPACT ON PRICES OR VALUES OF ADJACENT
RESIDENTIAL PROPERTIES AND UNDEVELOPED RESIDENTIAL LAND

23. Over the past 25 years | have conducted a number of studies concerning the effect of existing

transmission line corridors and power lines on prices and values in northeastern Illinois. These studies have
included the following areas:

A. The Sugar Ridge and River Ridge single-family home subdivisions in South Elgin,
Tllinois.

B. The Coventry townhouse development in Lake in the Hills, Illinois.

(o] The Concord Pointe townhouse development in Carol Stream, Illinois.

D. The Hampton Park townhouse development project in Naperville, Illinois

24, The locations of those Illinois transmission line impact studies by me are shown on the map below.
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25. My research into the Sugar Ridge and River Ridge detached single-family home neighborhoods
in South Elgin, Illinois indicated that there has been no adverse impact since 1995 on the prices of homes
located either adjacent to an existing transmission line corridor or with views of the power lines, My research

also indicatesd that the addition of a second power line did not adversely impact property prices or values.
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26. My research into three townhouse projects in the Chicago metro area {Coventry in Lake in the
Hills, Concord Pointe in Carol Stream, and Hampton Park in Naperville) indicated there has been no impact
on prices of townhomes located in proximity to the transmission line corridors and power lines located

adjacent to them,

27. A detailed summary of my Chicago metro area research into the impact of fransmission lines on

adjacent home prices is contained as Exhibit E attached to this report.

THE ANALYSIS AND CONCLUSIONS IN THE KURT C. KIELISCH REBUTTAL
TESTIMONY

Introduction

28. Ihave reviewed the Kielisch Submission on behalf of intervenors in this case and analyzed the
methods and data used in that report. My review of the Kielisch Submission indicates that it confains
significant errors. When the errors are corrected, his analysis does not support his conclusion that
transmission lines have a significant adverse impact on prices and values of farmland ranging from -10%
upwards to -34%. Nor does the corrected analysis support his conclusion that “HVTL easements have a
much greater impact than 100% of the underlying fee value of the easement itself.” (Kielisch Submission,

pages 33 -34).

Components of the Kielisch Submission

29.  The Kielisch Submission includes three principal components:

A. a review of the published real estate appraisal and real estate economics literature
analyzing the impacts-of transmission lines on property prices and markets;

B. Summaries of various news stories and commentaries on public perceptions concerning
transmission lines; and

C, nine “HVTL Easement Impact Studies”? reportedly conducted by Mr. Kielisch.

The Kiclisch Submission Review of the Published Professional Real Estate Literature

30. The review of the published professional real estate literature in the Kielisch Submission

includes the following statements:

%5 The text of the Kielisch Submission (page 27, Line 4) references eight impact studies. However, Schedule KCK-7 in
the Kielisch Submission summarizes nine studies.
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A, “In the early nineties, when EMfs were just entering the public consciousness, it was
difficult to find a measurable price difference between homes close to an HVTL and those that were
note.” (Page 51)

B. “The effect of HVTLs on property values has long been a matter of contention with many
studies either proving a diminutive effect or none at ail.” (page 51)

C. “For example, in a 2007 study funded by a utility, researchers Jennifer Pitts and Thomas
Jackson conducted market interviews, literature research and empirical research and reported little (if
any) impact of power lines on property values. However, they did note that there is an increasing
recent opinion that proximity to power lines has a slight negative effect on property values.” (page 51)

D. A study by Chaimers and Voorvart “found an encumbering HVTL had only a small
negative effect on the sale price of a residential home. In half of their samples they found consistent
negative property values mostly limited to less than 10% with most between 3% -6%. They
summarized their findings as showing ‘no evidence of systematic effects of either proximity or
visibility of 345Ky (kilovolt) transmission lines on residential real estate values.”™ (page 52)

E. One Canadian study found that “the per acre values from more than 1,000 agricultural
property sales in Eastern Canada were 16-29% lower for properties with easement for transmission
lines than for similar properties without easements” while three other Canadian studies “found

different results” that were much lower or showed no adverse impact.

Summary of the Results of the Kielisch Impact Studies

31.  The eight “impact studies” in the Kielisch Submission are as follows:

A. Kielisch Study No. 1. A statistical multiple regression analysis of tand values in Christian,
Logan, Macon, and Sangamon counties in Illinois resulting in a conclusion by Mr. Kielisch that a
transmission line easement “had an impact equal to 2.47 times the easement size (in acres) divided by
the total acres of the encumbered parcel” and on a four acre easement area on a 60 acre farmland
property would result in a negative impact of -16.5%.

B. Kielisch Study Neo. 2: A review?’ of a statistical multiple regression study in Wisconsin
undertaken by Professor Thomas Jackson of Texas A&M University resulting in a conclusion by Mr.
Kielisch that the study indicated an impact from a transmission line equal to 2.43 times the easement

size in acres divided by the total acres of the encumbered parcel.

7 It is not clear what role Mr, Kielisch had in the review of the Jackson study. The Kielisch Submission describes the
review as having been undertaken by Mr. Jim Sanders, a real estate appraiser based in Arizona, and Professor Peter
Cohwell who teaches at the University of lllinois in Champaign/Urbana, lllinois
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C. Kielisch Study No. 3: A “paired sales analysis” in two Kansas counties involving prices
paid for farmland “with and without” HVTL transmission lines resulting in a conclusion by Mr.
Kielisch that the negative impact from the transmission line was -23% to -24%.

D. Kielisch Study No. 4: A simple regression analysis and paired sales analysis in Marathon
County, Wisconsin involving prices paid for farmland and residential fand “with and without” HVTL
transmission lines resulting in a conclusion by Mr. Kielisch that negative impacts on prices from power
lines ranged from -15% to -34% depending on the manner in which the power line traversed the
properties.

E. Kielisch Study Ne. 5: A comparison of one sale of 78.05 acres of farmland in Tuscola
County, Michigan, traversed by a transmission line to 12 “comparable properties” without a
transmission line resuiting in a conclusion by Mr. Kielisch that the negative impact on the value of the
78.05-acre parcel was between -16% and -18%.

F. Kielisch Study No. 6. A paired sales analysis of four competitive bid sales in Tuscola
County, Michigan, involving two properties that were not traversed by a transmission line resulting
in a conclusion by Mr. Kielisch that the transmission line had a negative impact on the value of -20%.

G. Kielisch Study No. 7: A paired sales analysis involving farmland sales in St. Clair County,
Michigan, involving properties with and without transmission lines resulting in a conclusion by Mr.
Kielisch that the transmission line negative impact on the prices ranged from -11% to -24% depending
on the manner in which the power line traversed the properties and had an average impact “across the
spectrum” of locations of -16%.

H. Kielisch Study No. 8: Two paired sales analyses™ involving farmland in Stearns County,
Minnesota resulting in a conclusion that the transmission lines had a negative impact on values ranging

from -16% to -26% depending on the manner in which the power line traversed the properties.

32, In addition to the eight studies discussed by Mr. Kielisch in the testimony portion of his

submission, Schedule KCC-7 accompanying the submission contains a ninth study involving a comparable

sales analyses of cropland and rural residential home site prices in Stearns County, Minnesota, resulting in a

conclusion by Mr. Kielisch that negative impacts on prices from power lines ranged from -12% to -22%

depending on the manner in which the power lines traversed the properties.

33.  The Kielisch Submission (page 33) summarized his conclusions from his eight studies as

follows: “Our studies indicated the impact of a 345kV HVTL on overall land value ranged [from] -10%,

2 The analysis is reported to have been done by Meeks Appraisal & Consulting, Inc. 1t is not clear from the Kielisch
Submission if Mr. Kielisch had a role in the analysis.
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upwards to -34%, with the impacts dependent on the tocation of the easement, size of the line, size of the
encumbered parcel and support structures” and that “HVTI. easements have a much greater impact than

100% of the underlying fee value of the easement itself.”

SUMMARY OF THE ERRORS IN THE KIELISCH IMPACT STUDIES
REVIEWED

Introduction: The Five Kielisch Impact Studies Reviewed

34.  We have undertaken a detailed review and analysis of the following five of the eight Kielisch
impact studies:?’ Impact Study No. 1 involving central Illinois farmland; Impact Study No. 4 in Marathon
County, Wisconsin; Impact Studies No. 5 and No. 6 in Tuscola County, Michigan, and Impact Study No. 7
involving St. Clair County, Michigan, The Kielisch impact studies fall into two groups as follows: (1)
statistical multiple regression model studies {Study No. | and No. 2) and {2) matched pairs, or paired sales

analysis studies (Studies No. 3 through 8 plus the ninth study referenced in Schedule KCK-7).

Summary of the Most Significant Errors in the Kielisch Impact Studies Reviewed

35.  The most significant errors in the Kielisch statistical multipte regression model study (Study
No. 1) may be summarized as follows:

A, There are too few sales (observations) to support the number of variables tested and then
specified in the models resulting in unsupported results, When only a few additional sales are added
to the model, the results change dramatically and do not support the conclusion by Mr. Kielisch.

B. The study inciudes an inappropriate outlier in the multiple regression model. When that
outlier is excluded and the model is run in a simple linear specification, the result of the model changes

dramatically and it does not support the conclusion by Mr. Kielisch.

36. Themostsignificant errors in the Kielisch matched pairs {paired sales analysis) studies reviewed

by us (Studies No. 4 through No. 7) may be summarized as follows;
A, The studies resort to “data mining” — sometimes called “cherry picking -- of sales that
significantly bias some of the matched pairs studies. When additional sales are added to the paired
sales analysis, the results of the analyses change significantly and do not support the conclusions by

Mr. Kielisch.

29 Kielisch submitted his backup file producton on 2/9/17. Those files were transmitted to us on 2/13/17. As of the date
of this report, we have had only eight days to review and analyze the data and information in those files. As aresult,
only five of his impact studies have been reviewed as of the date of submission of this expert report and declaration.
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B. The studies include unsupported adjustments to prices paid and fail to make other
adjustments that should have been made to sales prices used in some of the studies. When necessary
corrections are made to the adjustments and other appropriate adjustments are added, the results of
some of the studies do not support the conclusions by Mr. Kielisch.

C. Sales in one subtnarket are compared fo sales in another submarket rather than to sales in

the same submarket.

ANALYSIS AND CORRECTION OF THE ERRORS IN THE KIELISCH
MULTIPLE REGRESSION MODEI.
Recognition by the Appraisal Profession of the High Error Rates and Inaccuracies Inherent in Multiple

Regression Modeling

37. A statistical muliiple regression model is a form of automated valuation model, or AVM.
Standards of professional practice of the appraisal profession recognize that AVMs including multiple
regression models are subject to a high error rate and are subject to manipulation to achieve predetermined

results (bias).

38. Because of their inaccuracies, the home lending industry has not been widely utilizing AVMs
that incorporate multiple regression models to determine the value of individual properties for mortgage
origination: “The reluctance to use this product (AVMs) for first mortgages is due to uncertainty concerning

the reliability of the product in high loan-to-value situations.”™ According to the Appraisal Institute, the

largest professional organization of real estate appraisers, "AVMs are rarely accepted by mortgage investors."

(Appraiser News Online, June 1, 2004).

39,  The inaccuracy of mass appraisal techniques is specifically recognized by the Appraisal
Standards Board USPAP Standard 6: "It is implicit in mass appraisal that, even when properly specified and
calibrated mass appraisal models are used, some individual value estimates will not meet standards of

reasonableness, consistency, and accuracy,"!

0 Mark R. Linne, MAIL, CRE, ASA, FRICS, “A Vision for Valuation: Automated Valuation Models and Appraisal
Practice,” paper presented at the 23" Pan Pacific Congress of Appraisers, Valuers and Counselors, San Francisco, CA,
September 16-19, 2006. AVMs have also begun to be used by some lenders “for internal purposes, either in a quality
confrol environment as an appraisal review tool or for funding on high-quatlity loans that were kept within the institution
such as home equity loans.” Victoria Cassens Zillioux, “Automated Valuation Models: Automation vs. Hybrid,” paper
presented at the 23™ Pan Pacific Congress of Appraisers, Valuers and Counselors, San Francisco, CA, September 16-19,
2006.

3 USPAP 2016-2017 Edition, Standard 6: Mass Appraisal, Development and Reporting, Standards Rule 6-7, Lines
1388-1390.
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40,  The Appraisal Institute in its book on valuation modeling comments as follows: "Most AVMs
are good at estimating the value of properties with homogeneous property characteristics and location factors.
With appraiser-based market estimate modeling, however, the valuation process that an appraiser uses can
be more refined and meaningful because it may better reflect the concerns that the actual real estate market

mechanism presents in a defined neighborhood."*

41, A number of academic researchers — inchuding Professor Peter Colwell who was involved in
both Kielisch Impact Study No. 1 and No. 2 -- have found that multiple regression modeling falls short when
measured against the traditional sales comparison approach using an adjustment grid to determine values.
Colwell, Cannaday and Wu in an carly article in the AREUA Jouwrnal compared regression analysis to
traditional adjustment grid methods used by appraisers. The authors’ comparison “makes clear the

superiority of the grid approach over a pure regression approach” in the analysis situation evaluated.

42.  The Cotwell, Cannaday and Wu article, as well as an article by Professor Vandell,* attribute the
superiority of properly weighted comparable sales over regression modeling to a fundamental problem of
every multiple regression model — it cannot “solve” for every variable affecting the price and value of a

particular property.”

43. A seminal article by Lentz and Wang attributed a “high standard error” as the central problem
in relying on the output of regression modeling: “The Real Problem. One of the most serious problems
involved with the application of the regression method to appraisals has yei to be adequately addressed in the
literature: the large standard error of the regression estimate. The high standard error of estimates reported
in most hedonic studies might render the fitted values useless (for example, see the standard errors reported
in Vandell, 1991, Tables 2 and 3). Indeed, when the standard error of estimate is normally 10% to 30% of
the estimated value of residential properties, we fail to see that the appraisal can contribute very much to the

underwriting process.”

2 A Guide 1o Appraisal Valuation Modeling, Appraisal Institute (2000), p. 41.

3 Peter F. Colwell, Roger E. Cannaday, and Chunchi Wu, “The Analytical Foundations of Adjustment Grid Methods,”
AREUEA Journal, Vol. 11, No. 1., 1983, 11, at 27. See also, Kerry D. Vandell, “Optimal Comparable Selection and
Weighting in Real Property Valuation,” AREUEA Journal, Vol. 19, No. 2., 1991, 213, at 236.

HKemry D. Vandell, “Optimal Comparable Selection and Weighting in Real Property Valuation,” AREUEA Journal,
Vol. 19, No. 2., 1991, 213,

13 “pure regression prediction suffers from an omitted variable problem. . . Colwell, Cannaday, and Wu, supra, at 26.
% George H. Lentz and Ko Wang, “Residential Appraisal and the Lending Process: A Survey of Issues,” Journal of
Real Estate Research, Vol. 15, Numbers 1/2, 1998, p. 19.
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Regression Modeling and Standards of Professional Appraisal Practice

44,  Standards of professional appraisal practice require a regression model to contain a sufficient
number of sales to assure a statistically reliable multiple regression model.

A. The various textbooks, courses and seminars of the appraisal profession make it very
clear that for a multiple regression model to be reliable, the number of sales -- also called the "number
of observations," the "data set," or the "sample" -~ "will have to be large enough to accommodate all
of the variables you may need to include in the model."*’

B. The 14th Edition of The Appraisal of Real Estate (p. 746) states that there is an important
relationship between the number of observations (number of sales} and the number of independent
variables specified in the model: "Since R’ and the ability to generalize from a sample to a population
are affected by the ratio of » [number of observations or sales] to k [number of independent variables],
many researchers suggest that the minimum ratio should be in the range of 10 to 15 observations per
independent variable, with a ratio of 4:1 to 6:1 as an absolute minimum."”

C. The Appraisal Institute book entitled An Infroduction fo Statistics for Appraisers says the
following about the proper relationship between the number of sales (observations or data set) and the
number of independent variables in the model: "(T)he size of the data set puts constraints on how many
variables that data set will accommodate. A good rule of thumb is to include at feast 10 to 15
observations per independent variable. That is, n/k > 10 to 15. Hair, et al. suggest an absolute
minimum of n/k > 6 to 10. When the ratio of n to k is too low, model fit and prediction statistics can
be misleading. Therefore, caution is advised whenever n/k < 10. Dielman notes that 30 observations

plus 10 to 20 per additional independent variable is also often suggested as a rule of thumb."*

Summary of Limitations and Errors in the Kielisch Impact Study Ne.1 and No. 2 Regression Models

45.  Neither Kielisch Impact Study No. 1 nor Impact Study No. 2 contain a sufficient number of
sales to support a statistically reliable multiple regression model.
A, The Kielisch Subiission (page 84) states that his Impact Study No. 1 regression model

uses a total of only 70 sales of which six involved sales of farmland crossed by a transmission line and

3 Marvin L. Wolverton, PhD, MAL, An Infroduction lo Statistics for Appraisers, The Appraisal Institute, 2009, at p.
159.

8 Marvin L. Wolverton, PiD, MAI, An huroduction to Statistics for Appraisers, The Appraisal Institute, 2009, Chapter
10, "Multiple Linear Regression Analysis," at pp. 323-324. The Hair, et al. reference is to L. ¥. Hair, R. E. Anderson, R,
C. Tatham, and W. C. Black, Multivariate Data Analysis with Readings, 3rd Edition, Macmillan, 1992. The Dielman
reference is to T. Dielman, Applied Regression: Analysis for Business and Econonrics, 3rd Edition, Duxbury/Thomson
Learning, 2001).
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64 did not.” ** Mr. Kielisch initially specified the model with 21 independent variables and claims he
tested the model*! to see which of the variables “had a direct impact on value and only those data
entries were then utilized in the final analysis.”™*

B. According to the generally accepted standards of professional appraisal practice cited
above, a reliable regression model testing the impact on value of 21 variables would require a
minimum of four to six sales (observations) per independent variable, or a data base containing at least
84 to 126 sales, and preferably, a data set containing 10 to 15 sales (observations) per variable or 210
to 315 sales to assure ré]iability. The data set utilized by Mr. Kielisch in Impact Study No. | was
deficient.

C. Six sales on a transmission line barely meets the minimum number of “observations”
required for a regression model and, as explained below, one of the six transmission line sales used by
Mr. Kielisch is an “ocutlier” located adjacent to a coal fired power plant and contaminated coal ash
disposal pond.

D, The Kielisch Submission (page 84) states that the Impact Study No. 2 Wisconsin
regression model undertaken by Sanders and Colwell uses a total of only 91 sales of which sixteen
involved properties with a transmission line.*® There are 18 “explanatory” (independent) variables in
the Sanders/Colwell model (Table 3, p. 20), or five “observations” per variable, which barely meets
the minimum requirement of four to six observations per independent explanatory variable, and falls

far short of the optimal standard of at least 10 to 15 observations per variable which would require a

data set of at least 180 to 270 sales,*

46, Kiliesch linpact Study No. 1 involving central 1ilinois farmland contains an “outlier” located
next to an electrical generating power station and coal ash waste pit that dramatically skews the cutcome of
the model. As defined in the 6" Edition of The Dictionary of Real Estate Appraisal, an “outlier” is “an

observation with an extreme value (outside of the typical range).”

¥ The regression model specified in the full 2015 Kielisch central 1llinois study contained 71 sales of which he claims
eight — not six — were reported to involve farm properties containing transmission lines. However, of the 71 sales, only
seven — not eight — were traversed by transmission lines. Forensic Appraisal Group, “Central Ilinois HVTL Study on
Agricultural Land,” April 15, 2015.

40 The Kielisch Submission in this Missouri proceeding says his original 2015 study was updated in 2016 (Kielisch
Submission, page 84).

+ Mr. Kielisch has not provided the results of his test runs of the model.

* Forensic Appraisal Group, “Central Hlineis HVTL Study on Agricultural Land,” April 15, 2015, at 11.

# Peter F, Colwell and Jim L. Sanders, “The Impact of Electric Transmission Lines on the Value of Farmland,” 2015

*H Of the 18 variables in the Sanders/Colwell Wisconsin model, 11 involve county locations included to determine if
farmland prices vary by county in Wisconsin. However, for five of the 11 counties included in the model specification,
there are five or fewer sales included.
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A. As indicated above, the Kielisch Impact Study No. 1 relies on seven sales of farmland
crossed by transmission lines. The seven transmission line sales contained in his 2015 report, total
acreage involved, the sale price per acre, date of sale, and their county location are shown in the

following table organized by size from smallest acreage to largest.

Kielisch Central Illinois Study Transmission Line Sales
Kielisch Sale ID No. Acres $/Acre Date of Sale County
Laenna-VA-007-H 30.0 $6,500 3/21/2011 Logan
Maroa-VA-011-H 77.750 $12,540 4/11/2014 Macon
Lanelle-VA-003-H 80.000 $13,500 5/3/2013 Sangamon
Laenna-VA-006-H 130.000 $9,500 4/27/2012 Logan
Mounurn-VA-003-H 166.500 $9,044 1/3/2014 Christian
Mounurn-VA-002-H 166.500 $9,009 3/24/2014 Christian
Soutork-VA-004-H 879.900 $5,876 12/26/2012 Christian
B. Note that the last sale in the table above contains 879.9 acres, or five times more acreage

than the next largest transmission line sale, and eight times larger than the average of the acreage
involved in the other seven sales, which makes it an “outlier” simply by comparison to the other seven
transmission line related sales. Its status as an outlier is made especially clear by plotting its size

compared to all 71 sales included in the data set used by Mr. Kielisch in his model, as shown below.
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C. But there is another even more significant problem related to the 879.9 acre sale — it is
located adjacent to a large coal fired power plant operated by Dominion Energy Services Company.
Below is the map that appears in the Kielisch Submission showing the location of the sale identified
by him as Soutork-VA-004-H in Christian County.
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At the very bottom left corner of the map, the arrow points to the location of the Dominion Kincaid Generation
Station, a coal fired power plant. Itisa 1,319 MW power plant constructed in 1967 and 1968. Adjacent to the
plant itself is the impoundment lagoon for the coal ash generated by the plant. According to Source Watch, the
Kincaid Generation Station is the 80™ most polluting coal fired plant in the United States when measured by
coal combustion waste stored in surface impoundments and in April of 2013, Dominion agreed to pay a $3.4
million civil penalty and spend $9.75 million on environmental mitigation projects to resolve Clean Air Act
violations at the Kincaid power plant and two other coal-fired power plants in other states.** Below is a Google

satellite map view and view of the plant from Highway 104.

4 hitp://www.sourcewatch.org/index.php/Kincaid Generating_Station
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D. Although the description by Mr. Kielisch of the 879.9-acre farm parcel involved in his
Sale No. Soutork-VA-004-H notes that “the land is located NE of substation and abuts a parcel in the
SW that contains industrial waste,” there is no mention of the power plant or the size or magnitude of
the coal ash impoundment area that holds the industrial waste. A number of published studies have
found significant impacts on land values due to proximity to coal fired power plants.*®

E. Given the issues associated with that 879.9-acre transaction, Mr. Kielisch should not have

used it as a transmission line sale.

¢ See, for example, Davis, Lucas W., “The Effect of Power Plants on Local Housing Values and Rents.” May, 2010.;
Blomquist, Glenn, “The Effect of Electric Utility Power Plant Location on Area Property Value.” Land Economics,
1974. See also, Tolley, G.S., “Effects of the Proposed Indeck Facility on Property Values, Land Use and Tax
Revenues,” Unpublished paper, RCF Economic and Financial Consulting, Inc. Reports, 2000.
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Conclusion Resulting from Correcting the Kielisch Errors in Impact Study No. 1

47.  We have replicated the Kielisch regression model and rerun it without the sale adjacent to the
Kincaid Generation Station. When that sale is excluded, and a linear regression model is run, it shows that
the impact of transmission lines is only 0.91 times the value of the actual easement area -- not 2.47 times the

value of the easement area as claimed by Mr. Kielisch.

48,  That result of the corrected Kielisch central Illinois Impact Study No. 1 regression model would
then indicate the following range of impacts on value to the entirety of acreage in each of the seven

transmission line sales included in the Kielisch central Illinois study.

Kielisch Conclusion Compared to Corrected Central Illinois Regression Model

Kielisch Acres Easement Ratio of Kielisch Kielisch % Corrected Corrected
Sale ID Acreage Easement Impact Impact on Regression Indicated
No. to Entire | Conclusion Value Model Impact Impact on
Acreage Conclusion Result Value of
Entire Parcel
Laenna-
30.0 1.00 3.33% 2.47 -8.23% 091 -3.03%
VA-007-H
Maroa-
77.750 4.604 5.92% 2.47 -14.62% 0.91 -5.39%
VA-011-H
Lanelle-
80.000 4.24 5.30% 2.47 -12.09% 0.91 -4.82%
VA-003-H
Laenna-
130.000 1.73 1.33% 2.47 -3.29% 0.91 -1.21%
VA-006-H
Mounurn-
166.500 12.70 7.63% 2.47 -18.85% 0.91 -6.94%
VA-003-H
Mounurn-
166.500 12.70 7.63% 2.47 -18.85% 0.91 -6.94%
VA-002-H
Soutork-
879.900 80.24 9.12% 2.47 -22.53% 0.91 -8.30%
VA-004-H

49.  The range in the corrected impacts is between -1.21% and -8.30%, with an average impact of

-5.23% and a median impact -5.39%. By comparison, the average of incorrect calculations by Mr. Kielisch
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is -14.07% and the median is -14.62%. As a resuit, Mr. Kielisch has overstated the impacts in central Hlinois

by more than 160%.

50.  The Kielisch central Illinois Impact Study No. 1 has therefore dramatically overstated the effect

on value of the presence of a transmission line on farm properties.

51.  The corrected central Illinois study is in line with the published peer reviewed literature. More
than half of the published research relating to potential impacts of transmission lines on property values has
found no adverse impact on prices and values. When studies do find impacts, the range is typically between

1% and no more than 10%.

ANALYSIS AND CORRECTION OF THE ERRORS IN THE KIELISCH PAIRED
SALES STUDIES

Introduction: Summary of the Problems and Errors in the Kielisch Paired Sales Studies

52,  Kielisch Impact Studies No. 4 through No. 7 involved paired sales analysis, also called
“matched pairs™ analysis or “paired data analysis. The principal problems and errors in the Kielisch paired

sales studies reviewed by us are as follows:

A. An insufficient number of sales to support a viable paired sales conclusion.
B. Lack of support for adjustments.
C. Comparing prices paid in one submarket area to prices paid in another submarket rather

than in the same submarket.

Standards of Professional Appraisal Practice and Paired Data Analysis

53.  Paired data analysis is defined in the 6™ edition of The Dictionary of Real Estate Appraisal as
follows: “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, or adjusted

data, is compared to isolate and estimate a single characteristic’s effect on value or rent.”

54.  The 14" Edition of The Appraisal of Real Estate (pages 398-399) provides the following
warnings about “paired data analysis:”

A. “Paired data analysis should be developed with extreme care to ensure that the properties

are truly comparable and that other differences do not exist, such as improvements made subsequent

to the sale or additional approvals that had to be obtained.”
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B. “Although paired data analysis of sales or rents is a theoretically sound method, it may
be impractical and produce unreliable results when only a narrow sampling of sufficiently similar
properties is available.”

C. “A lack of data can make quantifying the adjustments attributable to all the variables a
difficult process.”

D. “An adjustment derived from a single pair of sales is not necessarily indicative, just as a
single sale does not necessarily reflect market value.”

E. “Special care must be taken when relying on pairs of adjusted prices because the
difference measured may not represent the actual difference in value attributable to the characteristic
being studied. The difference may include other aspects of the property, not just the one characteristic

being studied.”

Errors in the Kielisch Impact Study No. 4

55. Kielisch Impact Study No. 4 involves an analysis of sales of rural residential, agricultural and
recreational land in Marathon County, Wisconsin. The full Kielisch study” claims to measure the impact on
property value due to the presence of a 345kV electric transmission line known as the Arrowhead-Weston
line, finking Duluth, Minnesota to Wausau, Wisconsin.® The study identifies a total of five so-called “power

line” sales and ten sales of land unencumbered by the power line between the years of 2003 and 2005.*

56. The Kielisch Marathon study (page 3) claims to include “all sales of comparable size and use
that were not encumbered by the power line in the townships of the encumbered sales™ during the years
studied. The study includes a total of eleven unencumbered sales but ultimately relies upon a total of ten

unencumbered sales. To account for appreciating land values over the three-year study period, a 10% per

¥ An Impact Study of a 345kV Electric Transmission Line on Rural Property Value in Marathon County, Wisconsin.
Kurt C. Kielisch, IFAS, of Appraisal Group One, Inc. Dated April 22, 2006.

*% The Kielisch study acknowledges that the powerline did not yet exist in Marathon County during this time period,
with construction occurring in Marathon County in 2007 and the line achieving energized status in early 2608.
However, Kielisch states in his April 2006 study that sales along the powerline corridor occurred with full knowledge of
the eventual placement of the transmission line. Easements allowing for the construction of the power line were
generally in place before the property was transferred.

42 The Keilisch study references nine sales, however, he assembles eleven sales and ultimately utilizes ten sales in his
analysis. The discarded sale (at 15 acres) was presunably omitted because of its size.

3t dn Impact Study of a 343kV Electric Transmission Line on Rural Property Value in Marathon County, Wisconsin.
Kurt C. Kielisch, IFAS, of Appraisal Group One, Inc. Dated April 22, 2066. Page 3.

31

102580779 V-]

Schedule RJR-1
Page 31 of 100



year time adjustment is included.” The 15 sales in the Kielisch study range in size from 18 acres to 93 acres

in size.

57.  The claim by Mr. Kielisch that his study includes “all sales of comparable size and use that were
not encumbered by the power line in the townships of the encumbered sales” is not accurate. Our
investigation of the sales data obtained from the Marathon County land records website found seven
additional sales during the Kielisch study 2003 to 2005 time period that were also not affected by the power
line. These seven additional sales - located within the same townships as the power line sales*” and in the

same size range as the 10 Kielisch sales - sold at an average of $1,529 per acre (before time adjustment) and

approximately $1,712 per acre when adjusted for their date of sale.*® These unatfected value indications are
nearly identical to the per acre average values of the power line sales, both on an unadjusted basis ($1,514

per acre) and after adjusting for time (31,770 per acre).

58. By contrast, the ten unencumberd sales utilized by Kielish as “comparable” in “size and use”
sold at an average price of $2,480 per acre, more than 60% higher than the sales that Mr. Kielisch should
have, but did not, include in his study. The reason they sold at such a significantly higher price than the
seven additional sales we found but not included by Mr. Kielisch is simple -- the 10 Kielisch unencumbered
properties were generally superior to the power line properties in location, access, and intended use. For
example, eight of the ten sales were purchased for construction of a single-family residence while only one
of the power line sales was purchased for a homesite. One of the unencumbered sales was located adjacent
to the Big Eau Plaine County Park in Green Valley township, well outside of the townships through which
the power line corridor traverses. Two other sales are located in the southern reaches of Emmett Township
between four and eight miles away along the Big Eau Plaine Resevoir and directly adjacent to a subdivision
of expensive homes. Mr. Kielisch made no adjustinents to account for differences in location, intended use,

or development potential.

1 The Kielisch study claims to have adjusted all sales to a common date of March 1, 2005, but our research and analysis
is unable to confirm that such an adjustiment was properly made. A date closer to October 2005 appears to be a more
likely date based on our review of the data and charts included in the Kielisch study.

32 And, in fact, located in close proximity to, yet not adjacent to, the power line corridor. The seven sales ranged from
between 0.5 and 1.0 miles from the powerline.

33 To account for appreciating land values over the three-year study period, Kielisch makes a 10% per year time
adjustment. The Kielisch study claims to have adjusted all sales to a common date of March 1, 2005, but our research
and analysis is unable to confirm that such an adjustment was properly made. A date closer to October 2005 appears to
be a more likely date based on our review of the data and charts included in the Kielisch study.
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59. By comparison, the seven unencumbered sales we found — and not considered by Mr. Kielisch
— are located inn the same townships as the power line sales and all but one not involve purchases for
construction of a single-family residence. Their average price was $1,529 per acre (before time adjustiment)
and approximately $1,712 peracre when adjusted for their date of sale, nearly identical to the per acre average
prices paid for the power line sales, both on an unadjusted basis ($1,514 per acre) and after adjusting for time

($1,770 per acre).

Conclusion Resulting from Correcting the Kielisch Errors in Impact Study No. 4

60. The Kielisch Impact Study No. 4, therefore, when corrected, indicates no effect of a

transmission line corridor easement on prices and values.

Introduction to Kielisch Impact Study No. 5 and No. 6

61. Kielisch Impact Study No. 5 and Impact Study No. 6 both invelve matched pairs analysis
involving transmission line sales in Tuscola County, Michigan. In Impact Study No. 5, Mr. Kielisch
compares the price paid for one 78.05-acre farmland sale with a transmission line to the prices paid for 12
farmland properties without a transmission line. In Impact Study No. 6, Mr. Kielisch compares the price
paid for one 20-acre farm parcel with a transmission line to the prices paid for three nearby farm properties
without a fransmission line. When the two studies are considered together, they do not support the Kielisch

conclusion of negative impacts on value between -16% and -20%.

Errors in Kielisch Impact Study No. 6

62. Kielisch Impact Study No. 6 involves the sale by a family trust of four farm properties in
Fairgrove Township in Tuscola County, Michigan. Two of the parcels were transected by a 345kV electric
transmission line while the other two were not. One of the two parcels with a transmission line also contained
a wind turbine. One of the unencumbered properties had a small residence on it. The four properties were
reported by Mr. Kielisch to have been sold “on the same day by competitive bid.” (Kielisch Submission, p.

86)

63.  Mr. Kielisch claims that he compared the prices paid for the two parcels with transmission lines
to the prices paid for the two parcels that did not, and, “after making adjustments for the wind lease income
and the residential improvement, the matched pair indicated the HVTL had a -20% impact on the overall

property value.” (Kielisch Submission, p. 86)
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64. However, the file documentation produced by Mr. Kielisch to support his Impact Study No. 6

contains significant misrepresentations and errors:

A. The “Comments™ to the “Matched Pairs Analysis” table produced by Mr. Kielisch claims
he contacted the Seller’s attorney, Mr. Henry Knier, who “stated that the HVTL did negatively
influence the value of the land.” To verify the accuracy of that statement, my Clarion colleague Mr.
Charles T, Brigden called Mr. Knier on February 15, 2017, to confirm the Kielisch claims about the
transactions. When Mr. Knier was asked whether the presence of the transmission lines negatively
affected the prices, he said “No, not all.” When asked if he recollected ever making representations in
the past that the presence of the transmission lines affected the prices paid, he responded “Absolutely
not.” That directly contradicts the Mr. Kielisch claim that Mr, Knier believed the presence of the
transmission lines affected the prices paid.

B. Despite the claim by Mr. Kielisch that he analyzed “two” sales of properties with
transmission lines, the matched pairs table he produced contains only one of the two sales — the lowest
priced 20-acre sale at $8,000 per acre. The table does not contain the second of the two sales —an 80-
acre parcel split off from the 20-acre parcel and containing a wind turbine as well as a transmission

line that sold for $9,125 per acre.

65.  Mr. Knier in our call with him stated that the $8,000 price paid for the smaller 20-acre parcel

was affected by its lack of access — the property only had appeal to an adjoining owner since the parcel was

landlocked and lacked road access. As a result, the price paid was less than its market value if it had access.

in our experience with farmland property, an appropriate upward adjustment for lack of access is typically

10%, and in many cases higher. Adjusting the $8,000 per acre price upward by 10% to reflect its lack of

access results in an adjusted price of $8,800 per acre.

66.  One of the two unencumbered sales has what Mr. Kielisch describes as a “small home + barn™

and he assigns it a value of $25,500 which he deducts from the sale price. Below is a photo of the house and

barn from Google maps street view.
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67. Based on the photos and the assessor’s description of the house and barn, we consider the 6%

adjustment by Mr. Kielisch to be too low. We collected sales of other recent sales of older farmhouses in

Tuscola County. Those sale prices and information about the properties is included in the table below:

Address Sa}e Date of Acreage | House Size Comments
Price Sale
Historic house.
4183 Ringle Rd. $45,000 | 12/17/16 NA 2,200 sq. ft.
4BR & 1BA
Built 1940.
4994 Slack Rd. $64,000 4/22/15 0.65 1,590 sq. ft.
3BR & 2BA
Built 1920.
4058 Bradleyville Rd. $77,000 8/5/15 1.75 1,364 sq. ft.
3BR & IBA
2057 N. Kirk Rd. $55,000 1/26/17 1.03 1,440 sq. ft. 3BR & 1 BA
Built 1940.
147 N. Vassar Rd. $47,000 12/4/16 1.21 1,600 sq. ft.
3BR & 1BA
7960 W. Gilford Rd. $55,620 4/12/16 1.2 1,450 sq. ft. 3BR & 1BA

68. Deducting $10,000 to $15,000 for the value of the acreage involved in each of the home sales

indicates that the price paid for the improvements was between $30,000 and $62,000.
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69.  Those sales support more than a $25,500 downward adjustment for the contributory value of
the farmhouse on one of the Impact Study No. 6 sale properties. A 10% downward adjustment, indicating a
contributory value of the house and barn of $42,500, is more appropriate, resulting in an adjusted price per

acre for that unencumbered sale of $9,563 per acre.

Conclusion Resulting from Correcting the Kielisch Exrors in Impact Study No. 6

70.  The average of the $9,125 per acre price paid for the 80-acre parcel with the transmission line
and the adjusted $8,800 per acre price for the smaller 20-acre parcel is $8,963 per acre. When compared to
the $9,782 average of the two unencumbered sales ($10,000 per acre and improvement adjusted $9,563 per
acre), the indicated impact on value due to the presence of a transmission line is a negative -8.37% -- not

negative 20% as indicated by Mr. Kielisch.

71.  Ewven when corrected, Kiclisch Impact Study No. 6 discussed above provides little support for
any significant conclusion concerning fransmission line impacts since it is based on such a limited set of
sales. As noted carlier in this report, the 14™ Edition of The Appraisal of Real Estate states that “(a)n
adjustment derived from a single pair of sales is not necessarily indicative, just as a single sale does not

necessarily reflect market value.”

Errors in Kielisch Impact Study No. 5

72.  The other Kietish paired sales analysis (Impact Study No. 5) in Tuscola County, Michigan,
matches 12 unencumbered farmland sales with one transmission line sale. The conclusion by Mr. Kielisch is
that the paired sales analysis in Impact Study No. 5 shows a -16% to -18% impact due to the transmission
line. However, a document produced by Mr, Kielisch indicates that the 12 non-transmission line sales are
located in six different townships in Tuscola County and Mr. Kielisch makes the following upward

adjustments for “location” to seven of the 12 sales without providing any explanation of the basis for the

adjustments:
A, Akron Township (2 sales) — upward adjustment of 10%;
B. Columbia Township (2 sales) — upward adjustment of 17%; and
C. Denmark Township (3 sales) — upward adjustment of 16%.

73.  The property on the transmission line is located in Gilford Township. Mr. Kielisch makes no

upward adjustment for location to the three sales in Gilford Township. However, Mr. Kielisch also makes

36

10258077RY-1

Schedule RIR-1
Page 36 of 100



no upward adjustment for location to two other sales — one in Almer Township and the other in Juniata

Township.

74. 1t is possible that the basis for the Kielisch upward adjustments is their relative distance from
the one transmission line sale used in his Impact Study No. 5 paired sales analysis. The table below shows

the Kielisch Submission sales number, the township, the location adjustment, and the distance of each sale

from the Gilford township transmission line property.

Upward Location Distanse {rom
Kielisch Sale No. Township Location Lo Transmission Line
Adjustment
Sale Property
Akron-VA-001 Akron 10% 8.50 miles
Akron-VA-002 Akron 10% 7.75 miles
Almer-VA-001 Almer 0% 10.0 miles
Columbia-VA-002 Columbia 17% 12.10 miles
Columbia-VA-003 Columbia 17% 12.30 miles
Denmark-VA-001 Denmark 16% 7.10 miles
Denmark-VA-002 Denmark 16% 7.20 miles
Denmark-VA-003 Denmark 16% 7.50 miles
Gilford-VA-001 Gilford 0% 2.20 miles
Gilford-VA-002 Gilford 0% 2.60 miles
Gilford-VA-004 Gilford 0% 2.30 miles
Juaiata-VA-001 Juniata 0% 4.40 miles

75.  The four sales located closest to the Gilford transmission line property received a 0% location
adjustment, as did a sale located 10.0 miles distant in Almer Township. Yet five sales located closer than

10.0 miles received larger adjustments than the Almer Township sale. Mr. Kielisch provides no explanation

of these discrepancies in the location adjustments.

76.  But even if distance from the transmission line sale is the criteria, Mr. Kielisch provides no
explanation as to why those sales must be adjusted upward. Does Gilford Township have higher farmland

sales prices than the other townships in Tuscola County? Is there another reason? If so, he should have

explained the basis.

Conclusion Resulting from Correcting the Kielisch Errors in Impact Study No. 5
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77.  1f we exclude the unsupported location adjustment, the comparison of the 12 prices (using the

Kielisch prices adjusted for changes in market conditions) would be as follows:

o Township Sale Price Time Adjusted Sale

RiellsehvaleNo, Location ($/Acre) Price ($/Acre)
Transmission Line Sale Gilford $6,278 $6,278
Akron-VA-001 Akron $6,500 $6,795
Akron-VA-002 Akron $6,270 $6,609
Almer-VA-001 Almer $7,468 $7,350
Columbia-VA-002 Columbia $6,250 $6,198
Columbia-VA-003 Columbia $6,412 $6,359
Denmark-VA-001 Denmark $6,250 $6,289
Denmark-VA-002 Denmark $7,304 $6,792
Denmark-VA-003 Denmark $5,500 $6,215
Gilford-VA-001 Gilford $6,643 $7,725
Gilford-VA-002 Gilford $6,497 $6,378
Gilford-VA-004 Gilford $7,183 $7,387
Juniata-VA-001 Juniata $5,860 $6,864

Average of 12
$6,511 $6,747
Unencumbered Sales
Indicated Impact Due to
Transmission Line -6.95%
Easement

Conclusion Resulting from Properly Comparing Sales in Impact Study No. 5 and No. 6 in Tuscola

County on a Township by Township Basis

78.  We can also combine the results of the two Tuscola County Kielish case studies and analyze the
indicated impact of transmission lines. The Fairgrove Township sales in Kielisch Impact Study No. 6 are
between 3.89 and 4.3 miles from the Gilford transmission line sale, a distance for which no location

adjustment was made in the analysis by Mr. Kielisch.

79.  The table below combines the two Kielisch studies, adjusting all prices to the most recent
2/12/2015 date of sale of the two transmission line sales involved in Impact Study No. 6. It indicates that
when all of the Tuscola County sales considered by Mr. Kielisch in his two Tuscola County impact studies

are considered, there is no impact from the presence of a transmission line on farmland prices and values

38

102580779\V-1

Schedule RJR-1
Page 38 of 100



Kieli Township Sale Price . Feb: 4085
ielisch Sale No. T.ooation (S/Acre) TlmelAd_]usted Sale
Price (S/Acre)
Transmission Line Sale Gilford $6,278 $7,814
Transmission Line Sale Fairgrove $8.800 $8,800
Transmission Line Sale Fairgrove $9,125 $9,125
Average of 3 Transmission Line

il $8,068 $8,580
Akron-VA-001 Akron $6,500 $8,458
Akron-VA-002 Akron $6,270 $8,226
Almer-VA-001 Almer $7.468 $9,149
Columbia-VA-002 Columbia $6,250 $7,715
Columbia-VA-003 Columbia $6,412 $7,915
Denmark-VA-001 Denmark $6,250 $7,828
Denmark-VA-002 Denmark $7,304 $8.,454
Denmark-VA-003 Denmark $5,500 $7,736
Gilford-VA-001 Gilford $6,643 $9.,615
Gilford-VA-002 Gilford $6,497 $7,939
Gilford-VA-004 Gilford $7,183 $7,387
Juniata-VA-001 Juniata $5,860 $9,195
No. 2 Fairgrove $9,563 $9,563
No. 3 Fairgrove $10,000 $10,000
Avg. of 14 Unencumbered Sales $6,979 $8,513
R CL L

Errors in Kielisch Impact Study No. 7

80.  The Kielisch Submission (page 29) states that his Impact Study No. 7 involves a comparison of
six transmission line sales in St. Clair County, Michigan, with 12 unencumbered sales in the same county.
Mr. Kielisch reports that his analysis “indicated that fence line locations has a minimum of a -11% impact
and bisections a -24% impact” with an average of a “~-16% impact across the spectrum without differentiating

between locations.”
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81. Kielisch Impact Study No. 7 contains the following significant problems:

A. He makes large unsubstantiated adjustments differences in location when comparing sale
prices in one township to sale prices in another township.

B. He uses only a small sample of available sales prices in his matched pairs analysis — when
other publicly available sales data is included, there is no need to make large location adjustments.

C: When the additional sales are added, and the location adjustments eliminated, the

corrected Kielisch matched pairs analysis indicates a significantly lower impact on prices and values.

82.  The six transmission line sales used in the Kielisch Impact Study No. 7 are located in four
different townships within St. Clair County — Berlin (one sale), Casco (two sales), China (two sales), and

Columbus (one sale).

83. Rather than undertake an analysis on a township by township basis, Mr. Kielisch simply

compares the combined set of six transmission line sales to another group of 12 sales in 10 townships.

84. The adjustment table included in the Kielisch document production contains a column for
location adjustment. The table indicates that Columbus and St. Clair townships are considered the baseline.
In other words, the location of all 18 of the sales in the table are adjusted based on some unstated and
unsupported comparison between each township and Columbus and St. Clair townships. The number of sales

in each township and the location adjustment made is summarized in the table below:

Township No. of Kielisch Sales Adjustment for Location
Unencumbered Sales
Berlin I +18%
Columbus 2 0%
Emmet 1 +43%
Grant l +47%
Greenwood 2 +30%
Mussey | +31%
Brockway | +39%
Transmission Line Sales
Berlin 1 18%
Casco 2 0%
40
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China 2 0%

Columbus ] 0%

85.  Neither the Kielisch Submission nor the documentation produced provides any support for, or

analysis of, the differences between the township locations that resulted in the upward adjustments.

86. The sizes of the upward adjustments — between 18% and 43% -- are quite large. The need for
such large adjustments is typically considered to be evidence that the sales selected are not truly

“comparable” to the “baseline” properties needing no adjustment.*

Conclusion Resulting from Correcting the Kielisch Errors in Impact Study No. 7

87. We have searched the publicly available sales data sources for St. Clair County and found
additional unencumbered sales in three of the four transmission line townships that could have been compared

to the transmission line sale prices in the same township.*® The comparisons are shown in the table below.

Kielisch Sale No Township Size Sale Price | Time Adjusted Sale
; Location (Acres) ($/Acre) Price ($/Acre)
Kielisch :

Berlin 78.76 $3,652 $4,034

Transmission Line Sale
Kielisch Berlin VA-002 Berlin 77.59 $3,544 $4,727
Clarion Berlin No. 1 Berlin 40.0 $2,500 $3,487
Clarion Berlin No. 2 Berlin 14.26 $3,927 $4,801
Clarion Berlin No. 3 Berlin 115.0 $2,922 $3,519
Clarion Berlin No. 4 Berlin 66.79 $4,866 $5,406
Clarion Berlin No. 5 Berlin 28.41 $2,675 $2,969
Clarion Berlin No. 6 Berlin 34.01 $4,999 $3,987
Clarion Berlin No. 7 Berlin 15.16 $5,000 $3,974

3 For example, see the FHA residential appraisal handbook, Appendix D: Valuation Protocol for mortgage
underwriting. It includes the following statements: “Be careful that adjustments are reasonable and not excessive. If a
property is overvalued, there is a high probability that the reason can be traced to an excessive adjustment (p. D-29) and
“If any adjustment is excessive, review the comparable sales to determine if the best ones were selected. If the total
adjustments appear excessive in relation to the sale price; the appraiser should reexamine the comparability of that sale”
(p. D-31)

33 Since Kielisch does not utilize sales smaller than approximately 15 acres, we have also only considered sales of
approximately 15 acres or larger.
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Clarion Berlin No. 8 Berlin 39.65 $3,279 $2,334
Average of 9
Berlin Township $3,746 $3,911
Unencumbered Sales
Negative Impact from Transmission Line on Prices +3.14%
Kielisch
Transmission Line Sale Fagy ut) Gl Yo
Kielisch
Transmission Line Sale Caeen Ly R M
Clarion Casco No. 1 Casco 5527 $2,352 $3,395
Clarion Casco No. 2 Casco 81.30 $2,989 $2,615
Clarion Casco No. 3 Casco 16.49 $6,186 $4,820
Average of 2
Casco Township §2,983 $3,931
Transmission Line Sales
Average of 3
Casco Township $3,842 $3,610
Unencumbered Sales
Negative Impact from Transmission Line on Prices +8.89%
Kielisch
Transmission Line Sale Chsg bR Sz Yaoll
Kielisch
Transmission Line Sale S NS W e
Clarion China No. | China 107.93 $4,000 $4,776
Clarion China No. 2 China 29.28 $1,708 $1,795
Clarion China No. 3 China 18.00 $3.167 $3,280
Average of 2
China Township $2,781 $2,945
Transmission Line Sales
Average of 3 $2,958 $3,284
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China Township

Unencumbered Sales

Negative Impact from Transmission Line on Prices -9.93%

88.  Asindicated above, when sales are analyzed on an individual township basis rather than across
townships, two of the three townships show positive impacts on value between +3.1% and +8.9% while one

shows a negative -9.9% impact.

REVIEW OF THE HENKE REBUTTAL TESTIMONY

89.  We have been provided with the rebuttal testimony of Intervenors’ Property Witness Charles
(and Robyn) Henke dated January 24, 2017. That testimony claims that prices paid at a November 2, 2016

land auction prove that power lines adversely impact property values.

90.  According to representations made by the Henkes, a tract of land traversed by a transmission
line sold at a significant discount when compared to the other two tracts sold on the same day in the same

auction.

91.  Based upon the limited information provided by the Henkes, it is not possible to determine if
the differences in price paid per acre are attributable to the presence of the power line, or to other factors such
as differences in soil/crop productivity, farm improvements including fencing, barns or silos, property
configuration and access, or percentage of tillable land vs. non-tillable woodlands, wetlands and

drainageways.

92.  As noted earlier in my expert report and declaration, the generally accepted standards of the
appraisal profession recognize the limitations of a such a limited matched pairs analysis. The following two
statements in the 14" Edition of The Appraisal of Real Estate (pages 398-399) apply to the information

produced by the Henkes:

A, “An adjustment derived from a single pair of sales is not necessarily indicative,
just as a single sale does not necessarily reflect market value.”

B. “Special care must be taken when relying on pairs of adjusted prices because the
difference measured may not represent the actual difference in value attributable to the
characteristic being studied. The difference may include other aspects of the property, not just

the one characteristic being studied.”
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SUMMARY AND CONCLUSIONS

93, My review and analysis of the published real estate appraisal and real estate economics
literature indicates that more than half of the published research relating to potential impacts of transmission
lines on property values has found no adverse impact on prices and values. When studies do find impacts,

the range is typically betwveen 1% and no more than 10%.

94.  The published farmland impact literature generally indicates that transmission lines have no
impact on the price of farmland they cross. One study in Wisconsin found a small- 2.1% to -3.4% negative

impact based on 88 transactions.

95. My study of farmland prices on and off existing transmission corridors in Christian County,
Hllinois, found no more than about a -2.0% impact on prices. My Christian County study also found that

farmland with two transmission lines actually sold at a higher median price than farmland with one line.

96. My research into Sugar Ridge and River Ridge detached single-family home neighborhoods in
South Elgin, Illinois indicates that there has been no adverse impact since 1995 on the prices of homes located
either adjacent to an existing transmission line corridor or with views of the power lines and that the addition

of a second power line did not adversely impact property prices or values.

97. My research into three townhouse projects in the Chicago metro area (Coventry in Lake in the
Hills, Concord Pointe in Carol Stream, and Hampton Park in Naperville) indicates there has been no impact
on prices of townhomes located in proximity to the transmission line corridors and power lines located

adjacent to them.
98. My review of the Kielisch Submission indicates the following:

A. The published professional real estate literature he references generally agrees with my
research into the literature, in that it often finds no impact on prices and values, and when impacts are
found, they are typically quite low. The Kielisch Submission summary of the literature contradicts the
conclusions of higher negative effects in his impact studies.

B. The regression model used in Kielisch Impact Study No. | contams an outlier that should
not have been included. When the model is run as a linear regression \Vlﬂ]‘yhe outlier, it does not

support the conclusion by Mr, Kielisch that the impact of an easement significantly exceeds the value
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of the easement area. Instead, the impact of the presence of the transmission line is less than the value
of the easement area on the farmland parcel.

C. The four Kielisch paired sales analyses reviewed by us have significant errors. When the
errors are corrected, they do not support the conclusions by Mr. Kielisch of negative impacts on

property values. The conclusions of Mr. Kielisch and the corrected outcomes are shown below:

Kielisch Impact Corrected Impact
Kielisch Impact Conclusion
Study Conclusion
No. 1 Impact significantly greater than Impact less than easement
easement area value area value
No. 4 Negative impact of -15% to -34%
depending on the manner in which the No impact
power line traversed the properties.
No 5 & No. 6 Negative impact of -16% to -20% No impact to -7.0% impact
S _110 _9%0,
N 7 Negahv_‘e impact of I_],A] to. 2% Possible positive impact from
depending on manner in which the Pl )
; transmission lines to no more
power line traverses the property and an Al &
R B than a -9.9% impact
average negative impact of -16%

99.  The conclusion of Mr. Kielisch that the impact on value of a transmission line easement exceeds
100% of the value of the easement encumbered area of a farm property is not supported by his corrected

impact studies.

100. The information submitted to support the testimony of Intervenors’ Property Witness Charles
(and Robyn) Henke alleges that a tract of land (traversed by a transmission line) sold at a discount when

compared to the other two tracts sold on the same day at auction is insufficient to support their claim.

101.  Because the impact on value of a transmission line easement is typically less than 100% of the
market value of the area crossed by the easement, owners of farmland will receive adequate compensation
from the Grain Belt Express proposal to pay 110% of the market value of each acre of farmland to be
acquired. Grain Belt Express will also make additional payments for structures and impacts on farming
operations resulting from construction and maintenance of the proposed transmission line. In addition, the
Grain Belt Express project is unlikely to have any negative impact on prices or market value of adjacent lands
including land with future development potential. Market value for purposes of the fee simple interest in
property considered in this assignment is defined as follows: “Market value is the amount in cash, or on terms

reasonably equivalent to cash, for which in all probability the property would have sold on the effective date
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of the appraisal, after a reasonable exposure time on the open competitive market, from a willing and
reasonably knowledgeable seller to a willing and reasonably knowledgeable buyer, with neither acting under
any compulsion to buy or sell, giving due consideration to all available economic uses of the property at the
time of the appraisal.” (Interagency Land Acquisition Conference, Uniform Standards for Federal Land

Acquisitions, Washington, D.C. 2000, Section B-2, p. 30)

102. This expert report is subject to the Certification in the Addenda (Exhibit D).

103. I, Richard J. Roddewig, certify under penalty of perjury that this report and the items attached

to it are true and correct.

By:
Richard J. Roddewig, MAI, CRE, FRICS
Date: February 21, 2017
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NOTARY PAGE

State of lllinois
County of A Q0 k

This instrument was acknowledged before me on the

2017 by Yichard T, Radde wh g

DOUGLAS Q. KOSKE
OFFICIAL SEAL
Netary Putiic - State of llinois
My Comerission Expires
Dozembar 10, 2017

{g Ao

(SEAL)
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EXHIBIT A:
RICHARD J. RODDEWIG, MAI, CRE, FRICS
GENERAL QUALIFICATIONS AND LIST OF PUBLICATIONS
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PROFESSIONAL HISTORY

Present

Prior

GENERAL QUALIFICATIONS OF
RICHARD J. RODDEWIG, MAI, CRE, FRICS
CLARION ASSOCIATES, INC.

President - Clarion Associates, Inc.
Senior Principal - Pannell Kerr Forster, 1987-1988

Senior Vice President - Shlaes & Co., Real Estate Counselors and Appraisers,
1986-1987

Vice President and General Counsel, Shlaes & Young Information Systems,
1982-1986

Consultant - Shlaes & Co., 1978-1986

Attorney-at-law - Roddewig and Associates, 1976 to 1977; 1978-1987; 1988
to 1992.

Research Attorney - Northeastern lllinois Planning Commission, 1977-1978
Associate and Attorney - Ross & Hardies, Chicago, 1973-1976

Staff Attorney and Consultant in Australia, International Comparative Land
Use Project - The Conservation Foundation, Washington, D.C., 1974-1975

Adjunct lecturer - Governors State University, Park Forest South, lllinois,
1978; Northeastern lllinois University, Chicago, lllinois, 1979; School of
Urban Sciences, University of lllinois at Chicago Circle, 1979 to 1987; School
of History of Art and Architecture, University of lllinois at Chicago Circle,
1985 to 1989; Department of Finance, DePaul University, Chicago, lllinois,
1990 to Present.

AREAS OF SPECIAL COMPETENCE

Real estate consulting practice concentrated on appraisals, feasibility
studies, and market studies of larger residential, retail, commercial office,
industrial, hotel and motel properties and vacant sites.  Special
concentration in valuation of historic structures, contaminated property,
and special purpose properties. Legal experience in real estate, income tax,
land use and zoning, and historic preservation.

REPESENTATIVE MAJOR PROJECTS
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Qualified as an expert witness hefore arbitration panels and in federal and
state courts in Arizona, Colorado, Alaska, Minnesota, lHinois, Maryland, West
Virginia, Tennessee, Mississippi, Louisiana, Florida, Texas and Pennsylvania.

Directed appraisal of 1300 miles of railroad right-of-way for federal
bankruptcy trustee.

Consultant to City of Chicago Department of Planning on revisions to Chicago
Zoning Ordinance.

Valuation of more than 100 historic preservation easements donations for
private developers and the Internal Revenue Service.

Valuation consultant and expert witness for $20.0 million township open
space acquisition program.

Analysis of impacts of contamination and environmental risks on
neighborhoods, markets and properties in cities, towns and rural areas in
approximately 25 states including Alaska, Hawaii, California, Washington,
Wyoming, Colorado, Missouri, Minnesota, Wisconsin, Illinois, Michigan,
Indiana, Chio, Pennsylvania, West Virginia, Maryland, New Jersey, New York,
Connecticut, Massachusetts, South Carolina, Georgia, Florida, Louisiana,
Alabama and Mississippi.

Analysis of appropriate methodology for determining impact of Hurricane
Katrina on property prices and values in New Orleans, Louisiana.

Consulting and expert testimony for Exxon concerning impact of Exxon
Valdez oil spill on land markets and property values in Alaska.

Valuaticon of landfills in Colorado and Pennsyivania.

Valuation of water storage and irrigation district properties in Colorado and
Alberta, Canada.

Valuation of all privately owned real estate at the South Rim of Grand
Canyon National Park.

Valuation of the Saturn integrated automobile manufacturing and assembly
plant in Spring Hill, Tennessee.
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Master of Arts - University of Chicago
Juris Doctor - University of Chicago
Bachelor of Arts {Summa cum Laude) - University of Notre Dame

Author, co-author, or contributor to fourteen books and more than fifty
monographs and articles in publications such as Real Estate Review, The
Appraisal Journal, Valuation, Urban Land, The Urban Lawyer, Real Estate
Issues, and Real Estate Today. Featured speaker nationally on preservation
faw, environmental risk analysis, real estate economics, rehab feasibility, and
appraisal practice.

Member, Appraisal Institute (designated MAI). Chair, Government Affairs
Committee, Illinois Chapter, Appraisal Institute, 1991-92. Past Member,
Regional Ethics and Counseling Panel. Member, Appraisal Institute Special
Task Group for the Development of Standards for Determining the
Acceptability of Applications for Statistical and Market Survey Techniques to
the Valuation of Real Property, 2000. Member, Appraisal Institute Special
Task Group on Conservation and Historic Preservation Easement Valuation,
2005 to 2006.

Currently licensed as a Certified General Real Estate Appraiser in following
states: Hlinois, License No. 553.000129; Michigan, License No. 1201070816;
Wisconsin, License No. 1166; Indiana, License No. CG40400323; Ohio,
License No. 2009003123; Maryland, License No. 31824; West Virginia,
License No. CG535; Pennsylvania, License No. GA004159; Virginia, License
No. 4001017454; South Carolina, License No. 7421; Tennessee, License No.
5455; Louisiana, License No. APR.0000002976-CGA; Florida, License No.
RZ3166; Oklahoma, License No. 13043CGA; Colorado, License No.
CG01319904; Minnesota, License No. 40094488; Mississippi, License No. GA-
839; Alabama, License No. G00996; California, License No. 3004126; Nevada,
License No. A.0207418-CG; Arizona, License No. 32168; Washington State,
License No. 1102373; and Hawaii, License No. CGA-1157. Currently
temporarily licensed in Georgia, Missouri, New York, and North Carolina.

Currently licensed as a Real Estate Broker in lllincis and formerly in
Pennsylvania.

Member, Counselors of Real Estate (designated CRE). Chair, Midwest
Chapter, 1991; Vice Chair, Midwest Chapter, 1992. Member, Editorial Board,
Real Estate Issues, 2013-present.

Member of the Illinois Bar and American Bar Association.

American Bar Association: Chairman, Historic Preservation and Architectural
Controls Subcommittee, 1984-1988; Vice Chairman, land Use Llaw
Committee, 1985-1987; Chairman, Land Use Law Committee, 1987-1990;
Co-Chair, Waste Disposal and Land Use Law Subcommittee, 1991 to 1998;
Member, Real Estate Damages Subcommittee of Environmental Litigation
Committee, 2004 to present.
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Member, Ely Chapter, Lambda Alpha International; Treasurer, 1987-1988;
Vice President, 1988-1989; President, 1990.

Member, American Planning Association.

Elected to Phi Beta Kappa, University of Notre Dame (1970).

Second Annual Richard Nickel Award, Professional Preservationist of the
Year (1985}, Landmarks Preservation Council of lllinois.

Sanders A. Kahn Award (1996) as the author who develops the best example
of a thought-provoking presentation on concepts and practical problems
facing the appraisal and real estate industries, for article in The Appraisal
Journal, published by the Appraisal Institute.

Regular contributing columnist (Environment and the Appraiser
Department), The Appraisal Journal (1996 to 2002),

George L. Schmutz Award {2012) from the Appraisal Institute for the “the
most outstanding Appraisal Institute Publication of 2011” for the book
entitled Appraising Conservation and Historic Preservation Easements.

Co-recipient (2013) of the William S. Ballard Award as the “author whose
work best exemplifies the high standards of content maintained by Real
Estate Issues, the professional journal published by The Counselors of Real
Estate.” ‘

Member, Board of Governors, Landmarks Preservation Council of Hlinois,
1976-79 & 1982-85; Vice President, 1978-79 and 1983-84; Emeritus Board,
2017-2018.

Member, lilinois Historic Sites Advisory Council, 1979-1982,

Member, lllinois Governor's Advisory Task Force on Historic Preservation,
1985.

Member, Board of Trustees, lllinois Historic Preservation Agency, 1985-
1991.

Member, llinois Governor's Tourism Task Force, 1986-1987 {Chairman,
Financing Subcommittee).

Board of Directors, Preservation Action, Washington D.C., 1988-1290.

Board of Directors, Frederick Law Olmsted Society of Riverside, lllinois, 1986-
1988.

Member, Advisory Board, John Marshall Law School Center for Real Estate
Law, 2009 to Present.
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PUBLICATIONS BY RICHARD J. RODDEWIG
BOOKS (AUTHOR, CO-AUTHOR, EDITOR OR CONTRIBUTOR)

"Australia: Land Banking as an Emerging Policy," in Neal Roberts (ed.), The Government Land Developers,
(Lexington: D.C. Heath and Company, 1977).

Green Bans: The Birth of Australian Environmental Politics, (New York, N.Y.: Allanheld Osmun & Co./Universe
Books, in conjunction with The Conservation Foundation, 1978).

"Preservation Law and Economics," Chapter 7 in A Handbook on Historic Preservation Law, (Washington,
D.C.: The Conservation Foundation and the National Center for Preservation Law, 1983).

Rehab for Profit: New Opportunities in Real Estate, with Jared Shlaes, (Chicago: National Association of
Realtors, 1984).

The Conservation Easement Handbook: Managing Land Conservation and Historic Preservation Easement
Programs, with Cheryl A. Inghram et al., (San Francisco: Trust for Public Land and the Land Trust Exchange,
1988).

"The Office Building as an Economic Generator and Contributor," Chapter 3 in The Office Building: From
Concept to Investment Reality, (Chicago: Counselors of Real Estate, the Appraisal Institute, and the Society
of Industrial and Office REALTORS, 1993).

“Inverse Condemnation in Regulatory Takings,” with Christopher J. Duerksen, Chapter 14E in Nichols on
Eminent Domain, (New York: Matthew Bender & Company, Inc., updated release, 1996).

“Appraising Theme Parks,” with Gary R. Papke and Steven Schiltz, Chapter 36 in David C. Lennhoff (ed.), A
Business Enterprise Value Anthology, (Chicago: The Appraisal Institute, 2001).

“The EPA’s Brownfields Initiative: Will It Improve the Market for Contaminated Properties?” and “Mortgage

Lenders and the Institutionalization and Normalization of Environmental Risk Analysis,” with Allen C. Keiter,

in Thomas A. Jaconetty, (ed.), Issues Confronting Properties Affected by Contamination or Environmental
roblems, (Chicago: International Association of Assessing Officers, 2002).

Problems,

Valuing Contaminated Properties: An Appraisal Institute Anthology, (Chicago: Appraisal Institute, 2002).

Appraising Conservation and Historic Preservation Easements (Chicago: Appraisal Institute, 2011).

The Appraisal of Real Estate, 14th Edition (Chicago: The Appraisal Institute, 2013).

Valuing Contaminated Properties: An Appraisal Institute Anthology: Volume Il, (Chicago: The Appraisal
Institute, 2014).

The Dictionary of Real Estate Appraisal, 6th Edition, (Chicago: The Appraisal Institute, 2015).
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MONOGRAPHS

"Components of a Good Historic Preservation Ordinance," {Chicago: tandmarks Preservation Council of
Hlinois, 1980Q).

Condominium Conversion Legislation: Separating Myth From Reality, {Washington, D.C.: National
Association of Realtors, 1980).

Loft Conversions: Planning Issues, Problems and Prospects, Planning Advisory Service Report Number 362,

{Chicago: American Planning Association, 1981).

Preservation Easements in Hllinois, {Chicage: Landmarks Preservation Council of lllinois, 1982).

Preservation Ordinances and Financial Incentives: How They Guide Design, (Washington, D.C.: National
League of Cities, 1982).

"The Uniform Condominium Act and illinois Condominium Ordinances: A Comparison,” ORER Report No. 1,
(Urbana, Illinois: University of illinois Office of Real Estate Research, 1982),

Preparing a Historic Preservation Ordinance, Planning Advisory Service Report Number 374, (Chicago:
American Planning Association, 1983).

Analyzing the Economic Feasibility of a Development Project: A Guide for Planners, Planning Advisory Service
Report Number 380, (Chicago: American Planning Association, 1983).

Economic Benefits from Rehabilitation of Historic Buildings in lllingis, {Springfield, lllinois: Hlinois Historic
Preservation Agency, 1984).

Transferable Development Rights Programs: TDRs and the Reai Estate Marketplace, with Cheryl A. inghram,
Planning Advisory Service Report Number 401, {Chicago: American Planning Association, 1987).

Responding to the Takings Challenge: A Guide for Officials and Planners, with Christopher J. Duerksen,
Planning Advisory Service Report Number 416, {Chicago: American Planning Association, 1989).

"Compensation for Temporary Takings After First English: Has a Taking Occurred and What Is the Measure of
Damages?," in Section 1983 and Land Use, (Ciifton, N.).: Prentice Hall Law and Business, 1989, p. 153).

Economic Incentives for Historic Preservation, A Critical Issues Fund Report, (Washington, D.C.: National Trust
for Historic Preservation, 1989).

Takings Law in Plain English, with Christopher J. Duerksen, produced for the American Resources Information
Network, 1994,

Preparing a Historic Preservation Plan, with Bradford J. White, Planning Advisory Service Report Number 450,
(Chicago: American Planning Association and National Trust for Historic Preservation, 1994).
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Environmental Risk and the Real Estate Appraisal Process: Seminar Workbook, with Gary R. Papke, (Chicago:
Appraisal Institute, 1994).

Special Purpose Properties: The Challenges of Real Estate Appraising in Limited Markets: Seminar Workbook,
with Gary R. Papke, (Chicago: Appraisal Institute, 1995).

Appraising Envirgnmentally Contaminated Properties: Understanding and Evaluating Stigma: Seminar
Workbook, (Chicago: Appraisal institute, 2001).

Appraising Historic Preservation Easements: Seminar Workbook (Chicago: Appraisal Institute, 2008).

Analyzing Effects of Environmental Contamination on Real Property: Seminar Workbook, (Chicago, Appraisal
Institute, 2010). Prepared by Professor Thomas Jackson. Includes cases studies previously prepared by
Richard J. Roddewig.

ARTICLES

"In Australia, Unions Strike for Environment," with fohn S. Rosenberg, in The Conservation Foundation Letter,
November 1975.

"New Shelters in Old Properties: The Tax Reform Act of 1976," with Michael S. Young, in Real Estate Issues,
Volume 3, Number 2, {Chicago: American Society of Real Estate Counselors, Winter 1978, p. 9.

"Meighborhood Revitalization and the Historic Preservation Incentives of the Tax Reform Act of 1976: Lessons
from the Bottom Line of a Chicago Red Brick Three Flat,” in The Urban Lawyer, Volume 11, Number 1, (Kansas
City: University of Missouri at Kansas City School of Law, Winter 1979, p. 35).

"Real Estate Tax Impact of Condeminium Conversions: A Chicago Perspective,”" with Michael S. Young, in The
Appraisal Journal, January 1980.

“Creating a Workable Historic Preservation Ordinance,” in American Planning Association, lllinois Chapter,
Newsletter, May 1980.

"Condomania or Condophobia?," in Real Estate Issues, Volume 5, Number 1, (Chicago: American Society of
Real Estate Counselors, Summer 1980, p. 16).

"Buitding on the Past," in Real Estate Today, (Chicago: National Association of Realtors, October 1980},

"The Changing Character of Chicago's Condominium Market," in Condominium: Chicagoland's Condominium
Guide, First £dition, Summer-Falf 1981.

"Preservation Rulings Foster Development and Economic Growth," in Design, December 14, 1981.

"Appraising the Best Tax Shelter in History," with Jared Shiaes, in The Appraisal Journal, Volume L, Number
1, (Chicago: American Society of Real Estate Appraisers, January 1982, p. 25).
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"'Certified' Rehabilitation of Historic Buildings: Are the Tax Benefits Worth the Extra Cost?," in Real Estate
Review, Volume 12, Number 3, {Boston: Warren, Gorham & Lamont, Autumn 1982, p. 67).

"Preservation Easements Reconsidered: An Alternative Approach to Value," with Jared Shlaes, in The
Appraisal journal, Volume Lil, Number 3, (Chicago: American Society of Real Estate Appraisers, July 1984, p.
325).

“Appraising Theme Parks,”" with Steven P, Schiltz and Gary Papke, in The Appraisal Journal, Volume LIV,
Number 1, (Chicago: American Society of Real Estate Appraisers, January 1986, p. 85).

"Preservation Easement Law: An Overview of Recent Developments,” in The Urban Lawyer, Volume 18,
Number 1, (Kansas City: University of Missouri at Kansas City School of Law, Winter 1986, p. 229}.

"Supreme Court Rules for Landowners," with Jared Shlaes, in The Inland Architect, {Chicago: The Inland
Architect Press, September/October 1986, p. 4).

"Landmark Preservation: The New Chicago Ordinance,” in Preservation Law Reporter, Volume 6, Nos. 1 and
2, (Washington, D.C.: National Trust for Historic Preservation, Spring/Summer 1987, 6 PLR 2017).

"Essential Elements of a Statewide Legislative Program for Historic Preservation,” in Preservation Forum,
Volume 2, Number 2, (Washington, D.C.: National Trust for Historic Preservation, Summer 1988, p. 11).

"Selling America's Heritage . . . Without Selling Out," in Preservation Forum, Volume 2, Number 3,
{Washington, D.C.: National Trust for Historic Preservation, Fall 1988, p. 2).

"Measuring Regulatory Hardship: Dealing with Real Estate Questions in Takings Cases,” with Christopher J.
Buerksen, in Urban Land, Volume 48, No. 1, {Washington, D.C.: Urban Land Institute, January 1989, p. 21).

"Measuring Regulatory Hardship: Are California Elephants Pink?," with Christopher J. Duerksen, in Urban
Land, Volume 48, No. 5, (Washington, D.C.: Urban Land Institute, January 1988, p. 15).

"Measuring Regulatory Hardship," with Christopher J. Duerksen, in Valuation, Volume 34, Number I,
{Washington, D.C.: American Society of Appraisers, June 1989, p. 48).

"Recent Developments in Land Use, Planning and Zoning," in The Urban Lawyer, Volume 21, Number 4,
{Chicago: American Bar Association, Fall 1989, p. 769).

"Recent Developments in Land Use, Planning and Zoning," in The Urban Lawyer, Volume 22, Number 4,
(Chicago: American Bar Association, Fall 1990, p. 719).

"Report of the Subcommittee on Land Use and Solid Waste," with Richard V. Houpt and Glenn C. Sechen, in
The Urban Lawyer, Volume 23, Number 4, {Chicago: American Bar Association, Fall 1991, p. 753)}.

"Measuring the Damages in Takings Cases: The Next Frontier," with Christopher J. Duerksen, in Zoning and
Planning Law Report, Volume 15, Number 7, (New York: Clark Boardman Callaghan, July-August 1992, p. 49).
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"Ready for Takeoff: Developing the 21st Century Airport,” with Christopher J. Duerksen, in Urban Land,
Volume 51, No. 11, (Washington, D.C.: Urban Land institute, November 1992, p. 26).

"The Commerce Clause and Waste Disposal Management Plans,"” with Richard V. Houpt and Glenn C. Sechen,
in The Urban Lawyer, Vol. 24, No. 4, {Chicago, American Bar Association, Fall 1992, p, 907).

"Market Value and Public Value: An Exploratory Essay,” with Gary Papke, in The Appraisal Journal, Volume
LXI, Number 1, {Chicago: Appraisal Institute, January 1993).

"A Better Way to Plan Airports,” with Christopher ). Duerksen and Raymond L. Reaves, in Urban Land, Vol.
52, No. 3, {(Washington, D.C.: Urban Land Institute, March 1993, p. 35}.

"Recent Developments with RCRA Subtitle D and Commerce Clause Cases After the Hunt and Fort Gratiot
Decisions," with Glenn C. Sechen, in The Urban Lawyer, Vol. 25, No. 4, (Chicago, American Bar Association,
Fall 1993, p. 797).

"Historic Preservation and the Constitution: Dispelling the Thirteen Myths," Historic Preservation forum,
July/August 1993, p. 11,

“Municipal Solid Waste: The Uncertain Future of Fiow Control -- A Municipal Perspective,” with Glenn C.
Sechen, in The Urban Lawyer, Vol. 26, No. 4, (Chicago: American Bar Association, Falt 1994, p. 801).

“Reduce Income Taxes with a Preservation Easement,” with Victoria L. Allan, in Innkeeping, Vol. 14, No. 4,
(Santa Barbara, Professional Association of Innkeepers Internaticnal, April 1996, p. 1).

“Stigma, Environmental Risk and Property Values: 10 Critical Inquiries,” in The Appraisal Journal, Volume
LX1V, Number 4 (Chicago: Appraisal Institute, October 1996, p. 375).

“Environment and the Appraiser: Temporary Stigma: Lessons from the Exxon Valdez Litigation,” in The
Appraisal Journal, Volume LXV, Number 1 {Chicago: Appraisal Institute, January 1997, p. 96-101).

“Environment and the Appraiser: Using the Cost of Environmental Insurance to Measure Contaminated
Property Stigma,” in The Appraisal Journal, Volume LXV, Number 3 (Chicago: Appraisal Institute, July 1997, p.
304).

"EPA’'s Brownfields Initiative: Will it Improve the Market for Contaminated Properties?”
in Valuation Insights & Perspectives, Volume 2, Number 3 (Chicago: Appraisal Institute, Third Quarter 1997,
p. 46).

“Environment and the Appraiser: Contaminated Properties and Guide Note 8: Questions, Answers, and
Suggestions for Reform,” in The Appraisal Journal, Volume LXVI, Number 1 {Chicago: Appraisal Institute,
January, 1998, p. 99).

“Environment and the Appraiser: Choosing the Right Analytical Tool for the Joh,” in The Appraisal Journal,
Volume LXVI, Number 3 (Chicago: Appraisal Institute, July, 1998, p. 320}.
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“Environment and the Appraiser: Classifying the Level of Stigma and Risk Affecting Contaminated Property,”
in The Appraisal Journal, Volume LXVil, Number 1 {Chicago: Appraisal institute, January, 1999, p. 98).

“Environment and the Appraiser: Adjusting Environmental Case Study Comparables by Using an
Environmental Risk Scoring System,” in The Appraisal Journal, Volume LXVill, Number 4 {Chicago: Appraisal
institute, October, 2000, p. 371).

"Junk Science, Environmental Stigma, Market Surveys, and Proper Appraisal Methodology: Recent Lessons
from the Litigation Trenches," in The Appraisal Journal, Volume LXVIl, Number 4, (Chicago: Appraisal
Institute, October 1999, p. 447).

“Environment and the Appraiser: Mortgage Lenders and the Institutionalization and Normalization of
Environmental Risk Analysis,” in The Appraisal Journal, Volume LXIX, Number 2 {Chicago: Appraisal Institute,
April, 2001, p. 119).

“Testing the Reliability of Contingent Valuation in the Real Estate Marketplace,” with James D. Frey, CRE,
FRICS, in The Appraisai fournal, Volume LXXIV, Number 3 {Chicago: Appraisal Institute, Summer 2006, p.
267),

“Law as Hidden Architecture: Law, Politics, and Implementation of the Burnham Plan of Chicago Since 1909,”
in The John Marshall Law Review, Volume 43, Number 2 (Chicago: John Marshall Law School, Winter 2010,
p. 375).

“Determining Real Estate Damages from Natural Disasters: Real Estate Counseling in Class Action Litigation —
Lessons from Hurricane Katrina,” with Charles T. Brigden and Gary R. Papke, in Reaf Estate issues, Volume 37,
Issues 2 and 3 (Chicago: The Counselors of Real Estate, December 2012, p. 77).

Analyzing Effects of Environmental Contamination on Rea} Property: Seminar Workbook, (Chicago,
Appraisal Institute, 2010). Prepared by Professor Thomas Jackson. Includes cases studies previously
prepared by Richard J. Roddewig.

"Power Lines and Property Prices," with Charles T. Brigden, in Real Estate Issues, Volume 39, Number 2
{Chicago: The Counselors of Real Estate, October 2014, p. 15).

"Real Estate Value impacts from Fracking: Industry Response and Proper Analytical Techniques,” with Rebel
A. Cole, PhD, in Real Estate Issues, Volume 39, Number 3 (Chicago: The Counselors of Real Estate,
December 2014, p. 6).

“Underbalanced Drilling: Can i Solve the Economic, Environmental and Regulatory Taking Problems
Associated with Fracking?,” with W. James Hughes, in The John Marshall Law Review, Volume 49, Issue 2,
Winter 2015, p. 511.

“An Alternative to Fracking,” with James Hughes, in Land Journal, (London: Royal institution of Chartered
Surveyors, June/july 2016, p. 18).
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Book REVIEWS

Federal Historic Preservation Case Law, Charlotte R. Bell, in The Appraisal Journal, Volume LIV, Number 2,
{Chicago: American Society of Real Estate Appraisers, April 1986, p. 306).

Landmark Justice: The influence of William §. Brennan on America's Communities, Charles M. Haar and Jerold
S. Kayden, in The Urban Lawyer, Volume 21, Number 2, {(Kansas City, Missouri: University of Missouri at
Kansas City School of Law, Spring 1989, p. 393).

Icons and Aliens, John Costonis, in Inland Architect, Volume 34, No. 1, {Chicago: January/February 1990, p.
31).

Environmental Engineering Dictionary, 3d ed., compiled and edited by C.C. Lee, PhD., in The Appraisal
Journal, Volume LXVil, Number 2, {Chicago: Appraisal institute, April 1999, p. 224).
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Richard J. Roddewig
Trial Testimony: 2010 - Present

BB&A Ventures, et al., vs. WWLD Hotel Investors, LLC, et al., Lease Arbitration Proceeding, No. 51-115 Y
001227-09 (Hearing Testimony given May 17 and 18, 2010)

Allison, et al. v. Exxon Mobil, et al., Circuit Court for Baltimore County, Maryland, Case No. 03-C-07-003809
(Testimony given in a Frye/Reed Hearing, November 3, 2010; Trial Testimony, june 1 and 2, 2011)

John Johnson, et al. v. Orleans Parish School Board, et al., State of Louisiana, Division M, CDC No. 93-14333
(Trial Testimony given April 28, 2013)

Thomas Reep, et al. v. City of Milwaukee, State of Wisconsin, Milwaukee County Circuit Court, Case No. 09-
cv-3483, Case Code 30201 (Trial Testimony given September 25, 2013)

John Naveiski, et al. v. International Paper Company, United States District Court for the Northern District of
Florida, Pensacola Division, Case No. 3:14-cv-00445 (Testimony given in a Daubert hearing, June 1, 2016)
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EXHIBIT B:
POWER LINES AND PROPERTY PRICES
REAL ESTATE ISSUES, VOL. 39 NUMBER 2, 2014
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FEATURE

Power Lines and
Property Prices

BY RICHARD J. RODDEWIG, CRE, MAI, FRICS; AND CHARLLS T. BRIGDEN, CRE, FRICS, ASA

THE POWER INDUSTRY TRANSFORMATION
THE AMLRICAN BELECTRICI Y GENERATING INDUSERY 11AS Aboul the Alltllols
experienved a radical transformation during the past 20 :
years, Once a tightly regulated public utility consisting ol a
small number of large cap companies operating on a state-
Dby-state basis, the electric industry has become a partially
deregulated, sem-public utility consisting of dozeas

of large and small cap companies producing, buying,
selling und distrabuting eneegy, Production facilities amd
distribution networks exist ont a Jucal, regional and even

Rlchatd] Roddxwlg, CRE MA!
ERICS, & prosidont of Clirion Assacnates,
Tie . Chicago, Roddorig bao poec st 0
* yedrs of o erivice ds 2 el estate vounsily
.m} u'.‘:ki R c‘Ml:;(h'H-; assfmneele acress
the Lhnned Stato. Auchof bis wark o forused
on exfarl Intiseiy i faegé eael e liferdated
ff?ldar:\lﬂauwmmu He ki autbored, co-
.mlf-wf’ :.flrlfu contsbuted to 1t hooks sond reive than soanticls
nationad husis. i ]n_!m’.‘wlpmm.» A psast chaie of the Soduwat Chapte of The
Connselors of Real Esbely, Rodrisg bon s widengeauate defree frovs
lh {sinrsity of |\'\.\!'l Frarerand both o gans doctar and it saadter of
ity degrec fram, the Unniversity of Chizags,

Charles T. Brigden, CRE, ASA, -
FRICS, n vice frssdent of Clariva Asociates,
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.fnr[‘um e i el platy cownelung and:

* Jeoekefrint éconsn ks, wchidrn) ieapor e
abate nehnatiin wad vossultie g bsiped et i

Among the major fssues, concerns and challenges still
playing vut in the regulatory and market srenas as the
industry transforms itsell are the folowing:!
overcapacity in some states and regions and
undercapacity in others, resulting in peak peried
poveer shortages, brownouts and blackouts;

creation uf a competitive national mackeiplace of !

buyers and sellers of generaling capavity and power; : Ve stare that 25 <Ltts. Drigdea directs Clarion
A\suum ru!u!mu 3d :-.ifﬂrc l effsrts mokeing birgracale )

s sientaf Contominatissd wesignments. Tl bold o bcbdor o lf

competitive bidding hy power companies to provide

(F.
service to cities, neighborhoods and even individual séitmee dedice in arckitd tare and ot ister of science J,J.,,,,,,,,[,,g,,,,
conswiners such as single- fatnily homeowners and Evuwjmn the Ummuh of \l’rws-m! S S S

small businesses; o
u the recogaition that coniruction of additional

ation ol fede slale ¢ av seal 1ax incenlives : : - .
s creation of federal, slate and even local tax incentive nuclear poser plants in the United States is no
w Juw o encourage "green and clean” coergy lunger polincatly (and economically) feasible;
oy 2t SuC sywalle TEV 8 Ty _ . N )
ir.udud]un fm'_l:i uch renewat h.n;mr;,) ourees & w asearch for alternative—ofien Jess expensive and
! olar. solid waste and I sases: . . -
wind. solar, solid waste and Tandfill gases; potentially more enviconmetatly friendly—sources
e more stringent environimental regulation of coal- of fuel for pewer plants;
burning power plants based o1 concerns abo : e ol Sl
urning power plants | ‘f“d on concerns abuut the » how 1o balance the benefits of substituting salural
uw.nunnwnldl dgu[; uf :ll\ ke .Idd\]{lil"-\l(ll?\ of gas for coal as a power plant fuel source—lower prices
sullur, arsenic and other heavy metals; . .
ulfur, arsenic an vy metals and lower CO2 and heavy mielad smokestack
n the canteibution of power plant €202 emissions to cmissions—with the concerns about the
global dlimate changy; environnzental impacts of recomly developed fracking
; — . v Uil v caaplitre Jape o .
» how to protect the power generating and distribution technology that can caphire Jarge lm“u"l_" of
- . Trev . anpe atural was in slule . N
systenn fom terrorist attacks; previowsly untapped smtural gas in slule formations
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Power Lines and Property Prices

in many parts of the country including New York,
Pennsylvania, North Dakota, Colorado and Texas;

an aging and capacity constrained natural gas and
petroleum pipeline system raising increased concerns
about polential leaks and explosions;

increasing reliance on rail shipments of crude oil;

transformation of the system into a “smart grid”
through a “modernization of the eleciricity delivery
system se Lhat it monitors, protects, and automatically
optimizes the operation of its many Interconnecied
elements?”?

IMPLICATIONS OF THE INDUSTRY
TRANSFORMATION FOR THE ELECTRICAL

ENERGY DISTRIBUTION SYSTEM

Somewhat lost from public view {and policy discussion)
In all of this is the power grid system ftsell, [t foo has been
in the midst of a radical transformation as the electric
industry attempis (o not only meet future demands in
high growth areas of the country but alse to increase
reliability, provide enhanced conneetivily rebween Fastern
and Western segments of the national grid, and connect
the distribution prid to the best locations for generating
tenewable encrgy from wind and solar sources fmproving
the reliability of the grid system hiss become s nomber
ane priority in the wake of highly publicized faitures in
the prid system, such as the 2003 Nertheast blackout

(the largest in history) that aflected more than 50 million
people in the .8, and Canadaand exposed systemic
problems in the distribution systen that create serious
refiabiility taanes.

The power industry recopnizes the maganilide of the
distribution issues and is king sleps to uddress the
natipi’s nead for a signilicastt spgrade lo i A 2011
Wechnical report® prepured by the Electric Power Research
Pnstitute sumimarizes the situation us follows:
"{lhe present electric powet delivery infrastruciure
was aot designed to meet the increased demands of a
restruclured eleciricity markelplace, the energy neads
of a digital society, or the frcreused wee and vartability
of renewable power production. As o yesull there is
a pational imperative to upgnade the currem power
Jdelivery system fo the higher performance teveh
requined fo suppert comtinued sconemiv growth and Lo
Improve productivily to comprte Inteenationaliy.”
To cope with all of the changes in electrical energy fuel
sources amd meet the expecled 26 percent increase in

Pt IT0E S
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U.8. electricity demand by 2030, the electric tndustry
has started to signilicantly expand and reconfigure the
power grid system for the 21st century, There are currently
about 2.7 million miles of power lines in the United
States” including more than 200,000 miles of high voltage
{230 kilovolts and greater) transmission lines.” While
growth in demand will generate significant additions to
the transmission grid system in the nexttwo decades,
reconfiguration to enhance reliabilily and beller connect
to renewable energy sources will be the principal driver
of new power line corridors and additions of new lines lo
cxisting rights-of-way®

AESTHETICS, HEALTH, PROPERTY VALUES AND
THE ELECTRICAL GRID SYSTEM

One result of the expansion and reconfiguralion of the
grid system is a revivat of public concernand media
altention about the effect of power Jines and transmission
corridors on properly values. Alleast three types of
property value impact issues are involved:

w Firsd, what is the impact of power lines and
transmission corridors on the vatue of adjacent
properties, especially single family homes?
Second, whal is the Impact of power Hies on
yropesties, lypicatly undevetoped land or rural
agriculturad properiies, across which tansmissien
riphts-af-way masl pass?

“Third, does the addition of g second or thied line
(utd supporting towers) have an incrementdl adverse
effect on hone, land or farm prices even If the
origireel line did not?

"The property value impact concerns are inextricabiy
linked to two other concerns: tirst, aesthetic concerns
about the effect of overhead wires and supporting towers
on views: and, second, concerns aboul the possible
adverse health impacts assoclated with exposure lo
electromagnetic fietds (EMES).

Forly real estate research in the 1960sand 19705 focused
un the aesthetic and scenic impacts of power lines A
1982 summary of this reseazch lound 27 studies of which
“tens fund that transmission lings had no significant etfect
on land values, ten were incanclusive, and five concluded
that the overall effectof ansmission hines on land values
was nepative”

I the 19805 and carly @0 mid BRI, however, concerns
began to be raised alrout the connection belween
chectrompagnetic lields and cancee™ The concerns were
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so significant that fn 1991 Congress asked the National
Academy of Sciences to review the researchand fssue

a report, In particular, three Scandinavian studies
concerning a possible linkage between EMF exposure and
cancer published in 1993 and 1994 received widespread
attention. The National Academy of Sciences convensd
aspectal committee that reviewed the published health
eftects literature, and in its 1997 final report concluded
“that the current By of evidince does not show that
exposure 19 these [EMF] fiehls prosenls 4 hunian heatth
huzard,' The Nationat hstitute of Environmental Health
Sciences (NHHES) alwo conducted an extensive review
of the published health effecis research. In ik Working
Group report pubdished in June 1998, NILHS concluded
“thal power fine (requensy magnetic fields are a possible
camsv of cancer™

Childhood leukemia was the subject of 4 nuinber

of the studies done in the 1980s snd 19905, The (7S,
Environmentsl Protection Agency sums up the state of
the research related o childhood leukentia and EMFs as
Inlleswws:

“Many people are concerned about potential health
vifeets. Much of the research aliout posver lines and
potentia) health eflects is inconclusive, Despile more
than fwo decades of research to delermine whether
elovated LM exposure, principally to muagnetic felds,
18 eekated o ap fneressed risk of childhood feukemia,
Lheve is 32l no Jefinilive answer. The general sajentific
consensus is thal, thus far, the evidence Is weak and

Is 'not sufticient 1o establish a defnillve cause effect

relationship "

‘the increased public coneeras In the 19805 and 1990
abisut posssibile health effects of exposare to EMTs
penéraled a new round of real estate resvarch refated

ta power ling itnpacts oy real estate prices. As in the
earlier round i) studies, seme fpund sdverse impacts to
property prices and vaues while others found no impact
or statistically insignlfcant impacts despite the additional
medid atlention given possible health eflects of esposure
10 EMEs. ¥ The same is true of the additional studies
recounted in the published literature since the turn of the
2ist ventury. For examyle, o study published in 2009 in
“the Appraisal Jowrnal?” inveling residential safes from
1999 t 2007 in Connecticut snd Massachusedts could
tind no significant impact on prices from proxemity to, or
visibility of, power lincs, By conlrasloan earlier Houstlon
study in the vazly 19905 Tounid that assessed values of

100 hemes adfacent {o power s were between 13,8
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and 30.7 percent lower than other homes in the same
neighborhoods. !t

One of the more recent reviews of the published real
estate Jiterature on poswer line impacts summed up past
studies of the effects ol power lines on prices and values as
follows:

“Both the markel interviews and academic lilerature
show that the impacts of power lines on residential
properties ore varied and difficult to measure. ‘Ihe
impacts from the power lines, #s wellas other negative
externalities, depend on muny faclus, Including
market location, condition, and personal prelerence™

REAL ESTATE IMPACT ISSUES RAISED IN A TYPICAL
TRANSMISSION CORRIDOR APPROVAL PROCESS
Eved in this new era of deregulalion, proposals to create
rew fransmission lire corridors of upgrade or add lines
to existing corridors require approval by state regulators.
"The approval process in each state typically Involves
public hearings and submission of wrillen comments

and reports by those proposing the expansion or
upgeading as waoll as by opponeats. These hearings can

hu extremaly conlentious. Although the power industry
beas The resources 1o hire experts 1o demonsirate the

need for the proposed corrldor or upgiaded lne and
address the congerns of the public and residents along the
rights-of-avay, citizen groups and nelghbothood-based
organi zations often have also been well organized in their
efforls to present an oppostng poinl ol view. Among the
major power line corridor expansion controversies armund
the country are the following:'t

n New York Governor Andrew Cuotno in 2012 unweiled
an “Energy Highway” Initlative involving 8 imulti
billion dellar reconfiguration of the state’s wrid system
Lo provide improved connectivity between electricity-
surplus areas in western New York State and Allvany,
and wltimately New York City whete deavand is
preatest, Although the plan has recelved consensus
support and legislative upproval, the identHication of
the necessary new or expanded right. of -way corridors
has resulted in considerable opposition faym coalition
wroups of municipalities and organizations.”

A numbr of power line proposals i Calilornia

have been opposad by a variety of property cwner
and environmental groups in recent years. For
example, Calitornia Gas & Electric has spenl more
tharva decade unsuceessbully secking approval of

u 117 mile, $1.9 bilhan ransmission line carrlder that

Wil nwd da betmber s 2t
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would connect the San Diego metre area with
significant solar and geothermal renewable eaergy
resources in the Imperial Valley cast of Sun Diego;
and in March of 2004, the California Public Utility
Commission failed Lo approve a much shorter 3.5-
mile transmission line that would cut through parts of
the comnwnities of Thousand Oaks, Moorpark and
Simi Valley, and improve substation connectivity.?!

And in Kansas and Missouri, the proposed 750-mile
route of the so-called "Grain Belt Express, a $2.0
biltion projed to carry Kansas wind encrgy 1o
Hlinois, Indiana and other castern slates is
ercotntering opposition from meany farnsers.™ The
Missouri Public Service Commission is scheduled to
hold hearings on its section of the corridor in 2004,

While uch of the technical discusston in such hearings
fucuses o the need for the proposed line or upgrade, its
costs and the effect on clecteicity prices to the consumer,
the most eotional discussion vften focuses on the

potential health effects of exposure to EMEs and whether
hiealth effect concerns will transhate into un adverse effect
on praperty prices and values if the proposed corridor or
upgrade is completed.

A proposed transmission Hae corridor by inods illustrates
the property value issues likely to arise as the nation
expands and upgrades the grid system. In 2013 ComEd,
the principal electricity generator and distributar for the
Chicago metropelitan wrea and much of northern Hlinois,
propused to construct and operate an appraximalely 60-
mile 345KV transmission Jine bolween its Byron nuclear
generating plant in western Hlinois and the rapidly
wrowing western Chicago suburbs. State regulations
equired Combid 10 hold public meetings concerning the
proposal in the comnunitivs along the proposed right-
of-way, In December of 2013, following conclusion of the
cormmunity mectings, Comlid officially fiked for lilineis
Commerce Commission approval o construct and operate
the tine, 1 the filing, both a primary and an alternute
roule were identified as shown in Figuee 1.

Figtire 1
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Along some porlions of the proposed route, the 345kV
line woukt be constructed in existing transmission line
corridors or in railroad rights-of-way where ComEd
already had negotiated corridor agreements, But in some
areas, acquisition of easements would be negessary across
elther undeveloped land zoned for future development or
across rural land in agricubtural use,

All written public comments and public testimony as weli
as briefs and filings by law frins representing Combd and
vasious interveners were posted on the Hlinois Commerce
Commissinn websile as suon as they were recelved.”
Muany of the public comments and some of the submitted
testimony involved health concerns related to EMEs,
propesty value impact concerns, or both.

‘the public comments and teslimony ralsiog concerns
abwsul power line impacts o1t properky values were
subimilted by homeowners, sgricullural land swners, o
schoot dlstrict offivial, and even a suburban mayor. They
were personal oplndons, typleally unsypported by data o
shndiey, concerning the potential impact of the propoesad
corridor on properly values. The epinians and teslimuny
included the falowing:

a One staternenl submitted dlaimed itwus “self evident”
that there will be a 10 to 30 percent impact on single
family home values.””

u Another homecwner claimed that the construction of
the power line will "most certainly destioy our
properly valags e

s A schooldlistrict official slated hat the proposed
corridor "will have a negative eflect on the value of
numeruus properties within the District?®

Nostudy o7 other price impacd support yecompanicd

any ¢f those threc statements. Many others niade simitar
statements or expressed similar concerns but agaln did
not provide any sales data studies in Chicago, elsewhere In
1lineods, or anywhere else in the United States to suppert
the epinicns.

Oune intervener stated that published studies indicated "a
15 10 5 perceat drop invalues of nearby homes because
of overhead high voltage trnsmission lines™ and, as
support, referenced a Rritish study allegedly showing a

3§ pervent drop in vilues of homes within 328 teet, and

a Canadian study showing o 16 to 29 perat Impact on
farmdand that kay an easement for & power Hne corridor.
However, the British and Canadian studles werg nol
submiitesd with the intersener’s testimony and in wesponse
(i caka equuest, the intervenet provided enly welkite

(XS SR YLD e
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finks.”? Both of those links refezenced the British and
Canadisn studies but did not include copies of the studics
referenced.

The real estate impact questions raised in power line
conlioversies will vary lrom one public hearing situation
to the next. I the case of ComEd in Ilinols, however, the
questions raised by the public comments and submissions
included the following:

= What are Lhe recognized and generally accepled
methuds for determining it 8 proposed pesver line
corrigtor will adversely impact home prices

and volues?

Do power lings ahvays adversely impact the prives and
values of adjacent homes?

Duey the addition of a second tine (0 an existing
corrddar create an increnentai adverse impact on
prices and vajyes?

When o corridor is bubit fn o ropidly growing market
arcd, con sound land use planning wchniques
Jdinvinish the possibility of adverse timpacts on

home prives?

Do health eflect concerns retated 1o BMTs transfate
into any special impact on prices in age-restricled
communittes?

How do power lines aftect (farmland operations and
rural kad prices?

-

The authors of this arficle were asked ta address thase

and other issues raised by the public comments and
submisstons in the {llinots praceedings. [n answering
those questions, we also reviewed the real estate literatore
referenced In the comments and subissions and dist oar
own comprelensive review of the published fiterature, We
then studied the eftecis of existing power lines on home
prices in the Chicagn area ta delermine the likely impacts
of the proposed transmission line corridor on prices and
values. The remaitder of this article presents our findings
urif our conclusions, beginning with s review ofhow
appraisers evaluate the effects of environmental conditivns
of redl estate prices and values,

WHAT ARE THE RECOGNIZED AND GENERALLY
ACCEPTED METHODS FOR DETERMINING THE
IMPACY OF POWER LINES ON PRICES AND
VALUES?

‘The real estute uppralsal profession bas mere than fows
decades of experience in snalyzing the impacts of power
Tines on prices and values. Asa resull, the profession has

velutnt io Mosiler s 20

Schedule RIR-1
Page 67 of 100



FEALGIRE

Power Lines and Property Prices

developed 1ecognized and genedatly accepted Wchnigues
for delermining the imgect ol potenthal "detrimentad
conditivns” on real eslate prices and values. Power fines
and their ussociated EMFs ulso can be charaeterized oy

a potentially “adverse environmental eondition.” The
Appraisal Mandords Board in Washington, D.C,, has
fsswed spectfic guidance for determining the mpastof
“adverse environmental condltions” on prices and vulues.”
Iy Advisory Opinien O {AO-9) deats with the appraisal

of properties affected by such adverse environmentat
conditions. Among the elemexts of AQ-9 Important

1 a consideration of the potential impact of proposed
power line corrldors on property prices and valies are the
following:

u AURY states that every analysis of the potentizlimpact
of an enwvironnental condition on property value
“rmust be based on irarket data, rather than
wnsupported opinion or judgment™

ALY 9 also states that eslintating the eflect of such
environmental condibions *invelves the application of
une oF more speciatized valuation methods™ that must
be applied "consistent with the requirements related
to the valeatton approaches in GSRAP fthe Unifurm
Standards of Professional Appratsal Practice]”

‘Ihe courses and peer- reviewed publications of the
appraisal profession define the geocrally sceepted
methodotogy for determinlog the impac uf
cnviranmental cenditions on reak estate markets, property
prices, markel rents ol market valwe,! Those courses and
publications have long recognized the lollowing:

» Pruximity to # sonrce of an adverse envinmmental
condition does nat avtemalically canse an adverse
impact lo prices and volues of nearby properiies.”

While opindans of honwsmyners and other ron-

real estale professivnals may have seme relevance

1o undenstending & marketplace, such opintens are
nota substitute kor analysis al setual sales prices.”” As
a pubtication of ‘The Appsaisat {nstitate puts it: "the
impact fof power lines| on real estate is détermined
Ly the mrarkel and not by scientific analysis [rdaled o
possible health etfects] "

As result, betore vrriving 81 an opinion concering the
likely impact ol @ proposed power line on real estale prives
and values, licensed real estate appraisers are required to
investigate actuad sales transaction In olher continunilles
or neighbarkeods with power ines.

20
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DO POWER LINES ALWAYS ADVERSELY IMPACT
PRICES AND VALUES OF ADJACENT SINGLE-FAMILY
HOMES?

Review of the Published Real Fslate Literature

‘Ihe real estate appratsal wind teal estate economles
literature hias tong been clear that pewer lines do not
automatically adversely fnspact the value of adfacent
properties and Lk sone cases may petually enhance
vilues.®* Some studles have found sdverse impacts while
athers have lound no impacts, Pitls and Jeckson in 2007
symmarized the published approisol and real estate
economics literature as Jollows:

“While most research Wndicotes that HVL [high
voltage traismission lines| have no significant impact
or uslight negative impact on residential propertics,
some sludies have shown that lots adjacent 1o or with
views of an HV'TL right-of way aciuslly selt tor a
premiun over more distant fots

Among the ntore recent studies in the real estate apprafsal
and real estate economics litetature are the tollowing:

w A July 2003 study in The Appraisal Jonrnal that
comparad prices paid for 206 abutting properties (o
296 comparabie bul non-ulnetting properties in
Portland, Oregon; Seattle, Washinglon and Vancouver,
Brltish Celumbits. ‘The authors could find no
significant Jifference in prices between the two sels of
sales. They alse cauld find ne effect on price
appreciation rales from power line proximity.™
A Tall 2007 Apprafsad Jorrpal arlicle said
the following:
“Many studiey {ndicate that the HYTL {(high vohage
transtission Hine) have no significant effect on
residential property values. More recently, however,
an increasing nunber of studics do show & small
diminution in vajue aitributable to the dlose
proaimily of these lines.

“When negative intpacts are evident, studies report
an averspe discount of between 1 amd 10 percent of
property value!
An Appntisal Jeirrstal Summer 2009y ticle fooked
at the previowsty published literature and, specihically,
at what tre uthors calted the 16 stiedies that ferm
the “core of the professional Bleratare? ‘The authors
suntmarized the key vonclusions from those 16
artictes as follows:
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+ “"Qver Ume, there is a consistent pattern with about
half of the studies linding negative property
value effects und hall fimding none;

+ When effects have been found, they tend to be
small; almost always less than 10 percent and
usually in the range of 3106 percent;

+  Where effects are found, they decay rapidly as
distance lo the lnes Invreases and usually
dlsappear at about 200 1o 300 Feel (61 meters (o
212 meters);

« Two studies investigating the bebavior of the effect
wver time find thal, where there are effects, they
tended o dissipate over time:

o There does nodappear (o have been any change
in the reaction of markets o high-vollage
transmission Kne proximity after the results of
Lwo widely publicized Swedlsh health effocts
studies were preliminarily refeased fn 199274

A Winter 2012 article in The Appraisa! fourng!
summarized the published literature as typically
indicaling either nu vdfpct on prices, or a relatively
small effect when there are Impacts, It then
comniented as follows: “(1heir [high voltage
transmission lines] presence is apparently aot given
suflictent weight by buyers und sellers of real estate to
have had any consistent material effect on market
value!?" Thal arlick emded with the following
itatement aboul the published literature: “the findings
in the published {iteralure (are) that propesty vulue
effects camnat e presumed snd are generally
infreguen

"The Hterature confitms the conclusion of the apprisal
professicn Uil power lines do notb alvays or autematically
adversely impact prices and values of adjrcent or nearby
properties.

THE TRANSMISSION LINE CORRIDOR IN ILLINOIS:
ANALYSIS OF SINGLE-FAMILY HOME PRICES IN
SOUTH ELGIN

A nvabrer of the Intervenars, as welbas many of those
subriiting pulslic communts b the inois Commuerce
Commission, lived in the Sugar Ridge and River Ridge
sulndivisions in South Elgin, o western seburb ina

fast growidng part of the Chicago mwtro area, Thesw

Ly dfacent siigle- family home neighborhoods were
developad in the carly 19905, There is a transmission
tine right-of-way along the south border of the two
neightorhoods, That corridor was aulhorizad ina 1994

PLSL LTIV AT 21

lllinois Commetce Commission proceading® and the
138KV line constructed on95- 1o 110-fool monopoles
with eight cross arms was energized on August 1, 1996,
“The transmission Jine corridor alsu is part of a railroad
right-of-way.* In the 2014 procecdings, many Sugar Ridge
and River Ridge residents expressed concern that the
addition of a second line in the corridor would intensity
an adverse effect of power line proximity on prices and
values.

Restdents of the two neighborhoods had epposed the
earlier 1994 power line vorridor. During that earlier
proceading, residents submitted a report from an
appraiser who studied prices there as well as In eight other
subwivisions near power lines and concluded that the
proposed comidor woukd reduce home values by aboul
five percent.”

Asexperts for Combd, we were asked to analyze the
history of honte prices [n those tve neighborhoods since
1994 to determine if the exlsting power ling was adversely
impacting the nelghtxsrheod, We collected and analyzed
muliiple listing sales Jata befween 104 and 200 3 in Sugar
Ridpe and River Ridge. We then undertook two types of
amalyws. Firsl, we snalyzed lhe avarsge price each year lor
homes located within 5140 to 700 feet of the transnission
line corridor. We comparesd the average prices for those
homes 1o the average price fyr other homes located further
awdy in the same subddivisions. Prices were analyzed based
on prive patd per square fool of home wea in ordet 1o
eliminate ony etfect from differences in home size on the
absolute sale price pad,

The map in Flgure 2 shows the sales in the area within 500
to 760} et from the transmission line corvidor compared
{01 sales in the rest of the subdivisdon, The existing
transnission fine is shown by the dashed line.

The northern edge of Area ton the map s Jocaled
between SO0 feet and 700 foet north of the northern
vdge of the transnilssion Hne corrldor,

‘the comparison ol average sale prives between 1994 and
2013 i« shown on the graph in Figure 3,

I 15 of tiee 20 years studied, the average price of a home
in the area ocaled dosest 1o the dransisission line corridor
was higher than in the restof the Sugar Ridge and River
Ridge neighborhond. Overall, the sversye price per square
foat paid for homes in the portions of the subdivisions
closest 4o the transmission line cortidor was abaut 3.5
purcent higher thap the average price paid for hames nol
located in proximity to the transmission ne carridor
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Figure 2

Map of Sales of Homes in Sugan/River Ridge Su
Transmission Line Comidor (1994 to 20 43)
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We also used a paired sales analysis involving primary
pairings® to determine if prices were Jower for homes that
cither backed up 1o the existing transmission line corrider
or lad dear views of the power lines and supporting poles.
We compared the rate of appreciation fur those homes in
the paired sales amalysis to the average rate of appreciation
for homes in Sugar Ridge and River Ridge that sold over

the sane period of tme but were far enough away from
the transmissien line corridor not to be affected.

‘The paired sales analysis involved 17 sales and subscequent
resales involving 12 homes.* The lovations of the homes

are showa it the satellite maps in figures 4 and 5.

‘Fhe salefresale compatisons are as indicated in Figure 6,

Sk R
St B

Frgure 4

ar Ridge Subdivision

Seurree: Google Maps and Clhanos Asocates, Inc, 2004
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River Ridge Subdivision

Sorrces Gongle SMaps and Clanen Associates, Ine, 2014
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The data in Figure 6 indicate that homes either backing up
to the right of-way (ROW) or with dear views of power
lines appreciated at o rate either equal to or better than
non- ROW hemes in Sugar Ridge and River Ridge in 13
of the 16 salefresale comparisons, In other words, homes
immediatdy adjacent to the power Jines outperformed the
rest of the market in Sugar Ridge and River Ridge.*”

DO HIGH-VOLTAGE POWER LINES AFFECT PRICES
AT NEW SUBDIVISIONS DEVELOPED ADJACENT
TO THEM?

Some of the comments and testimony submitted to the
Niinels Commene Commission claimed that constructing
a power Hine through vndeveloped suburban areas zomed
(o1 planned) for tuture development would adversely
atfect futwre devdopmentand prices. Ow experionce as
2oning dnd planniag consultants, howeven has indicated
that residential development van be planned in such a
way as do minimize conllicts betweea peaver lines and
planned developntents. For example, wequired open space,
stormwater detention pondds, surtace purking or even
garages can be plannad in such o way as o minimize the
visletity and proximity of power lnes.

To test the eflect of posver line construction In rapadly
growing subuiban argas, we investigated deveopment
along a McHenry County transmission line corridor
hetween Hualley and Algonquin, two rapidly growing
communltles in nozthwest metropolitan Chlcago Fhe
corrider had been acquired and developed by ComEd

and energized in 2001°! and is one of the most recent
transmisston Hne corridors developed in the Chicago
metro ares. 'the corridor coatains a 138kV double circuit
line on 64- to 99-foot monopoles. When it was developed,
there was conslderable undeveloped land adjacent to the
right-of-way. Much of the Jand has subsequently been
developad with new residential housing since the date of
completion of the power line installatjon.

We investigated the roule of \he Huntloy (o Alguaguin
line that was the subject of a prior 19946 Ulinois Commerce
Commission approval proceeding.” We identified the
Covenlry development, a tiwnhouse project ol the
northwest corner of the ttersection of Haliges Read

aind Wildspring ftoad In Lake tn the Hills, Hlinols, as a
pood test case” The townhouses were developed after the
creation of the power Hne corridor and installalion

of the line

We collected and analyzed Coventry sales data between
2004 and 2013. First, prices on th south agd west

stde of Wikdspring Road immediately adjacent to the
transmission lne right-ol-way (uréas A and Bin the
map below) were compared to prices on the other side of
Wildspring Read (Area < in the meap below). 'The average
sale price between 2004 and 2013 was exactly the same,
Secund, sale prices for the townhouses on buth sides of
Wildspring Road (arcas A, B and C) wese compared Lo
prices in the restof the townhouse complex (Area [2)
tocatad away from the right-of-way.

Coventry Subdivision

Source; Goople Maps and Clarion Associates, Ing., 201 4
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The average price for the Wildspring Road townhouses
was 8.3 percent higher than for townhouses in the rest of
the development. And townhouses on the south and wes
side of Wildspring Road located immediately adjacent

to the transmission line right- of way sold atan averape
price about 8.6 percent higher than in the rest of the
development. The analysis indicated there has been no
adverse impact from proximity to the transmission line
on the townhouse sale prices at Coventry. And note the
copfiguration of the townhouse clusters closest to the
power ine corridor—they were oriented in such a way as
to iminimize the views of the towers and power lines, an
example of how good site planning for new subdivisions
adjacent to power linnes can minimize the potential for
adverse impacts on prices and values,

DO MULHIPLE SETS OF ADJACENT POWER LINES
AND SUPPORT TOWERS ADVERSELY IMPACT
PRICES AND VALUES?

Seme of the opponents of the propused corridor were
concerned that even if a single power line might not affect
prices and values, the addition of a second power lipe
adjacent to the Sugar Ridge and River Ridge subdivisions
in South Elgin wotld adversely impact hoime prices,

To understand if a double line corrider automatically
adversely impacts prices and values, we studied prices at
the Concord Pointe development in Carod Stream, THinois,

another westem Chicago suburl. The expert report
submitted by the South Elgin residents who opposed

the 1995 llinois Commerce Commission proceeding
invelving the original transmission line to be constructed
1o the railroad right-of-way adjacent to Sugar Ridge had
included an analysis of townhouse prices at Concord
Poinde. That 1995 expert report stated that the Concord
Pointe townhouse developer was offering $3,500 discounts
to purchasers of the units lacated immediately adjacent 1o
the transmission line right-of-way.*

‘That right-of-way adjacent to Concord Peinte consists

of & double set of open lattice towers, One of the lattice
towers supports two 138 kV lines and the other supports
two 345 KV lines. ™ To understand the impact of the
double set of power lines, we collected Northern Illinois
Muttiple Listing Service sales data Irom 1995 to 2013, Sale
prices per square foot for townhouses located adjacent

to the transsnission line corridor (Area A ip the map
betow) were compared to prices paid for other Concord
Painte townhomes not located adjacent to the power

fines (Areas B and C in the map belew). Some of the
townhomes in Arez B have views of the tops of the two
sets of lattice towers. The niap below shows three areas

in Concord Pointe—areas A, B and C-—defined by their
refative proximity to the transmission line corridor located
adjacent to the south end of the development.

Texemteton Ltens

Arn

i SO -

Concorde Pointe Subdivision

Larm

Sarrce Google Maps and Clanen Associates, Inc, 2014
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Figure 9
Comparisons of Average A n;‘unl Sales Irice per Square Foot
ar | Area A égaé Di!fzéremc ‘H ‘f'\reg Areas € Diffz";ence

1995 | 8107 395 §2.7% 1995 | 3HY7 $u5 12,74

1996 74 S48 -20.2% 1996 $81 SHle <23.4%

1997 | S102 5100 1.6% 1997 §99 S103 -3.6%

1998 399 97 1.6% 1998 897 398 -0.6%

1999 ; 399 898 1.3% 1999 | $98 S9B 0.8%

2000 §99 5103 -34% 000 | 10l $103 -1L8%

2000 | 3115 | Sil2 2.3% 000 | $H3 313 0.0%

2002 | SU8 s1n2 -12% W02 | $In A 1.0%

2003 | S122 | 8136 | -104% 2003 | 8130 | 313 -2.8%

2004 | 8182 8140 8.8% 004 | 8139 | 314l -1.9%

2005 | 8155 $150 37% 2005 | $155 | 3148 1.3%

2008 | S145 3157 -7.5% 2008 | 8151 | 8156 <3.3%

2007 | 8163 3156 4.4% 2007 [ 8162 | 8155 1.1%

2008 | 5157 5150 40% 2008 | 8157 | Si48 6.2%

2009 | S43 $127 12.6% 2009 | S35 | 8127 59%

2010 | 3L12 5113 -b2% 2010 | 8119 | 8112 59%

2011 $92 S0 -16.2% 2011 598 Sitd -12.6%

2082 | SlI0 399 10.7% 2012 1 5104 | 3100 5%

2013 $111 5106 5.5% 2013 $105 5108 -16%

Averagel  0.4% Averagel  -0.5%
Seanve: MRED LLC and Clarion Assoclates, Inc.

As indicated in the Figures 9, the average price the western Chicago sulrurbs were filed by residents of
differentials when comparing Area A toareas Band C, the 55 and-aver age restricted Bowes Creek townhome
and then comparing areas A and B to Area C, were less contmunity in Elgin. The proposed power line would be
than ore percent. construcied in a railroad right- of way that ran adjacent to

a portion of that development. Many of their comments
in opposition referenced studies indicating that power
lines van intetfere with the vperation ol implanted
pacentakers,”

‘Ihe comparison indicates there has been noadverse
impact an average prices al Concord Pointe from
proximity to the power lines. The good butlering of the
power line corridor by vegetation may have contrlbaled

to the Jack of impact, ‘The sates data also indfcates the Hampton Pack in Naperville, Hlinois, isan age restricled
originad $3,300 price discount given in 1995 was not sentor developmentadfscent o a power line corrider.
warranted. It reporiely was developed bebwern 2005 and 2005%

long alier the bnstallation of the adfacent monopole
transmission fine corridur, The Tocathon of thuse
townhonies fand the transmission line adfacent to itd is
showen in Figure 10

15 AGE-RESTRICTED SENIOR HOUSING MORE
SIGNIFICANTLY AFFECTED BY POWER LINE
PROXIMITY THAN OTHER TYPES OF HOUSING?

Many of the contenents and sialements in oppesition e
the propused corridor finking the Byron power plantand

] IR SR P I 27 Woltimd D2 Merater s Jals
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Fignre 101
Tismpton Park 55-Plus Active Adult Communily

Cab o fnszscalza

[ R

Source: Guogle Maps and Chardon Assoddutes, Toc., 2014

Figtere If
Plus A

Source: Richard Roddewiy, Clarion Associates, Inc, 2014

¢ Adult Conunity

‘The map and photo o figures 10 and 11 show a Google
Maps Steeet View of some of the Hampton Park
townhomes showing the monopole power line with four
cross arms behind them,

Sale prices in Hampton Park for the years between 2003
and 2013 were collected from the naultiple listing services

FEAY TS EATTE s s

and analyzed. Prices paid per square foot for townhomes
adjacent 1o the transmission line corridor were compared
(o prices ik the rest of the community. Townhomes
adjacent 1o the transmission line corridor sold on average
for 4.3 pereent more than townhomes in the rest uf the
comamunily, as shown in Figure 10,

Volenr 3% Namler } 2004

28
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Figure 12
LA g fl}
Year I Aren A Dilterence
2005 n/a nfa
2006 $208 A4.2%
2007 $215 -4.9%
2008 n/la nfi
2009 nfa $1530 nfa
2000 | 8170 nfa nfa
20t nfu S130 nfa
2012 S84 5157 17.1%
2013 S0 5169 0.8%
Average 1.3%
Source. MRELD LLC and Clarlon Asso<iates, ne,

ARF FARMS CROSSED BY (OR ADJACENT TO) POWER
LENE EASEMENTS ADVERSELY AFFECTED IN VALUE?
Some portions of both the preferred and alternative llinois
transmlssion line corridors would require acquisition of
easements across farmbamd. Many of the comments receivedd
by the Hiineis Commerce Commission involved concenns
sbout the eftect of transmission hne corridors on agricuitural
eperations’ and {armband prices amd values,

A number af published articles going back 1o the 19703
discuss the effect sl power ine casements and corridors on
ruratand farm land property values. For examphe, “Impact
of Eletric Power Transmisston Line Easements on Real
Estate Vajues” authoned by Louis K. Clask, b, MAL and 1
H. Treadway, fr.. MAL and published in 1972 inchades the
tollowing stateracat 9l page 1:
"Il & farm contains 150 [o 200 gores or more, as many
do now, the loss of a fraction of an acre in lower sites
cannot be considered ¢ritieal. 'This factor is continually
demuenstrated infarm sales throughout the coundry. OF
course, few farmers want power lines o their farms.
However, stundies are not based upon popularity polls, but
upon sociological interactions between an informed buyer
and an informad seller, ¢ach acling without duress in
negotiating a sale price for a farm. When one examines a
farm sude dispassionately, he olten fimds that even though

ELAL LY I sty
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few sellers want to have a transmission line on thelr facn,
when selling fewer still are willing to accept a reduced
price tor their property (reduced even by the amoeunt
paid them by the utility). As a result, with this ype
property fittde empirical evidence van be found to show
conclusively that price reductions sre incurred because of
transmission Unes?”

A 2002 Appraisal Jorrmal aeticle invalved sn unalysis 0119
transactions tnvolving "Production Agricultural Lands”

in Montang. The analysis indicated that "there was no
mrket evidence o support a caim of adverse effect of

the transmission Hnes on sale prices™* That research also
involved investigation of whether farmers and canchers made
an adjustment o thelr asking prives when selling productive
agricultural properties with trapsmission line casements:

“Interestingly, there was neindleation of adjystment

to the sale prive fur the extent of the encembrance of
the property by the transmission kine easement. The
Imiplication is thal the owaer al the time of consiruction
gots compensatead for the casement by the utility, but
does nothave to make u corresponding adjustment in
the subscquent sale of the property. Presumably this

iy Bevause the overal] wgricafural productvity of Lhe
property is nol aifected by the transmdssion Hoes™

‘The 2012 Apprusal Jouraal article studying rurel western
land values lookaed ata varicty ol other situations in which
power lines asre fovated cluse to rigal western kand. The
author comcluded that “the research reported here is cortainiy
consistent with the findings in the published liwrature

that property value effects cannol be presumed and are
generally infrequent”’

That 2012 Appraisal Journal article also referenced 1wo

other farm fand impact studies, ‘The first tound “no negelive
influence on [the) number of aversar the presence ot HIVTL
{high voltage transmission finest refative to otherwise similar
parcels without HYTL™S The second was a study of 8% rural
land transactions between 2002 and 2008 in Wisconsin that
were “encumbered by a transmission line casement™?

According to the author of the 2012 Appraisal Journalarticle,
thal Wisconsin study indicated a “small (1.1 to 2.4 percent),
but statistically insignificant ellect for the sale of properties
crossed by HVTI, relative to uncrossed properties” and that
when the author of the Wisconsin study grouped the sales by
location, “edge tocations showed no effect, while properties
crossed by the line showed a small price effect of

<21 10 - 34 pereent”™

Melumg 3o, Mumbaed, 2014
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SUMMARY AND CONCLUSIONS

The power industry is going through a radical
transformation that raises many issues and includes

a significant expansion and reconfiguration of the
distribution grid o meet the new challenges o providing
electricity ir the 21 st century. One result will be the
construction of thousands of miles of new power lines
cither in existing rights-of-way orin new corridors, [ the
publiv approval provesws mandaled by L and repulation
Itvevery state belore transmission corridars can be
upgraded or comtructed, long-standing public voncerns
about the elfect of power lines and tmnsmission corridors
on properly values typlaally will be qalsed.

The veal istate appruisal protession has developed
generally recognized and accepled metheds for
determining the inpact of pewer lines on properly prices
and values, These methods are all based on analysis of
actual prices pald for propertles elther on or adfacent to
power fines, The appralsal profession has long recopnized
that proximity toa soarce of un adverse envitormental
cundition such as EMTs from power lines does not
automaticatly cause an adverse impact to prices and
values of nearby properties and that while opinions of
howteowners and other non-reil esate professionals may
bave some refevance to undesstanding a macketplace, such
opinions are nota subistitute for unulysis ol aclual

sales prices.
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33 USPAP 20142015 Advisory Opinions, p. A 20, lines 181 183,

31, USPAP raquires licensed appraisees to complete ihe research and
analyses “necessary to develop crafible asdgnment resndis” USPAR
26112015 Fdtion, Scope of Work Rule, p. U- 14 lines 129-430.

‘The Scope of Work Rulein USPAP then says that the acceptability
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slenifac asdgnment” USPAR 2614 2015, Scope of Work Rul,
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i USPAT as “bther apprasers who have expreatise and mmpelul\)"
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160 entitled “hedging the Actions of An Appraiser’s Peers” states that
“powrnals and publications, profesional mectings and wonferences,
alucation Hirough courses and seminears, and appraisa discussion
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wen though enaumbsead by an easement, 35 comparsd to ctha
proparties whivh we not. (he resen for iclr asticns b nolay
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apprsicers rely en. and frequantly express. optnians with no fachial
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4 Ibid. p.o 44

5. Petition of COMMONWEALTH ERISON COMPANY fora
Cettificate of Public Convenience and Nevessity, under Sectica
8106 of the Jlhneis Pabhc U
rnsintadn 2 new etectric tranunission line in Kane and Dubage
Counties, linols, Tocket No. 94-0179.

ities Ast To Constrat, operale amld

As part of the price authosization of e 13KV line a previously
existing disteibution ding vn wiaden poles was relocated within the

46,

existing corridor.

47. See Tlhnots Commires Commission Ondin datad Aug. 9, 1995 1093
NE PUC LEXIS 501, "5 716, We alco prasented eapertwestimony
In that prier proceading. As it refarad 10 Sizgar Ridge, our 195 work
reviewed the expert report prepared for residents. In our sales
analysis in 1924, we found no discernhle adverse etfect en Sugar
Ridge home prices from the anpouncement of the propasad

transmission line project.

48 The 14th Edition, 2013, of The Apptaisab of Real Estate, p. 309,
defines “paitad data anzlysis” as "z quantitative technique used to
tdentify and measure adjustments to the sale prices or 1ents of com
parable properties; to apply this tedhnique, sales or rental dataon
nednty identical propeaties except for one charucteristic s analyred
to tzolate the single charzctaristics effect on valuz or tent” [1 then
Jdefines “pure paleings” as “pairs of sales or rentad data from
properiles that are identical cxeept for the single ehement
being messired

1. Therewere 17 sabes bt enly 12 homes bacause sope of the hontes
sold mere than onee,

0 in this cass the widih of the power line right of way provided

additand burfsting of the homes from the buvers and the Tines

A1 Bhe papulation of Hlontey dneriosed fomn 5,953 i 2000040 24291
in 2000, 4 T03 pereeid incresss, whike Algotgsing grow muore than
B gercent Jrom 22293 o T0HE peemns during Wie same decade
hitpdicensusiera.comtiticg il

Az, Application of COMMONWEALTH LDISON COMPANY for a
Cerlifiate of Public Comventence and Recaily, wider Sevton
& whi of the Hinois Public Unilities At and for anOnder wider
Sactlon 8303, of the hinots Public Uilitize Avt swhesiding sk
Grecting ComBd e conctmms, pperae and inainlain new sleckis
iananision linesin Kane and McHaenry Countien Blinobs Racker

Ne. 46 030

5

ey

Applhcutan of COMNUONWEAPTH EINSON COAMPANY for s
Centiticate of Moblic Comvenience and Necessity, undsr Section
B-1udy af the Wineis Pabbe Unbifes Acand foran Qeder, windea
Saction 8 503, of the [llinois Public Ubhbzs Aot autherizing and
dipecting ComEd bo constnuct st aid maintaln new eleine
tranemisslon iacsin Kane and MclHemy Countivs, Ihinels, Dodiet
N, 96 B310,
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Townhouse developments make exeedhent caze dudies for this
type of proximity impace stisdice, Unbike single 2mily home
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CERTIFICATION
| certify that, to the best of my knowledge and belief:
-the statements of fact contained in this report are true and correct;

-the reported analyses, opinions, and conclusions are limited only by any reported assumptions and limiting
conditions contained in the report and are my personal, impartial, and unbiased professional analyses,
opinions, and conclusions;

-I 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;

-I have not performed previous services, as an appraiser, regarding the property that is the subject of this
report within the three-year period immediately preceding acceptance of this assignment;

-I have no bhias with respect to the property that is the subject of this report or to the parties involved with
this assignment;

-my engagement in this assignment was not contingent upon developing or reporting predetermined
results;

-my compensation for completing this assignment is not contingent upon the development or reporting of
a predetermined value or direction in value that favors the cause of the client, the amount of the value
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to
the intended use of this appraisal;

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

-1 have not made a personal inspection of the proposed Missouri right-of-way that is the subject of this
report, nor of the sales in the various Wisconsin and Michigan markets discussed in this report; but | have
undertaken an exterior inspection of the northeastern lllinois developments and the Christian County
farmland sales that are the subject of our prior work that is discussed in this report;

-that significant real property appraisal assistance was provided by the following: Mr. Charles T. Brigden,
CRE, ASA, and Ms. Annie O’Connell of Clarion Associates, Inc. who collected sales data related to property
prices and organized and presented that data in charts and maps;

-the reported analyses, opinions, 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;

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

-as of the date of this report, | have completed the continuing education program of the Appraisal Institute.
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Respectfully submitted,

Electronic PDF Copy

CLARION ASSOCIATES, INC.

Richard J. Roddewig, MAI, CRE, FRICS
President

MISSOURI REAL ESTATE APPRAISER
Temporary Certificate/License Number 2017002891
(EXPIRATION: JULY 30, 2017)

Date of Report: February 21, 2017
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EXHIBIT E:
CHICAGO METRO AREA RESEARCH INTO THE IMPACT OF
TRANSMISSION LINES ON ADJACENT HOME PRICES
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ANALYSIS OF SALES DATA AT SUGAR RIDGE AND RIVER RIDGE IN SOUTH ELGIN, ILLINOIS

Portions of the proposed Grain Belt Express transmission line corridor in Missouri will be in locations
where there is a pre-existing transmission line in close proximity. I have done prior research at two
subdivisions in the Chicago metro area to determine if the addition of a second power line adversely
impacts home prices.

The subdivisions with two power lines are Sugar Ridge and River Ridge in South Elgin, Illinois. They are
adjacent single-family home neighborhoods developed in the early 1990s. There is a transmission line
right-of-way along the south border of those two neighborhoods. That corridor was authorized in a
1994 Illinois Commerce Commission proceedings6 and the 138kV line on 95 to 110 foot monopoles with
eight cross arms was energized on August 1, 1996. The transmission line corridor is also part of a
railroad right-of-way. As part of the prior authorization of the 138kV line, a previously existing
distribution line on wooden poles was relocated within the existing corridor.

I presented expert testimony in that 1994 proceeding. 1 concluded there were enough sales in Sugar
Ridge to determine the effect of the proposed transmission line on Sugar Ridge prices. In 1994, | found
no discernible adverse effect on Sugar Ridge home prices from the announcement of the proposed
transmission line project.

In 2014, I updated my prior Sugar Ridge and River Ridge sales price analysis. My staff and I collected
and analyzed multiple listing sales data between 1994 and 2013 in Sugar Ridge and River Ridge. We
then undertook two

types of analyses.
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56 Petition of COMMONWEALTH EDISON COMPANY for a Certificate of Public Convenience and Necessity, under
Section 8-406 of the lllinois Public Utilities Act to construct, operate and maintain a new electric transmission line
in Kane and DuPage Counties, Illinois, Docket No. 94-0179,
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absolute sale price paid.
The map on the prior page shows the sales in the area located within 500 to 700 feet from the
transmission line corridor compared to sales in the rest of the subdivision. The existing transmission

line is shown by the dashed line.

The northern edge of Area 1 colored in green on the map above is located between 500 feet and 700 feet
north of the northern edge of the transmission line corridor.

The comparison of average sale prices between 1994 and 2013 is shown on the graph below.

Sugar/River Ridge Subdivision
Average Annual Sale Price per Sq. Ft. (1994-2013)
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In 15 of the 20 years studied, the average price of a home in the area located closest to the transmission
line corridor (Area 1) was higher than in Area 2, the portion of the Sugar Ridge and River Ridge
neighborhood located further than 500 to 700 feet from the transmission line corridor. Overall, the
average price per square foot paid for homes in the portions of the subdivisions closest to the
transmission line corridor was about 3.5% higher than the price paid for homes not located in proximity
to the transmission line corridor.

We also studied prices paid for homes that either backed up to the existing transmission line corridor
or had clear views of the power lines. We compared the rate of appreciation for those homes to the
average rate of appreciation for homes in Sugar Ridge and River Ridge that sold over the same period of
time but were far enough away from the transmission line corridor not to be affected.

We performed a “paired sales analysis” involving primary pairings. We found 17 sales and subsequent
resales of a home that we could analyze. These involved 12 homes. Some of the homes sold more than
once. The homes were located on Lenox Court, Longbow Court, Lilac Court, Locust Court and Conway
Court as shown on the map below.
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The sale/resale comparisons are as indicated in the table below.

ROW to Non-

First Sale Second : ROW Annual Nm‘l-ROW Sugar ROW

Address y Compound Rate Ridge Rate of SRR

ear Sale Year TS et Appreciation

of Appreciation Appreciation Rate

7 Lenox Ct. 1997 2008 3.70% 4.10% Worse
9 Lenox Ct. 1995 2002 4.60% 4.70% Same
11 Lenox Ct. 1996 2004 5.80% 5.00% Better
1999 2004 8.27% 6.40% | i

15 Lenox Ct. 1996 2005 5.80% 4.70% <! B.Pl"t_fgr"
17 Lenox Ct. 1997 2004 6.30% 6.20% Same
11 Longbow Ct. 1993 2005 6.60% 510% | Better
2003 2005 7.50% 4.40% __ Better

17 Longbow Ct. 1996 2004 5.80% 5.00% Fet Batcoreiel

1996 2013 0.90% 0.60% ! Better

2004 2013 -4.60% -2.90% Worse

7 Lilac Ct. 1996 2013 2.10% 0.90% fg Better
11 Lilac Ct. 2003 2009 -4.90% -0.30% Worse

19 Lilac Ct. 2001 2003 8.20% 8.00% & B_etl’éf‘
15 Locust Ct. 2003 2010 -0.80% -1.80% _ Better

25 South Conway Ct. 2008 2011 -4,10% -8.80% Better

Asindicated in the table above, homes either backing up to the right-of-way or with clear views of power
lines appreciated at a rate either equal to or better than non-ROW homes in Sugar Ridge and River Ridge
in 13 of the 16 sale/resale comparisons. In other words, homes immediately adjacent to the power lines
outperformed the rest of the market in Sugar Ridge and River Ridge.57

57 This is consistent with some of the published research in the professional literature. For example, the Tatos, et
al. Summer 2016 Appraisal Journal article concluded that “homes abutting 345 kV corridors often benefit from
open space unavailable to other homes” that is available for on home prices within 50 meters was likely due to the
“benefit of open space” that creates a “greenway.” Tatos, et al., ibid., at 213.
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ANALYSIS OF SALES DATA AT COVENTRY IN LAKE IN THE HILLS, ILLINOIS

I have also studied the subsequent development of vacant land in proximity to a recently developed
transmission line corridor in McHenry County, Illinois.

In 2014, my staff and [ investigated the new construction that occurred on adjacent land subsequent to
the acquisition ofa ComEd transmission line corridor between Huntley and Algonquin that was acquired
and developed by ComEd and energized in 2001. Itis one of the more recent transmission line corridors
developed in the Chicago metro area and was the subject of a 1996 Illinois Commerce Commission
proceedings® at which I also presented testimony. The approved corridor contains a 138kV double
circuit line on 64 to 99 foot monopoles. When the corridor was created and energized, there was
considerable undeveloped land adjacent to the right-of-way. Much of the land has subsequently been
developed with new residential housing since the date of completion of the power line installation.

Our 2014 research involved the Coventry townhouse development project at the northwest corner of
the intersection of Haligus Road and Wildspring Road in Lake in the Hills. The general location of the
Coventry development is shown in the map below.

_..| Coventry subdivision Location P T

Coventoy Subdiision

We collected Coventry sales data between 2004 and 2013 to understand the effect, if any, of a recently
approved transmission line corridor on the development of vacant land. We first compared prices on
the south and west side of Wildspring Road immediately adjacent to the transmission line right-of-way
to prices on the other side of Wildspring Road. The average sale price between 2004 and 2013 was
exactly the same. We then also compared sale prices for the townhouses on both sides of Wildspring
Road to prices in the rest of the townhouse complex located away from the right-of-way.

58 Application of COMMONWEALTH EDISON COMPANY for a Certificate of Public Convenience and Necessity,
under Section 8-406 of the lllinois Public Utilities Act, and for an Order, under Section 8-503, of the Illinois Public
Utilities Act, authorizing and directing ComEd to construct, operate, and maintain new electric transmission lines
in Kane and McHenry Counties, lllinois, Docket No. 96-0410
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The average price for the Wildspring Road townhouses (Areas A, B, and C above) was 8.3% higher than
for townhouses in the rest of the development (Area D). And townhouses on the south and west side of
Wildspring Road (Areas A and B) located immediately adjacent to the transmission line right of way sold
at an average price about 8.6% higher than in the rest of the development (Areas C and D). There has

been no adverse impact from proximity to the transmission line on the townhouse sale prices at
Coventry.

ANALYSIS OF SALES DATA AT CONCORD POINTE IN CAROL STREAM, ILLINOIS

Another study that I have done in the Chicago metro area involved townhouse prices at the Concord
Pointe development in Carol Stream. That right-of-way consists of a double set of open lattice towers.
One of the lattice towers supports two 138 kV lines and the other supports two 345 kV lines.

In 2014, my staff and I researched impacts of the transmission line on prices at Concord Pointe by
collecting and analyzing Northern Illinois Multiple Listing Service (“MLS”) sales data since 1995. We
compared sale prices per square foot paid for townhouses located adjacent to the transmission line
corridor (Area A) to prices paid for other Concord Pointe townhomes not located adjacent to the power
lines (Areas B and C). Some of the townhomes in Area B have views of the tops of the two sets of lattice
towers. The map below shows three areas in Concord Pointe - Areas A, B and C - defined by their

relative proximity to the transmission line corridor located adjacent to the south end of the
development.
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As indicated in the tables below, the average price differentials when comparing Area A located closest
to the transmission line corridor to Areas B and C, and then comparing Areas A and B to Area C is less

than 1.0%.

0, 0,

Yesr Al":as Al‘;ﬂcs ’ Diffeﬁoence Yoar Aféﬂ; A Areat Diffeioence
1995 $107 $95 12.7% 1995 $107 $95 12.7%
1996 $78 $98 -20.2% 1996 $81 $106 -23.4%
1997 $102 $100 1.6% 1997 $99 $103 -3.6%
1998 $99 $97 1.8% 1998 $97 $98 -0.8%
1999 $99 $98 1.3% 1999 $98 $98 0.8%
2000 $99 $103 -3.4% 2000 $101 $103 -1.8%
2001 $115 $112 2.3% 2001 $113 $113 0.0%
2002 $118 $122 -3.2% 2002 $122 $121 1.0%
2003 $122 $136 -10.4% 2003 $130 $134 -2.8%
2004 $152 $140 8.8% 2004 $139 $141 -1.9%
2005 $155 $150 3.7% 2005 $155 $148 4.3%
2006 $145 $157 -7.5% 2006 $151 $156 -3.3%
2007 $163 $156 4.4% 2007 $162 $155 4.1%
2008 $157 $150 4.0% 2008 $157 $148 6.2%
2009 $143 $127 12.6% 2009 $135 $127 5.9%
2010 $112 $113 -1.2% 2010 $119 $112 5.9%
2011 $92 $110 -16.2% 2011 $98 $113 -13.6%
2012 $110 $99 10.7% 2012 $104 $100 3.5%
2013 $111 $106 5.5% 2013 $105 $108 -3.6%

Average 0.4% Average -0.5%
Source: MRED LLC and Clarion Associates, Inc. Source: MRED LLC and Clarion Associates, Inc.

The comparison in those tables indicates that there has been no adverse impact on average prices at
Concord Pointe from proximity to the power lines.
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ANALYSIS OF SALES DATA AT HAMPTON PARK IN NAPERVILLE, ILLINOIS

The Hampton Park townhouse project in Naperville, Illinois was reportedly developed between 2005
and 20085 long after the installation of the adjacent 345Kv monopole transmission line corridor. The
location of those townhomes (and the transmission line adjacent to it) is shown in the map below.

i

S — =

Hampton Park 55+ Acllve Adull Community
Proximily Groupings

o

The photo below shows a Google maps street view of Hampton Park townhomes with the monopole
power line with four cross arms behind them.

e

59 http://www.55places.com/illinois/communities /hampton-park.
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We investigated sale prices in Hampton Park for the years between 2005 and 2013. We compared prices
paid per square foot for townhomes adjacent to the transmission line corridor to prices in the rest of the
community. Townhomes adjacent to the transmission line corridor sold on average for 4.3% more than
townhomes in the rest of the community, as shown in the table below.

AreaAlviArea B '

Year Area A | AreaB ; ™
Difference
2005 n/a $190 n/a
2006 $208 $200 4.2%
2007 $215 $226 -4.9%
2008 n/a n/a n/a
2009 n/a $150 n/a
2010 $170 n/a n/a
2011 n/a $130 n/a
2012 $184 $157 17.1%
2013 $170 $169 0.8%

Average 4.3%

Source: MRED LLC and Clarion Associates, Inc.
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