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SURREBUTTAL TESTIMONY 

OF 
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FILE NO. EA-2015-0146 

Q. Please state your name, business address and present position. 

2 A. My name is Vickie Turpin. I am currently the Owner and President of Kinker 

3 Appraisal Service, Inc. Our office is located at 45 Southgate Drive, Troy, Missouri 63379. 

4 Q. Please summarize your professional experience and educational background. 

5 A. I have a degree in U.S. Agriculture Business/Economics from the University of 

6 Missouri. Since graduating I have worked in the real estate and appraisal industries for the past 

7 33 years with an emphasis on appraisals of residential, commercial, industrial, and agricultural 

8 land, as well as for eminent domain proceedings. I am a certified real estate appraiser and hold 

9 a designation from the National Association of Independent Fee Appraiser's as a Residential 

10 Appraisal Specialist ("IF A"). I also hold a designation from the Intemational Right of Way 

11 Association ("IRWA") as a Senior Right of Way Professional ("SR/WA") which is the IRW A's 

12 highest designation. I have perfonned hundreds of appraisals in Missouri on behalf of 

13 landowners, utilities and lenders. I have also served as a condemnation commissioner on several 

14 occastons. My credentials are attached as Schedule VT-SRI. 

15 Q. On whose behalf are you testifying in the current proceeding? 

16 A. I am testifying on behalf of Ameren Transmission Company of Illinois ("A TXI"), 

17 m support of its Application for a Certificate of Public Convenience and Necessity 

18 ("Application") for a transmission line project in northeast Missouri. 
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Q. What is the purpose of your surrebuttal testimony? 

A. The purpose of my surrebuttal testimony is to address the impacts of the 

3 construction, operation and maintenance of overhead power lines upon land values, to address 

4 the specific impacts of ATXI's Project (described below) upon land values, and to address 

5 rebuttal testimony filed in opposition to the Project by a group that calls itself Neighbors United 

6 Against Ameren's Power Line (the "Neighbors") based upon my knowledge and expetience. 

7 Q. Are you familiar with what is referred to as ATXI's Mark Twain Project? 

8 A. Yes. The Mark Twain Project ("Project") is a proposed transmission line 

9 consisting of a new 345,000 volt (345-kV) electric transmission line running generally from 

10 Palmyra, Missouri west to a new substation located near Kirksville, Missouri, and proceeding 

11 north to the Iowa border, and including a 2.2-mile 161-kV connector line to the new substation. 

12 The Project will include transmission facilities located in the following counties in Missouri: 

13 Marion, Shelby, Knox, Adair and Schuyler. 

14 Q. Are you generally familiar with the electric utility industry and the various 

15 types of transmission line structures? 

16 A. Yes. Over the 33 years I have been in the appraisal business I have worked with 

17 Cuivre River Electtic Cooperative, Central Electric Power Cooperative, Northeast Missouri 

18 Electric Power Cooperative, and Union Electtic Company d/b/a Ameren Missouri on several 

19 projects in which disttibution and transmission lines were being installed through various types 

20 of properties, including residential and agricultural lands. I am familiar with several different 

21 types of transmission line structures including lattice towers, H-frame structures, and wood angle 

22 structures. 
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Q. Are you aware of the type of transmission structure design that is proposed 

2 for the Project? 

3 A. Yes. I understand A TXI will utilize a single circuit design with structures 

4 consisting of a single steel shaft pole, referred to as a "monopole". 

5 Q. Are you aware of the existence of transmission line structures and 

6 transmission lines crossing farmland in northeast and north central Missouri? 

7 A. Yes. I have personally observed and am aware that there are numerous 

8 transmission lines and structures crossing fannland throughout the region. 

9 Q. Are you aware of the existence of transmission line structures and 

10 transmission lines near residential and rural residential properties in northeast and north 

11 central Missouri? 

12 A. Yes. It is quite common to see transmission lines and structures near residential 

13 and rural residential properties throughout the region. 

14 Q. In your 33 years of experience have you been involved with, or are you aware 

15 of, a reported health issue to persons or livestock related to the existence of a transmission 

16 line or transmission structures on a farm or near a rural residential or residential 

1 7 property? 

18 A. No. 

19 Q. In your experience have you had occasion to perform an appraisal of a 

20 property which had a transmission line or structures either located on the property or 

21 proposed for that location? 

22 A. Yes, on many occasions. 
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1 Q. In your experience have you had occasion to perform an appraisal of a 

2 property in which a utility company was proposing to purchase an easement over the 

3 property? 

4 A. Yes. I have appraised numerous properties over the years where utility 

5 companies were purchasing easements, including projects for Union Electric Company d/b/a 

6 Ameren Missouri, Central Power Electric Cooperative, Cuivre River Electric Cooperative, and 

7 Northeast Missouri Electric Power Cooperative. I have also worked on behalf of property 

8 owners, as I am an independent appraiser and have no affiliation with any particular group. I 

9 have also worked on pipeline appraisals, and appraisals related to road expansion easements for 

10 numerous cities and counties (including counties within the proposed route ofthe Project). 

11 Q. Based upon your experience what is the significance of the presence of a 

12 transmission line upon land values and use of the property? 

13 A. I typically find little if any impact on the market value of the properties, 

14 particularly outside the easement area. 

15 I find that there are many other factors that come into play that affect the market value of 

16 the property before the transmission line does. This is particularly true as the size of the property 

17 increases. 

18 I find that property owners of proposed purchases typically look at many other features 

19 before they let the transmission line come into the decision. They look at location, highest and 

20 best use, amenities, topography, curb appeal, ease of access, etc. before they consider the impact 

21 of any utility easements or facilities. For agricultural properties, prospective purchasers consider 

22 such items as the production history of the land, quality of the soils, improvements such as 

4 



Surrebuttal Testimony of 
Vickie Turpin 

1 terraces or tiles, and access to water if grazing is to occur, before they consider the presence of 

2 electric lines. 

3 Q. Can you provide an example? 

4 A. Yes, I will provide two. The first example involves the subdivision where I live. 

5 That subdivision has approximately 80 homes that sit on 3 acre lots. There is a transmission line 

6 running through the development. The line was established before the subdivision was platted. I 

7 watched to see how the transmission line would affect the lot prices of the lots where the line 

8 adjoined and the lots that were in line of sight. I found that the lots did tend to sell close to asking 

9 price. This development is known as Southgate Estates located just outside the city limits of Troy 

1 0 Missouri off the west side of H wy J. I noticed that where the transmission line went through 

11 subdivisions, the homes are actually built quite close to the lines. I found that the buyers of these 

12 lots and even some of the next purchasers that purchased the properties when they resold were 

13 more interested in location of development, ease of access to major roads, general appeal of the 

14 development and deed restrictions rather than any concerns over the existence of the 

15 transmission line. 

16 The second example is a fann on Hwy E, Curryville, Missouri. I was hired to appraise 

17 a 275 acre parcel of land which was improved with a residence and some outbuildings. 

18 Northeast Missouri Electric Power Cooperative was proposing to acquire a permanent 

19 right-of-way easement which would run along the northern portion of the subject 

20 property and encompass 7.62 acres of land. The easement would include electric 

21 transmission lines of one or more circuits, poles, structures, conduits, cross-arms, 

22 foundations, footing, towers, wire, brace poles, guy wtres, anchors, cables, fiber optics 

23 line, and other appurtenances. The owners stance was that the entire farm was diminished 
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in value due to this proposed transmission line. When this case went to trial, however, the jury 

2 supported my opinion that only the 7.62 acres of land was diminished in value and that the 

3 balance of the subject fann and site improvements were not affected whatsoever. 

4 Q. Are you aware of any supporting documentation that supports your 

5 experience, either in peer review materials or otherwise? 

6 A. Yes, in the January/February 2015 edition of Right of Way magazine, appraisers 

7 John Rolling and Marian Bames, who also hold the SR/W A designation from the IR W A, discuss 

8 their study of the impact of electric transmission line easements on residential properties. The 

9 article included a study perfonned by the authors on the impact of high voltage transmission line 

10 ("HVTL") easements on improved properties, noting that the results were "consistent with other 

11 studies that find little, if any, impact on improved properties subject to an HVTL easement". 

12 The article goes on to conclude: "Neither the published studies nor our own study revealed a 

13 single percentage point diminution in value that can be applied unifonnly to properties subject to 

14 a HVTL easement." (See "Utility Versus Proximity- A systematic approach to measuring the 

15 impact of electric transmission line easements on residential properties" Right of Way 

16 January/February 2015 pp. 34-36.) A copy of the article is attached to my surrebuttal as 

17 Schedule VT-SR2. 

18 Q. In performing appraisals related to the impact of a transmission line or 

19 structures upon land values what factors do you consider? 

20 A. I look at highest and best use of the property, the size of the property, and its 

21 present use. I consider the loss efland utility, loss of buildable land, loss oflandscaping, percent 

22 of land encumbered and the proposed placement of easement on the property. I also consider the 

23 living area in proximity to the HVTL easement and how it affects the usual outlook, how close 

6 



Surrebuttal Testimony of 
Vickie Turpin 

are the poles to the buildings and whether there is any noise increase for the property owner, and 

2 also whether screening of extemal detriments was used, such as in the case of busy roads. 

3 Q. In preparing your surrebuttal testimony did you review the testimony of the 

4 Neighbors' witness Boyd L. Harris? 

5 A. Yes. 

6 Q. What was your overall impression of Mr. Harris' prepared testimony? 

7 A. I found Mr. Han·is' opinions to be contrary to my experience. Specifically, I 

8 disagree with his conclusion that there will be a significant impact on the values of productivity 

' 
9 of the cropland. My concems are numerous. First, his opinion appears to be limited to cropland 

10 productivity. He does not touch upon the impact in the value of the land itself, only the decrease 

11 in income off a portion of the land (the crop portion) due to a claimed loss of productivity. His 

12 analysis does not address residential values, ranching or other activities. In addition, his 

13 rationale for how this loss of crop land production will occur is devoid of any analysis. In my 

14 experience, an assertion such as the one Mr. Boyd is making requires more than a simple litany 

15 ofpresumed impacts (e.g. placement of towers, compaction, unsightly appearance, etc.). There 

16 is simply nothing in his testimony that addresses any of these perceived impacts. To the 

17 contrary, having reviewed the surrebuttal witness testimony of A TXI witnesses, including 

18 Messrs, Endorf, Wood, DeJoia, Silva and Dr. Bailey, they provide a compelling argument 

19 addressing and refuting each ofthe presumed impacts identified in Mr. Boyd's brieftestimony. 

20 To demonstrate my point, I looked at one of Mr. Boyd's presumed impacts to cropland 

21 productivity- which is the "placement of towers impacting the functionality of fannland". In 

22 my experience working with properties in proximity to overhead facilities, the type of structures 

23 and the spacing between structures can be a significant factor. Multiple poles on a structure, guy 
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1 wires and anchors can all pose an issue as it relates to maneuverability of fann equipment around 

2 transmission structures. Moreover, the shorter distance between structures would impact the 

3 amount of cropland taken out of production. However, as the A TXI surrebuttal witnesses have 

4 testified, the current Project mitigates these concems through the monopole design and a greater 

5 span between structures. 

6 In preparation for my testimony I actually toured several miles of an Ameren Missouri 

7 transmission line in St. Charles County which used a monopole design. I was able to see 

8 firsthand an example of monopole line segment in proximity to fanns, rural, and urban 

9 residences. The monopole design does not use guys or anchors and consists of a single structure 

10 that rises out of a relatively small concrete pad approximately 7-10 feet in diameter. The average 

11 spans are 850 feet, further minimizing the number of structures and physical contact with the 

12 land. Moreover, the monopole design allows for activities (such as fanning) to take place up to 

13 the concrete pad itself, as is shown in Schedule DBR-SR1 to Mr. Brown's surrebuttal testimony. 

14 I was particularly impressed with how close the fanners were able to plant crops and perfonn 

15 fanning and ranching activities next to the monopoles. That tour confinned my understanding 

16 that a monopole transmission line in proximity to farms and rural and urban residences does not 

17 create a significant impact upon activities or the enjoyment of such fanns and rural and urban 

18 residences. 

19 In summary, the testimony of Mr. Boyd ignores the proper analysis that needs to be 

20 performed in any appraisal of fann land or residential properties. I see no evidence that any 

21 analysis of the highest and best use of the property has been performed, or that any of the factors 

22 that I identified in my earlier testimony were considered. From my research and experience, it is 

23 well established that with larger properties in particular, it is difficult to predict impact without 
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specifically considering how the siting of the line would affect the use of the property. In such 

2 situations fonnal appraisals are the only appropriate mechanism to assess impacts to individual 

3 properties. The presumptive conclusion of Mr. Boyd comes nowhere close to meeting the 

4 standards required of a certified appraiser and could not be relied upon to detennine the 

5 compensation that would properly be due for a transmission line easement on this or any other 

6 project. 

7 Q. Do you agree that the Randolph County property example provided in the 

8 testimony of Boyd L. Harris supports his opinion? 

9 A. No. First of all, the example does not provide any infonnation related to the site 

10 other than it is in Randolph County. There is no address, legal description or other infonnation 

11 so this actual property could be researched, and there is no date provided as to when this property 

12 was on the market. Among my concerns are the many factors which could come into play with a 

13 particular property. For example, was the highest and best use of this property really rural 

14 residential development? The answer to that question appears to be "no" as Mr. Boyd concedes 

15 that the land was ultimately returned to a tract of agricultural pasture or crop land, notably with 

16 the transmission line on the property. The fact that this unspecified tract was sold for 

17 agricultural use also contradicts Mr. Boyd's claim that transmission lines interfere with such use. 

18 I would also question when the property was placed on the market, and what subsequent market 

19 conditions may have impacted the sale of the property. I have personally seen and appraised 

20 many proposed developments that reverted back to farmland due to the long recession and lack 

21 of purchasers for residential tracts of land. I do not see anything in Mr. Boyd's testimony that the 

22 existence of a transmission line was a factor in the failure of the development. More likely, it 

23 was a multitude of unrelated factors including the overall state of the economy. 

9 



1 

Surrebuttal Testimony of 
Vickie Turpin 

Q. Do you agree with Mr. Harris testimony in which he states there are damage 

2 considerations, in excess of market value, that are nearly always applied in eminent domain 

3 proceedings? 

4 A. No. I have been involved in many eminent domain proceedings, sometimes as a 

5 commissioner appointed by the court and sometimes as an expert witness. The jury instructions, 

6 and the Missouri statute that sets the compensation that is due in condemnation cases, indicate 

7 that the measure of just compensation is the diminution in the market value of the tract over 

8 which the easement is obtained before the easement versus after the easement is obtained. This 

9 reflects actual changes in market value, not compensation in excess ofthat sum. 

10 Q. Do you have a response to the Eleasalo Ale article relied upon by Mr. Harris 

11 in his testimony? 

12 A. Not really, but I would note that this is not infonnation that a certified real estate 

13 appraiser would rely upon in detennining the impact of a transmission line easement on a parcel 

14 of property. I would also note that it would be inappropriate for me to offer a legal opinion, as 

15 Mr. Harris does, as to what a majority of courts may have ruled on the admissibility of evidence. 

16 Neither of us are attomeys. That said, this perceived issue of "fear in the marketplace" as a 

17 relevant factor in property valuations, presumes that there is something to fear, and that the fear 

18 is reasonable. Again, Mr. Harris is attempting to establish as fact something that has not been 

19 demonstrated. I find it inappropriate to comment further, other than to refer to the surrebuttal 

20 testimony of other ATXI witnesses who have addressed this issue and to note that I am not aware 

21 of the application of "market fear" as a separate compensable component of any appraisal or 

22 condemnation that I have been a party to in Missouri. 

23 Q. Does this conclude your surrebuttal testimony? 
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A. Yes, it does. 
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