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[WITNESS: CHALMERS]

PROCEEDI NGS
PRESI DI NG OFFI CER WEATHERSBY: Good
norning, all. WIlcone to Day 7 of the hearings
in Seacoast Reliability Project. Despite news
reports to the contrary, this is not our | ast
day of the hearings. Today we will be starting
w th the exam nation of Dr. Janes Chal ners.
After Dr. Chalnmers, we will, this afternoon
nmost |ikely, be hearing fromDr. WIIiam
Bailey. W also hope to get to M. Robert
Varney | ater this afternoon.
Wul d you swear the wtness in.
( WHEREUPON, JAMES CHALMERS was dul y
sworn and cauti oned by the Court
Reporter.)
PRESI DI NG OFFI CER VWEATHERSBY:
At t or ney Needl eman.
DI RECT EXAM NATI ON
BY MR NEEDLENAN:
Q Dr. Chal ners, could you pl ease state your
nanme for the record and your business

addr ess.

A My name is Janes Chal ners. M business

address 616 Park Lane, Billings, Montana.
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[WITNESS: CHALMERS]

And you submtted three pieces of testinony
in this matter, which |I have given you copies
of. The first one is Exhibit 12, which is
your prefiled direct testinony, dated April,
12t h, 2016; the second is Exhibit 82, which
I's your anended prefiled testinony, dated
March 29, 2017; and the third is Exhibit 147,
which is your supplenental prefiled
testi nony, dated July 27, 2018; is that
correct?
Yes.
Do you have any changes or corrections to any
of those pieces of testinony?
No.
Do you adopt all of them and swear to them
t oday?
| do.
Ckay. Thank you.

MR. NEEDLEVMAN: Al set, Madam Chair.

PRESI DI NG OFFI CER VWEATHERSBY: Al
right. Thank you. First cross-exam nationer
will be Attorney Patch for the Town of Durham
and UNH.

CRGCSS- EXAM NATI ON
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[WITNESS: CHALMERS]

BY MR PATCH:

Q Good nor ni ng.

A. Good nor ni ng.

Q My nane is Doug Patch. | am counsel to
intervenors in this docket, Town of Durham
and the University of New Hanpshire.

I wanted to start with a question about
sort of the ultimte conclusion that you
reached in this docket. |If | understand it
correctly, while the research that you had
conducted | ead you to conclude there is no
basis to expect that the Project would have a
di scerni bl e effect on property val ues, you

woul d have to agree, wouldn't you, that there

can still be inpacts on individual property
val ues?

A. I wouldn't characterize ny ultimte
conclusion quite the way you did. | think,

as is explained in ny testinony, the
conclusion is that we have now identified the
characteristics of properties that in fact
have a relatively high |ikelihood of i npact
fromtransm ssion |lines. But we've also

identified the characteristics of properties
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[WITNESS: CHALMERS]

that are unlikely to experience property
val ue i npacts, and those properties
predom nate in the vicinity of the proposed
project. So the overall effect is that the
effects of the Project on properties are
going to be limted. But we've been very
explicit.

And there's really sort of path-Dbreaking
research here that has for the first tine
gi ven us sone | everage on identifying those
properties that may very well experience
I mpacts due to their proximty to
transm ssion |ines.
Then | guess in light of the question | just
asked you, would you agree that there can
still be inpacts on individual property
val ues? Sounds |ike you' d agree with that.
Yeah, exactly. Precisely.
As you noted on Page 23 of your suppl enental
testinony, Exhibit 147, high-voltage
transm ssion lines are generally seen as a
negative attribute of a property, and there
are circunstances where they can be

sufficiently intrusive that the market val ue
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[WITNESS: CHALMERS]

of a property is affected. |Is that fair to
say?

Yeah, absol utely.

And on Page 12 of that testinony, | believe
it's Lines 5 and 6 -- actually, |I'msorry.
I*'m 1l ooking at your original testinony. |I'm

back at Page 12 of your original testinony,
which | believe is Exhibit 12.

' msorry. The page nunber?

It's Page 12 of Exhibit 12, and Lines 5 and
6. You said that the proximty of the house
to the right-of-way conbined with cl ear
visibility of the transm ssion line are the
critical values. That's what you said at

that point in tine; correct?

Correct.
Now, | think in your supplenental testinony,
Exhi bit 147, you nodified that sonewhat. [|I'm

| ooking at, in Exhibit 147, 1'm| ooki ng at
Page 11, and I'm |l ooking at Lines 9 to 12.
You said for residential properties, enphasis
was on the three variables, not two, three
vari abl es that research has shown best

nmeasure potential effect on the market val ue
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[WITNESS: CHALMERS]

of a property. And the three you listed are:
The proximty of the house to the

ri ght-of-way, the visibility of structures
both before and after constructi on of the
Project, and the extent to which the property
I's encunbered by the right-of-way easenent.
I's that correct?

Yes.

Now, the variable involving the visibility of
structures both before and after construction
woul d be especially true in this project,

woul dn't it, because we are tal king about

pl aces where the structures in nany | ocations
wll be doubling in height as a result of the
Pr oj ect ?

Yes. You know, to the extent that the
Project is in an existing right-of-way,
visibility is the only thing that changes.
The proximty of the houses to the

ri ght-of -way doesn't change and the
encunbrance doesn't change, but visibility of
structures may well change.

Right. And partly as a result, if the height

of the structures doubl ed, then obviously the
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[WITNESS: CHALMERS]

visibility nay change froma particul ar
property; correct?

That's correct.

And if the right-of-way is either w dened, or
where trees have grown into the right-of-way
per haps over a nunber of years, and those
trees are now going to be cut down, then
obviously that would affect the visibility
fromthat particular property as well;
correct?

That's correct.

I*'m | ooking at Page 20 of Exhibit 147, and
I'"'mlooking at Lines 12 to 13. And at this
poi nt you had noted that the visibility of

t he structures again wll change for sone
properties. And | think there was -- the
nunber of properties for which it would
change | think has changed over the course of
you filing the three different testinonies;
Is that fair to say?

Yes.

I mean, it hasn't changed, but the way you
have viewed it perhaps has changed, the

nunber of properties that you now consider to
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[WITNESS: CHALMERS]

be ones that are affected. And what's the
nunber that you would say we're at at this
point in tinme? |'mtalking about residenti al
properties, to make it easier, nunber of
residential properties that you would say are
affected by the Project.

The nunber of properties for which visibility
changes fromeither "none" to "partial" or
"clearly" or from"partial" to "clearly"
overall is about six, | think. O properties
that are within 100 feet, | believe it's
four. There's one that goes from "none" to
"partial,” and there's three that go from
"partial" to "clearly."

And the reasons that that the nunber has gone
down fromwhat | think you originally said,
20, and then you went to 14, and now you're
saying 4. Do | have that incorrect?

Yeah. No, there's sone confusion in your
recol |l ecti on here.

Ckay.

There is a count -- there are a | ot nunbers
here. There's a count on the nunber of

properties wthin 100 feet. There are a

10
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[WITNESS: CHALMERS]

11

nunber of properties that have hones wthin
100 feet, and that nunmber went from14 -- |'m
sorry -- went from19 to 14 due to
under gr oundi ng al ong Hannah Lane primarily.
That nunber is now 14. Was 14 is now 14.
That's properties within 100 feet. And of
those, as you can see on the page we were

| ooki ng at, Page 20 of Exhibit 147, before
SRP, of those 14, 2 have no visibility of
structures now, 5 have partial visibility, 7
have clear visibility of structures. So a
total of 12 have either partial or clear
visibility. And if you go to the next page,
obvi ously the nunber of properties wth hones
within 100 feet doesn't change; there's stil
14 of them But now one of themthat was not
visible is now partially visible, and three
of themthat were partially visible are now
clearly visible. So you're -- the

di stribution changes narginally due to the
Project. Total nunber in those categories --
that is, 14 -- doesn't change.

Ckay. But the nunmber after SRP construction,

that's -- you have those two charts where you
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[WITNESS: CHALMERS]

12

have before and after. And the after, the
clearly visible nunber is now 10; correct?
Correct.

And is it fairly common for a devel oper of a
project like this to, in sonme cases, purchase
properties froma | andowner, or in sone way
conpensate a | andowner in the event there are
negati ve i npacts that the Project will have?
I think you asked a couple of different
questions there. The devel oper will often
have to purchase easenents. And it's not
unconmon for a property to be acquired for a
vari ety of basically |ogistical reasons.

Are there any properties that have been
acquired with regard to this particul ar
project that you' re aware of?

Well, there's been easenent purchased. |
really don't know the details of those
transactions. But | believe there are
easenent acquisitions associated wth

uni versity property. There's sone expansion
of the easenment north of the university. And
I'maware that the Getchell property, which

is on Little Bay, it's either the | ast
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[WITNESS: CHALMERS]

13

property before the project crosses Little
Bay was acquired. And | believe there was a
property that was owned by Bel |l any Rent al
Properties. That would have been on the west
side of the alignnent, north of the
university. There are two buil dings there,
and | believe Eversource purchased one of
those. There may be others, but those are

t he ones that |I'm aware of.

And | think you indicated in your testinony

t hat you had worked on Northern Pass and then
al so on the Merrimack Val l ey project for
Eversource; right?

That's correct.

Are there other exanples in both of those
situations where the property has been

pur chased by the Applicant?

Well, there were significant purchases in

Nort hern Pass in the northern section of the

route. On Merrinack Valley, | just don't
recall. 1t was largely within the existing
ri ght-of-ways. | just don't recall whether

t here was any expansion of the right-of-way,

any additional easenents acquired. | just

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

o > O > 0

14

don't recall.

In the absence of purchasing the property
froma | andowner, or purchasi ng an easenent
as you' ve suggested, are there other things
that can be done to mtigate negative
property val ue i npacts?

Yeah. The Applicant, and | think the utility
I ndustry in general, understands the visual

I npact that their projects may have on sone
adj oi ni ng properties and works very hard in
bot h the design of the project, |ocation of
structures, types of structures, and in
basically providing visual screening to
mtigate the effects of the Project to the
ext ent possi bl e.

And what woul d constitute visual screening?
Well, typically it would be | andscapi ng.

So, trees?

R ght.

I mean, when you plant a tree, you know, you
can't plant -- well, naybe you coul d, but
it's pretty rare to plant a 50-foot tree or a
60-foot tree. |It's usually sonething nmuch

smal l er than that, which ultimately may grow

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

15

and provide the visual screening as you
suggested. But sonetines it takes years for
that to happen; is that fair to say?

In sone cases, that would be the case, yes.
So the inpact, in terns of mtigating
negati ve property val ues, could take a | ong
time before it actually had that kind of

I mpact .

Wll, when we're saying "mtigating,

" we're
tal ki ng about mtigating the visual inpact.
We're not necessarily tal king property val ues
here.

But, yeah, | would say in sone cases
it's possible through the |ocation of the
structures, sone conbination of the | ocation
of the structures and | andscaping to very
effectively mtigate the visual inpact, and
ot her cases not.

But when you're say we're tal ki ng about

vi sual screening and not property val ue

i npacts, they're very related, aren't they?
They are rel ated.

Ckay. That's all the questions | have.

Thank you.
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[WITNESS: CHALMERS]

PRESI DI NG OFFI CER WEATHERSBY: Al
right. Thank you. Attorney GCeiger.
CRCSS- EXAM NATI ON

BY Ms. CElI CGER

Q

o >» O >

Good norning, Dr. Chalners. |'m Susan
CGeiger, and | represent the Town of
Newi ngt on.

Coul d you pl ease turn to your
suppl enental prefiled testinony which has
been marked as Applicant's 147. Do you have
t hat ?
Yes, | do.
At Page 1, Lines 10 to 11, you say that the
deci sion rendered by the New Hanpshire Site
Eval uation Commttee i n another docket | ead
to the updates and revisions to your earlier
testi nony and research that underlies it;
correct?
Yes.
Was that decision the Northern Pass deci sion?
Yes.
What in particul ar about that decision caused
you to update and revise your earlier

testinony in this docket?

16

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

17

Well, as you know -- or | suspect you may
know -- that docket was extensive. And there
were concerns expressed by the Commttee of
three types, | think. There were concerns
W th respect to data accuracy; there were
concerns that there were gaps or holes in the
anal ysis, particularly with respect to the
enphasis in the report was on residential,
single-famly residential properties, and
there was a concern there wasn't adequate
representation or attention paid to
commerci al properties, to vacation hones, to
multi-famly, to condom niuns, to apartnents;
and the third area of concern was wth
respect to the applicability of the case
studies to the particular characteristics of
t he proposed project, both in terms of kind
of structure type, location, and that the
case studies sinply weren't sufficiently
representative of the proposed project.

| understood those concerns, don't
necessarily agree with all of them But
there were many |l egitimte concerns there. |

have addressed those, responded to all of
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[WITNESS: CHALMERS]

18

themin this matter, and the testinony that |
offered is now based on the evidence which
has been revised in response to those

concer ns.

Ckay. And isn't it true that in the Northern
Pass docket, the Site Evaluation Commttee
found that the Applicant did not neet its
burden in denponstrating that the Project's

I mpact on property values will not unduly
interfere with the orderly devel opnent of the
regi on?

Yes.

Coul d you please turn to Page 3, Lines 5

t hrough 8 of your supplenmental prefiled
testinony. Do you have it?

Yes.

And there, | believe, you state that
statistical studies present strong evidence
that there are no consistent effects of

hi gh-vol tage transm ssion |ines on property
val ues i n urban and suburban regi ons of
Massachusetts and Connecticut. |Is that your
testi nony?

Yes.
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[WITNESS: CHALMERS]

19

Woul d you agree that New ngton, New
Hanmpshire, is not an urban community?

Wll, it's quite a m xture, really. It's
got -- it's a conbination of rural community
and then heavy commerci al devel opnent.

Woul d you characterize it as an "urban
conmuni ty"?

Pr obabl y not, no.

Wul d you agree that New ngton, New
Hanpshi re, can be characterized as "rural"?
Yeah, nmuch of the town is rural. Yes.

Ckay. On Page 3, again of your suppl enental
prefiled testinony, on Lines 9 through 16,
you state that case studies you reviewed
identified the small nunber of residential
properties that have experienced adverse
sales price effects due to high-voltage
transm ssion lines and that you estimte that
there are sone residential properties that
W Il experience adverse sales price effects
because of the Project; correct?

That's right.

And you go on to say that nost of these

properties already share these
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[WITNESS: CHALMERS]

20

characteristics along the existing PSNH

ri ght-of-way. They are encunbered by the

ri ght-of-way easenment, the houses are within
100 feet of the right-of-way, and they have
ei ther unobstructed visibility or partial
visibility of the structures that currently
exist in the right-of-way; correct?

That's right.

Ckay. But the structures that currently
exi st in the PSNH ri ght-of -way are not

hi gh-vol tage transm ssion lines, are they?
They' re not characterized as "transm ssion
i nes" by the PUC. That's correct.

Despite that characterization of whether
they're transm ssion or distribution because
of their voltage, these are distribution
system poles and wires; correct?

That's the way they're characterized. |
think in the nmarket they're viewed as power
lines, typically. This distinction between
distribution lines and transm ssion lines is
an i nportant one. | think we understand the
formal definition. But in the market, we

have what a | ot of people think of
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[WITNESS: CHALMERS]

distribution lines are what's in the street
whi ch brings power to the house, and then
there are power lines which are in corridors
whi ch have easenents, which have

ri ghts-of-way that are cleared. And |I'm not
sure that -- as a matter of fact, it's ny
general experience that the public doesn't
make a distinction between power |ines of

| oner voltage and power |ines of higher
voltage in the sane way that we mght in this
pr oceedi ng.

But aren't the existing distribution poles
that are in the existing PSNH right-of-way in
Newi ngton half as tall as the new

hi gh-vol tage transm ssion poles that are

proposed to be constructed in that same

| ocati on?
Yes.
Ckay. And aren't the -- isn't the

circunference of those distribution poles
that currently exist in the right-of-way nmuch
smal l er than the circunference of

hi gh-vol tage transm ssion poles that are

proposed for the sane | ocation?

21

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

22

| believe so.

And isn't the appearance overall of the poles
and wi res that are proposed for that

ri ght-of-way in Newi ngton going to be
different than what currently exists in that
ri ght - of -way?

Yes.

Now, | believe that you alluded earlier to
the fact that 34.5kV distribution poles and
Wires exist in the roadway; is that correct?
No. It may in sone cases. All | was saying
Is that we are -- | think the public, the
market, is famliar with power |ines that
bring power to individual honmes |ocated in
roadways typically. But corridors that
contai n power |ines where you have a cl eared
corridor and an easenent is viewed
differently. And those are generally thought
of as power lines. And the public wouldn't
typically make a distinction. The public
typically doesn't have any idea what the
voltage is. The public just knows there's a
power |ine corridor nmaybe across the street

I n soneone's yard or maybe even in their
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[WITNESS: CHALMERS]

yard. But they wouldn't nake the distinction
between a distribution corridor and a

transm ssion line corridor, typically.

Ckay. Are you aware of any studi es regarding
the effects that a 34.5 kV distribution |ine
and a utility right-of-way or corridor has on
the sale price of hones |ocated in close
proximty, say within 100 feet?

Yeah. Interestingly, in our original case
studi es that were published in 2015, we knew
that we were light in terns of case studies
Iin the southeastern portion of the state.

And we found -- we | ooked for case studies

| ocati ons around Portsnouth, and we found

six -- | believe one in New ngton, maybe two
in Geenland, one in Dover, one in Durham
one in Newmarket -- and four of those six
were along corridors exactly simlar to the
one in question here. They were 34kV
corridors in hundred-foot right-of-ways. And
of those four, one in Geenland and one in
Newmar ket, there were sales price effects
along that 34.5 kV line, which interestingly

I's consistent with our research in general

23
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[WITNESS: CHALMERS]

which is that -- and this is sort of
surprising. But the nature of what's in that
corridor doesn't seemto affect the

| i kel i hood of a sale price effect -- that is,
we found -- we studied, for exanple, the
Phase 2 corridor goes fromLittleton down to
t he Massachusetts border, which contains
three very large two 230 lines and a 450
line. The 450 line is on a very big steel

| attice, hundred-foot steel lattice tower;
Corridor 2 was on wod Hframes, was a 115
line. W got al nobst exactly the sane
results. And by the sane token, in Geenland
and i n Newmrar ket, you know, we got two out of
the four, we got sales price effects next to
34-point [sic] kV.

I think what goes on is sonme people are
averse to living next to a power |ine and
they wouldn't consider it, whether it's a
34.5 or whether it's a 115 or whether it's a
345. There are other people where there are
ot her exigencies that drive their decision
and apparently don't -- are not averse, any

nore averse to, you know, two lines in a

24
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corridor versus one, or a 115 versus a 34.5.
Have you conducted any studies, or are you
awar e of any studies that conpare the sale
price of homes located in close proximty to
a 34.5kV distribution |ine where the sal es
prices of those sane hones after a

hi gh-vol tage transm ssion |ine has been
constructed in the sane right-of-way?

We have the 20 new case studies that were
occasioned by this project which we added.

So we had 58 originally in New Hanpshire, but
they're heavily weighted towards the northern
and central portion of state. W added 20
new case studies in the southeastern portion
of the state. Al of those had at |east a
115kV line in them So | think the answer to
your question is yes. W haven't studied the
before and after, if that was your question.
That was ny question. M question is: Do
you know or have you studied or are you aware
of any studi es that have considered a
property that is in close proximty to a
distribution line, a 345.5kV line, the sales

price of those properties, with subsequent
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sal es of the sane property after a

hi gh-voltage transm ssion |line --

No, we have not done before and after. W
studi ed the 345 and we studied the after

condi tion of the 115, but we never tried

to -- be hard to find -- well, it would be
possi bl e, but you'd have to | ook pretty hard
to find -- particularly, are you talking
about sanme properties?

Tal ki ng about --

Be hard to find before and after. But we
have not done that.

Ckay. Now turning to Page 3 of your

suppl enental prefiled testinony. On Lines 22
to 25 you descri be several factors that could
i nfluence the sale price of a property in
proximty to a high-voltage transm ssion

i ne; correct?

That's correct.

One of the factors you cite on Line 25 is the
extent that mtigation actions had
successfully reduced the effect of the

hi gh-vol tage transm ssion |line on property;

correct?
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That's right.

Woul d you consider burial of the line to be
an effective mtigation action that could
successfully reduce the effect or the
negati ve i npact that a high-voltage |ine

m ght have on a sal es price?

Yes.

Woul d you agree that a property val ue
guaranty is another way to mtigate the
negati ve effects that a high-voltage

transm ssion |line has on a property's sal es
price?

| don't know whether it...

Woul d you consider economc mtigation? [|'m
not tal king about physically mtigating,
obviously. I"'mtal king about hel ping the
property owner deal wi th negative inpacts.
Yes.

Isn't it true that in the Northern Pass case,
the Applicant was willing to provide property
val ue guar ant ees?

Yes.

And is Eversource willing to do that in this

case, do you know?
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Yeah, there were prelimnary proposals in
Northern Pass. | don't know that it was
ever, you know, developed in any detail. But
t here was a proposal, the general outlines of
a proposal in Northern Pass. And there is a
proposal in this case for clains, ny
under st andi ng, that would deal with concerns
over property val ues.

Coul d you provide sone details about that

cl ai ms process?

' msorry?

Coul d you pl ease expl ain what that clains
process would entail ?

Well, ny understanding is sinply that the
Applicant and the Counsel for the Public have
agreed on a proposal for basically a dispute
resol uti on process whi ch woul d address, you
know, construction period issues or property
val ue i ssues that m ght arise subsequent to
construction of the Project.

Ckay. So that's dispute resolution. But
woul d you agree that the dispute resol ution
process is not the sane thing as a property

val ue guaranty?
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Yeah, they're different.

Now turning to Page 5 of your suppl enent al
testinony. On Lines 13 to 14 you note that
t here are consi derabl e undevel oped | and - -
there i s consi derabl e undevel oped | and al ong
the Project route of which nuch is
conservation |lands. Do you see that?

Yes.

Did you study the Project's effects on
undevel oped | and?

In general terms, | reviewed the nature of

t he vacant | ands al ong the project as
described in the Nornandeau | and use report.
But did you actually make a study of the

sal es prices of vacant |ands al ong the
Project route to determ ne whet her or not

t here woul d be any adverse inpacts on the
sal es price of those vacant | ots?

Well, we have consi derable work on vacant

| and sales in the research report on which ny
testi nony i s based.

But did you personally assess or undertake a
study of specific vacant lots along this

proj ect route?

29
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No.
Ckay. So you don't know how this project
wll affect the sale price of any undevel oped
property along the Project route, do you?
Wel |, again, we have research on vacant | and
sal es, and we know sonet hi ng about the i npact
of transm ssion |lines on vacant |and. That
hasn't been applied to specific |ots al ong
t he proposed route, no.
And coul d you please explain a little bit
what you do know about the sale of vacant
land as it relates to effects on property
val ues from hi gh-voltage transm ssion |ines?
Yes. The vacant land is very tricky because
you have to control for highest and best use,
right. The vacant | and whose hi ghest and
best use is commercial, for exanple, wll
have a very different -- wll respond to a
very different set of factors in the
mar ket pl ace than | and that has hi ghest and
best use as residential.

So the work that we did in the
subdi vi sion studies was to | ook at |and that

has the sane hi ghest and best use -- nanely,
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residential in a subdivision so that we're
controlling for location -- and then | ooked
at the sale of lots, both pricing and ti m ng.
And you find generally an absence of timng
and pricing effects in those |lot sales
relative to their proximty to transm ssion
lines, with the exception of the case where
encunbrance effectively inpacts the
devel opability of the lot. So there are
cases where a 2-acre | ot has the right-of-way
crossing it, essentially converting it into a
l-acre lot, and in those kinds of cases you
frequently see an effect. But it's really
quite surprising. You take sort of a
rect angul ar subdivision, 10 lots on one side
and 10 lots on the other side, transm ssion
| i ne goi ng down the edge of one set, and the
sales seemto be randomwith respect to that
transm ssion line. And there are other
reasons for that. But we didn't find nuch.
The other thing to add here is sinply
that ultimately the demand for residenti al
land is a function of the demand for

resi dences. So, probably the best way to

31
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study the effects of HVTL hi gh-voltage
transm ssion lines on residential land is to
study the effect of high-voltage transm ssion
| i nes on homes because that's going to be --
that's what's going to drive the demand for
that land. And you've got nobre transactions
and you' ve got nore honbgeneity wth respect
to the hones on that as opposed to m xi ng up
| and types. As you go along the Project
route, you've got lands that are in
conservation. You' ve got |ands that are
publicly owned. You've got quite a variety
of lands. And sorting out the highest and
best use of those would be quite difficult.
But woul d you agree with the notion that
because housi ng structures can vary

consi derably fromone |lot to the next, that
they can suffer very different prices because
of those structures, not because of the
under |l ying property that m ght be sim|lar

to --

Right. And that has to be controlled for and
is controlled for using, you know, standard

appr ai sal techni ques.
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Are you famliar with a study by Coll ege of
Charl eston Professors Chris Mothorpe and
David Wnan that found that vacant |ots

adj acent to high-voltage transm ssion |ines
sell for approxi mately 45 percent | ess than
equi valent lots that are not | ocated near

hi gh-vol tage transm ssion |ines?

| amfamliar with that study, yes.

Wul d you agree with it?

No.

Why not ?

It's an interesting sort of first attenpt to
do a desk anal ysis using sone very coarse G S
dat abases to | ook at every sale that occurred
in Pickens County fromthe year 2000 to the
year 2018, about 5,000 sales. And as | say,
they did sone interesting things with the @S
information, but it's so -- it would

require -- their approach wll require a huge
anount of refinenent before it has any

i mplications for the question of HVTL inpacts
in general, or certainly for HVTIL inpacts in
New Hanpshire. They've got a huge apples and

oranges problem They have no filter for
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fair nmarket sales. They have related party
sal es, they have short sales, they have
foreclosure sales. And even nore

i mportantly, they take every |l and sale, and
t hey don't have any filter for raw | and
tracks which may go for $10- or $20, 000 an
acre, to subdivided lIots, but uninproved,

ki nd of rural |ot subdivisions, to finished
| ots in subdivisions where you' ve got water,
sewer, street, curb, gutter. And | think
their effects are basically -- well, the
effects they find and report are really
spurious. | don't think they have anything
to do with the transm ssion |lines. They go
into sonme detail what's going on in Pickens
County. But | think they have sinply picked
up the fact that the transm ssion lines in
Pi ckens County are largely in the rura
portion of the state which has | and val ues
simlar to rural New Hanpshire.

Thank you.

But the transactions -- one nore sentence
here. But the transactions, the bulk of the

transactions are in sone very, very expensive

34
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| akesi de communities on the west part of the
county that don't have any transm ssion
lines. And it's those two very different
markets. And | think they haven't adequately
controlled for it. But in any event, their
study would require a great deal of
refi nenent before it woul d have any
applicability to the questions at issue here.
Are you aware of any other studies regarding
the sales price to vacant lots relative to or
as a result of high-voltage transm ssion
i nes?
Yeah. | reviewed five of those, | guess, in
t he New Hanmpshire research report.
Ckay. Have you studi ed whet her the presence
of concrete mattresses al ong the shoreline of
Little Bay will affect shoreline property
val ue?
Never explicitly, no.
Thank you.
O | have not studied that question.
Thank you.

MS. GEIGER: No further questions.

PRESI DI NG OFFI CER WEATHERSBY: Next
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is Attorney Brown for the Durham Resi dents.

MS. BROWN: Madam Chair, | will be
asking a few questions and then Matthew Fitch
will be follow ng up, and we have different
subj ect natters.

PRESI DI NG OFFI CER WEATHERSBY: Thank
you.

CRCSS- EXAM NATI ON

BY Ms. BROM:

Q
A

Q

Good norning, M. Chal ners.

Good nor ni ng.

My nane is Marcia Brown, and | represent
Donna Heal d, an intervenor in this matter.
And |1'm al so the spokesperson for the Durham

Resi dents group.

And so with respect to -- well,
actually, let ne -- excuse nme while | address
this technical difficulty. |[|'ve got soneone

el se's exhibit on ny...

(Pause i n proceedi ngs)

M. Chalnmers, | want to start with the
bi gger picture, if you don't mnd. The
pur pose of your testinony in this proceeding

is to look at the effect of the |ocal and
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regional real estate markets; is that

correct?
Il wouldn't put it -- look at the effects of
the Project on real estate nmarkets -- on real

estate. And fromthat one can then derive
i mplications both for types of properties.
And t hen maybe based on sort of how nmany of
those there are, you could then draw

i mplications with respect to | ocal or

regi onal real estate narkets, yes.

And your opinions in Exhibit 12, which was
your first testinony, are also reflected in
Exhi bit 147, which is your 2018 testinony?
That's right.

And both of those are based on what you cal
the "research report"?

That's right, on the New Hanpshire Research
Report. And then contenporaneously we were
doing simlar research in Massachusetts and
Connecticut, and so there's a
Massachuset t s- Connecti cut Research Report
whi ch has additional case studies in it, as
wel |l as sone statistical analysis which has

sone relevance in this matter as wel | . So
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there are two research reports, both of which
are drawn on in ny supplenental testinony.
Thank you. That answers ny next questi on.
Does the research report that was
attached to your testinony, which is
Attachnent A, does that contain the mgjority
of the docunents you relied on in formng
your opi ni on?
It contains all of the research that rel ates
to the general question of transm ssion |line
effects on property values. It doesn't
contain any of the Seacoast Reliability
Project information. That is all drawn from
pl ans and naterials provided by the
Applicant, by ny field investigation, by the
tabl es that you see before you that are on
t he screen right now. So you have this base
of research, okay, which the nost inportant
part of which are the case studies. And the
case studies deal with New Hanpshire as a
whole. In the New Hanpshire report there's
now 78 of them And then there are 42 nore
case studies in the Massachusetts-Connecti cut

report. And that's the research basis on

38
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whi ch ny opinions are based. That's the
basis for sort of the key table in ny

suppl enental research, which is on Page 7.
But then all of the Seacoast Reliability
Project information -- that report does

not -- you won't find any reference in that
report to a particular project, okay. That

is then the basis that provides the

information which | apply then to the Project

description and to ny investigation of the
Project location to cone to ny opinions in

this matter.

Ckay. | can just parse that response out of

it. Wien you're referring to Massachusetts
and Connecticut case studies, that materi al
is in Attachment A to your testinony, your

2018 testinony; correct?

B. Massachusetts-Connecticut is in -- 1is
that right? | believe --
| don't want to -- maybe I'mconfusing -- I

trying to establish that everything you
relied on to formyour opinion is in the
attachnents to your testinony.

And I"'mtrying to -- that's not quite right,

m

39
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okay.

Ckay. So the next question is, did you --
and you alluded to it in your earlier
response -- in addition to those docunents,
you also relied to plans provided by

Ever source; correct?

That's right.

And sone of those plans included

envi ronnent al maps?

Yes.

And construction maps?

Yes.

Am | forgetting other things in that I|ist
that should be in that list?

Yeah, absolutely. The extensive

i nvestigation of the proposed route on four
occasi ons, you know, ny personal inspection
of the route, the inspection of the route by
ot her peopl e.

I"'mtrying tolimt it to the docunents that
have been offered as exhibits --

Ch, docunents.

-- and I"'mtrying to get ny hands around what

did you rely on in form ng your opinion.
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We've already established it's the
attachnments to the testinony. W' ve already
established it's the environnental charts,
it's the constructi on nmaps.

| nmade reference to the Normandeau Land Use
Report.

Ckay.

I made reference to the proposed di spute
resolution agreenent. | nade reference --
I'"'mtrying to think of docunents here. |
made heavy reference to the Application
itself, which provided a good deal of detai
about the Project.

Ckay. | don't want to strain your nenory

ri ght now wi t hout the opportunity to refresh.
But is it fair to say, then, that if you' ve
referred to a docunent in your testinony in
this attachnents, that that forned the basis

of your opinion?

Yeah, | think nost everything is referenced
in ny supplenental testinony that | relied
on.

Let me back into it this way: Are there any

docunents that have not been i ntroduced as
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exhibits for identification, things that you
relied on in form ng your opinion?

Well, again |'mnot sure that in ny

suppl enental opinion, that the Application
itself, which gives a |lot of the detail on

t he segnent - by- segnment,
structure-to-structure information, is
explicitly referenced. But | relied on, you
know, the Applicant materials generally.
Thank you.

Wth respect to the criteria that
established that there's a price effect, am|l
correct in that they include a house was
within 100 feet of the right-of-way, the | ot
was encunbered by a right-of-way easenent,
and the view from outside the house was
either partial or clear?

Yeah, what we have to be -- those are the
criteria. But what we have to be carefu
about -- could we put Table 1 up for a
second? That's on Page 7.

I have it up on every screen but that one,
which | understand is the |l ast one. So as

| ong as you can see it --

42
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Yeah, there we go.

So, you know, what we found basically is
there's a total of a hundred case studies in
whi ch a deci sion was reached and which an
opi ni on was reached that there was either an
effect or not an effect. So in 25 cases,

t here was an effect concluded. And in 75 of
t he cases there was no effect concluded. O
t hose 25, 23 of them occur in these two cells
here which relate to the criteria you just
nmenti oned. But the thing you have to be
careful about here is that four properties
within 100 feet that had partial or clear
visibility and is not included in this table,
but they were al so encunbered by a

ri ght-of-way easenent, about half of them
experienced effects. So those criteria don't
say there's going to be an effect. Those
criteria sinply say that the |ikelihood of
effect is significant. Likelihood of effect
is basically 50/50. Sone of those, what were
in fact there, 42 properties in these two
cells, 23 of them experienced an effect. So

the other half basically didn't. So, again,
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those are the criteria that distinguish
properties for which the |ikelihood of effect
is significant.

For the other roughly 75 properties, you
know, based on the research, the |ikelihood
of effect is very, very low It's
essentially zero, or very close to zero.

And | believe you have expl ai ned this nuance
in your testinony. But what I'mtrying to
get at is the takeaway fromall of your 4,000
pages of your Exhibit 147. The takeaway, can
It be boiled down to there are three buckets
of criteria for a property to fall in where
you can likely have a price effect?

What did you say before price effect, though?
| said "likely have a price effect.”

Where the probability of a price effect is

roughly 50/50. It's not likely -- | don't
know what you nmean by "likely." But it's not
a hundred percent. It's 50/50. So of the

properties that satisfy those three criteri a,
t he research quite consistently shows about
50/50. And that's been true of the case

studies that we did originally, the case
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studies that we just did in southeast New
Hampshire and the case studies we did in
Massachusetts and Connecti cut.

I'"mgoing -- | don't have any other questions
on this subject, but let nme nove on to

anot her subj ect.

Now, what | have presented on the screen
fromExhibit 147 is Page 15, Table 4. And it
lists residences. And what 1'd |ike to draw
your attention to is the far right columm has

structures visible before and after the

Project. Do you see that?

Yes.

How do you -- what is your definition of
"partial"?

Nei t her "none" nor "clear." "None" is
straightforward, right. Means you can't see
the structure | eaves on, |leaves off. Can't
see them period. "dear"” neans you' ve got
an unobstructed view. So you've got -- okay.

You' re not | ooking through the foliage.
You' ve got -- so the structures are either
above the tree line, visible above the tree

line, or you ve got a clear shot across a

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

meadow, okay. There's no tree line. So

you' ve got an unobstructed view. And we
defined it alittle nore precisely to say

t hat an unobstructed view of that portion,

ki nd of the business portion, if you wll, of
the structure where the conductors are
attached. So it's not you have an
unobstructed view of maybe a little bit of

t he base, but you can actually see where the
t hree maj or constructors are attached to the
structure, okay. And "partial" is everything
In between those two. So it would be -- in a
few cases it would be an unobstructed view,
but you can see only a little bit of the
structure. You can't see all portions of the
structure to which the conductors are
attached. And nore typically, it's the case
where a house is |located on a property with a
tree line fairly close to the back yard. So
the back yard may be 40, 50, 60 feet deep,
and then there's a 40-foot tree line. The
line of sight. These neasures of visibility
are prem sed on what one would see if one

wal ked around the edge of the house; so if

46
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you wal k around the perineter of the house,
what can you see of structures. And it's
quite common in those cases that you can't.
The line of sight over that tree canopy is at
an angl e, such that there's no unobstructed
vi ew of those structures. But you
frequently, if the house is very close to the
ri ght-of-way, you can see the structures

t hrough the trees. And you can

particularly -- that would be nore so the
case in a leaf-off condition than a | eaf-on
condition. So, "partial" frequently would be
that situation. You're being able to see
structures sort of through the foliage,

t hrough the vegetation. "Cear," you're able
to see it above the vegetation.

Thank you. Wth respect to, still in this
colum, you've got "before" and "after."” Do
you see that?

Yes.

The before, am | correct that that represents
the visibility of the existing structures in

the right-of-way? |Is that correct?

Yup.
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And the after would be view of the structures
with the new poles after construction?
That's right.

Ckay. And the after, you' ve nenti oned
screening in your prior testinony. Wen is
the after in this colum as you're using it?
Is it imediately after construction? 1Is it
after screeni ng has happened, through growth
of trees, if you could expl ain?

Yeah, this is not naki ng assunptions about
mtigation. So this would be our best
estimate of structure visibility as it's
represented on the, in ny case, on the

envi ronnental naps after construction, in the
absence of any additional screening.

Now, M. Chalners, | have highlighted in red
to aid in our visual today this Page 15 of
Exhi bit 147. The line lists No. 271,

Heal d- McCosker. Do you see that?

| do.

Now, originally Ms. Heald' s property was not
listed in your affected properties; is that
correct?

That's right.
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Q And you have listed for Ms. McCosker's
property at 220 Longmarsh Road that the view
before and after is both partial?

A. That's right.

Q And this is a view -- the after viewis from
out si de of her house?

A Yeah, be fromthe -- right, if you wal k

around the perineter of the house.

Q Did you wal k around the perinmeter of the
house?
A No.

Q Have you visited this property?

A All of our property visits are from public
right-of-ways. So it would either be from
the street or, in sone cases, fromthe -- we
woul d actually wal k onto the right-of-way.
In this case, we sinply viewed the property
fromthe street. W al so used inmagery, both
| eaf-on and | eaf-off imagery, to characterize
t hese, to nake these characterizations of
visibility.

Q And what tine of year was this site visit
that you referred to?

A | visited the properties four tines. They
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were all -- well, one was in April, two were
in May, and one was in August.

Thank you. Now, is it fair to say that when
a property goes fromnone to partial, there's
a greater price effect or potential for price
effect on the property? 1| know | said
potential, and I know you want to clarify
it's 50/50. But for purposes of this
question, if it goes fromnone to partial,

for instance, or partial to clear, that is a
greater dimnution of price effect or
property value? |Is that fair to say?

I would say, you know, if it's within a
hundred feet, Table 1 that we were | ooking at
a mnute ago would indicate the |ikelihood of
effect is going to go up, the nore visible

t he structures are, yes.

And your assessnent of price effect for these

particul ar properties relied on these

desi gnations of "clear,"” "partial," "none"
and the "before" and "after"; is that
correct?

That's right.
M5. BROMWN. (Okay. So, next subject
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area is going to be about the transm ssion
| i nes thensel ves, and Dur ham Resi dent, Matt hew
Fitch will be asking those.

CRGOSS- EXAM NATI ON

BY MR FI TCH:

Q

Hell o, Dr. Chalnmers. M nane is Matthew
Fitch. 1'mone of the Durham Resi dent
I nt ervenors.
How do you do?
Good.

| have a picture here. This is a
particul ar segnent of this route. And
associated with this I'd |ike to ask you,
woul d you agree that this picture sinmply
shows an existing distribution |line, based on
t he structures here?
Yes.
Ckay.
Let ne just ask, because | can't really
answer that question just based on the pole.
But is that your honme that's in the
background t here?
It is

Ckay. I'mfamliar with that site and that
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al i gnnent there, yes.

All right. In your testinony on Page 4, this
I's suppl enental testinony, Page 4, Line 11,

it states that these pol es average about

40 feet in height. Does this pole, since
you're famliar with this area, does it | ook
to be approxinmately 40 feet in height to you?
I'"'msorry. WAas there a question? Aml
famliar with that?

Well, does it | ook to be approxi mtely

40 feet in height to you as well?

My understanding is they're approxi mately

40 feet in height, yes.

Can you tell by looking at this photo if that
line is energized or not?

| cannot.

I n your opinion, would the fact that the

ri ght-of-way contains a de-energized
distribution line materially alter the
characteristics of the corridor with respect
to portions that have an energi zed cabl e?
Affected i n what respect?

Wll, would it -- let's see. Wuld it change

the characteristics of the corridor because

52

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

it has -- obviously we see it has structures
in it and the cables. But there's no power.
If there's no power going through those
lines, does it materially change it at all,

I n your opinion?

Well, certainly froman engi neeri ng poi nt of
view, it would be nmaterial. Again, | think
it depends in what respect are we tal king
about a material change. Yeah, | nean,
there's is a big difference between energi zed
and de-energized in many respects. Visually,
Il would said no. EM-, | would say yes. |
guess those would be kind of the two dom nant
considerations fromkind of a property val ue
per specti ve.

I n your supplenental testinony on Page 3,
Lines 20 to 25, you state that, to the extent
that there were adverse effects, sonme woul d
be due to the pre-existing condition and sone
to the Project. Wat would actual |y happen
in the sale of a particular property,
however, cannot be presuned. And the result
of any individual property would be specific

to the characteristics of the property
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relative to what was avail able in the narket
at that tinme, to the particular notivations
of the seller and potential buyers, to
overall market conditions at the tine of the
sale, and to the extent that mtigati on had
successfully reduced the effect of the HVTL
on the property. D d |l read that correctly?
Yes.

And whil e your statenent specifically
references "HVTL," in this case we're tal king
about a distribution line. Could proximty
to a de-energi zed distribution |line be a
specific characteristic of a particular
property that would be considered by a buyer
at the tinme of a sale?

Yes.

I'd like to take a quick | ook here at

Exhi bit 106. This is the Existing Cable
Renmoval Plan that's in the Application. And
it's alittle difficult to read here on the
screen. But 1'll read a portion here for us.
On Page 1, the third bull eted paragraph down,
starting at the second sentence, it reads

that PSNH records indicated that this single,

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

55

t hree-core cable was installed in 1948 as a
repl acenent to the original cables which were
left in place and was operated at a voltage
of 35.5kV [sic]. A fault in this cable was
di scovered in 1995 near the east shore of
Little Bay and the cabl e was taken out of
servi ce.

Now, were you aware that portions of
this existing 34.5kV distribution Iine were
t aken out of service and de-energi zed over 20
years ago?
Yes.
Coul d the foreknow edge that the 34.5kV
distribution |lines has been de-energi zed for
10 years or nore be a factor that a potenti al
| and or home buyer may consider when neking a
pur chase?
Coul d be.
Wuld it be reasonable for a potential buyer
to assune that since the |ine had not been in
use for a decade or nore that it would renain
t hat way?
| really can't say one way or the other.

Woul d you agree with ne that in this specific
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I nstance, where the forner 34.5kV
distribution |line was taken out of service in
1995, we have a de-energized line that has
sat unused for over 20 years, that it
constitutes the current pre-existing
condition for the properties that abut or are
traversed by this right-of-way at |least in
this particular area?

' mnot sure | understand your question. Do
| understand that it was a pre-existing
condi ti on?

Well, as it sits today, based on the
information here, that we understand it's a
de-energi zed distribution line, that froma
property buyer's perspective this could be
consi dered as a pre-existing condition?

Yes.

Ckay. Move on to anot her topic here
regar di ng conservati on.

On Page 5 of your suppl enent al
testinony, Lines 13 and 14, you state that
there i s consi derabl e undevel oped | and al ong
t he Project route, of which nmuch is

conservation land. |In your expert opinion,
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what woul d you say is the purpose of
conservation | and?

Wll, it's typically under easenent that
restricts its developability or prescribes --
proscribes its developability.

And for definition purposes here,

Merriam Webster defines "conservation" as "a
careful preservation and protection of
sonet hi ng, especially plant nanagenent of a
natural resource to prevent exploitation,
destruction or neglect."” Do you agree with
t hat ?

That may well be the definition.

Cenerally do you agree that the purpose of
conservation land is to prevent devel opnment
and preserve the natural state of the parcel ?
Yes.

On Page 10 and 11 of your suppl enent al
testinony, starting wiwth Line 28 on Page 10
and continuing to Lines 1 and 2 on Page 11,
where we're tal king about where the Project
passes, you state that nuch of it is
conservation land or is | and owned by public

sector entities with no devel opnent agenda.
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As such, the presence of the Project in the
exi sting right-of-way should have no effect
on the use or utility, and hence the val ue of
adj acent | ands.

My question is: |Is not the inherent
val ue of conservation | ands based
predom nantly on the fact that it will remain
undevel oped and preserved in essentially sone
static state?
My perspective here is exclusively on narket
value. And it would be ny opinion that the
mar ket val ue of these | ands won't be
af f ect ed.
So how can you put a value to that, or how do

you quantify that in particul ar?

Wel |, conservation | ands have market val ue,
as do -- you know, nost all |ands have market
value. So you're tal king about, | think the

termthat you used, the "inherent val ue" or
it's "value in conservation.” That's not
sonething that |'ve addressed.
Under st ood.

Are you aware that over 25 percent of

the land in the town of Durhamis under sone
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f orm of pernmanent conservati on?
Just in |ooking at the environnmnental maps, it
was clear to nme that much of it is. | didn't
have any i dea what percentage of it was.
The Town of Durham Conservati on Comm ssi on
has a sentence on their web page. This is a
printout of that here. That reads, "The
success of a long | egacy of |and conservati on
efforts neans that nany of Durhanis nost
vi si bl e sceni c | andscapes and farnms w ||
remain intact for future generations.”

Do 85- to 90-foot-tall weathering steel
transm ssi on pol es conpl enent scenic
| andscapes and support keepi ng conserved
areas historically intact for future
generati ons?
That's just not a subject of ny opinions in
this matter.
Thank you.

Tur ni ng back to your suppl enent al
testi nony here, could you please turn to Page
4 and read line -- excuse ne -- read Lines 9
t hrough 11.

"The Project is approximately 12.9 mles in
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| ength and is located for the majority of the
route in an existing PSNH ri ght-of -way t hat
is approximately 100 feet wi de and contains a
34.5kV distribution |ine on wood pol e
structures that average about 40 feet in
hei ght . "
Thank you. So the nmpjority of the route,
then, as testified here, contains an existing
34.5kV line; correct?
That's right.
And coul d you al so conti nue on and read Lines
11 t hrough 15.
"The Project involves the construction of a
new 115kV line in the existing right-of-way
wi th steel nonopole structures that wll
carry both the new line and, in nost places,
t he existing 34.5kV distribution line. The
nonopol es vary considerably in height from 55
to 105 feet, but are generally in the range
of 80 to 95 feet."
Ckay. Thank you.

So, again, just to confirm the Project
will be a new 115kV transm ssion line with

pol es averaging 80 to 95 feet in height,
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based on that.
Is that a question?

I'"mjust confirmng, yes.

Yes.
Thank you.

So next I'd like to nove on and | ook
at -- let's see. GCet the exhibit nunber

here. I1t's Applicant's Exhibit 65, being
your New Hanpshire Research Report. On
Chapter 4, Page 22, which | understand is
el ectroni c Page 28, when referencing Study
Area 3, the report says that the |lines al ong
whi ch these properties are | ocated include
345kV | i nes and 75-foot steel H-frane
structures, 115kV |lines on 43-foot wood
H-frame structures, and 34.5kV |ines on
34-foot single wood poles. Did | read that
accurately?

| don't have it in front of nme. Wre you

going to put that up on the Elnp or...

Let's see. Well, | don't have the entire
printout of that report. It was just under
2400 pages, so -- well, actually --

So that was with respect to --
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Q -- | do have that here in particular. It's a

little difficult to read and |I'm not sure how
to zoomi n.

MR FI TCH: Thanks, Pam

PRESI DI NG OFFI CER VWEATHERSBY: Coul d
you repeat the page nunber, please.

MR FITCH Sure. |It's Chapter 4,
Page 22. And | believe it's electronic

Page 28.

A. Ckay. |'ve got that now. Yeah, | think you

read that accurately.
BY MR FI TCH:
Q Ckay. Thank you.

Now |'"'mgoing to turn to Page 34, which
is electronic Page 40, which is, again,
referencing Study Area 3. Put that up here.
And this says, The third group of case
studi es cane from several HVTL corridors in a
relatively small area around Portsnouth, as
shown in Figures 4.1.3 --

PRESI DI NG OFFI CER VWEATHERSBY: M.
Fitch, I'"'mgoing to stop you for a mnute
because the page nunbers you're citing aren't

lining up at all wth what you' re show ng us.
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I*"mwondering if it is indeed Exhibit 65 or...
MR ASLIN. Madam Chair, it appears

that the pagination is just off. | see this on

t he bottom of el ectronic Page 34.

PRESI DI NG OFFI CER VWEATHERSBY: So
this is Page 28 of the report, electronic
Page 34, at the bottom of the page for those

trying to find this.

BY MR FI TCH:

Q

Ckay. So here again it says, "The third
group of case studies cane from several HVTL
corridors in a relatively snall area around
Portsnouth, as shown in Figures 4.1.3 through
4.1.5." Again, did | read that accurately
her e?

Yes.

l'"mgoing to |look at the figures referenced
there, 4.1.3. And these were, again,
dependi ng on how the pagination is on the
docunents, this is Page 22 of the actual
docunent. So this one is Figure 4.1.3, which
Is a 345kV cross-section. And then the next
page here is Figure 4.1.4 with a 115kV
cross-section. And Figure 4.1.5 is a 34.5kV
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cross-section. And then on Figure 4.1.5, is
this an HVTL corridor?

No, it's a distribution line.

Agai n turni ng back to your suppl enent al

testi nony on Page 10, could you pl ease read
Li nes 1 through 4.

"The research is directly applicable to the
effects of existing HVIL on near by
residential properties. |In applying this
research to the assessnent of the effects of
t he new project, however, it is necessary to
di stingui sh between a project being built in
a new corridor and a project being built in
an existing corridor that already contains
one or nore HVTL."

Al right. Thank you.

So, with the research being directly
applicable to the effects of existing HVTL on
near by residential properties, that neans
"existing," neaning it's already there;
correct?

Ri ght.
And then when applying the research to the

assessnment of the effects of a new project,
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you state it is necessary to distinguish

bet ween a project being built in a new
corridor and a project being built in an

exi sting corridor that already contains one
or nore HVIL --

That's -- |I'm sorry.

No, go ahead.

That's correct.

And does the majority of the corridor which
you have testified contains an existing
34.5kV distribution line already contain one
or nore HVTL?

No, the majority contains the 34.5kV
distribution line. There's a footnote in the
research report. And when di scussing these

t hings generically in the original research
report, alnost 54 of the 58 case studies are
HVTL. There are four of themthat are the
34.5kV. But referring to themgenerically, |
use the "HVTL" acronym But when |I'mtal king
specifically about distribution lines, | try
to use the "distribution Iine" descriptor.

I n your opinion, do you see or do you

acknow edge a difference between an HVTL
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corridor and structures and a distribution

| ine corridor and structures?

Well, again, | understand the technical
definition. The issues are visibility, which
doesn't distinguish, encunbrance, okay,

whet her there's an easenent on the property
whi ch doesn't distinguish, and proximty,
which is the distance fromthe house to the
edge of the right-of-way. So, none of those
t hi ngs are vol tage-specific.

Are they structure-specific?

Not really. They're whether you can see the
structure or not. But it doesn't distinguish
between 40 feet, 70 feet, 90 feet, steel

| atti ce, nonopol e.

Do you believe your research report
quantifies that difference with respect to
properties proximate to existing HVIL
conpared to properties proxinmate to existing
distribution lines that will potentially have
constructi on of new HVTL corridor?

| believe so, yes. As we discussed earlier

t oday, sone of our case studies were along --

as a matter of fact, the four that you're
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maki ng reference to here were al ong 34. 5kV
lines. And we got the sane kind of results
t here when homes were close to those 34. 5kV
| i nes and the properties were encunbered. W
found sales price effects, you know, in half
of the cases.

Wul d you say, then, that those, | believe
you said four properties, underpin the entire
research with respect to this project?

No.

But those are the four properties that nost
closely resenble the existing conditions of
the properties along this existing 34.5kV

di stribution |ine.

' msorry. Ask that again.

So those four properties, however, do they
nost closely represent the existing
conditions of the properties that currently
reside along this existing 34.5kV
distribution Iine?

As it relates to the voltage in the |line,
yes.

Thi s next docunment is in Durham Residents

Exhibit 6. This is just a portion of your
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testinony fromthe Northern Pass docket. |
believe it's Page 11 of the Durham Residents
exhibit. Down at the bottom here we see it's
Page 47 of that docunent, which is the Day 25
Af t ernoon Session from August 1st, 2017. And
could you please read Lines 13 to 18, pl ease.

"QUESTION: Is it your testinony, sir,
that you are not an expert in New Hanpshire
property val uati on?

Yeah, | wouldn't represent nyself as an
expert in New Hanpshire property val uation
no."

Woul d you today consi der yourself an expert

i n New Hanpshire property val uati on?

No. That has pretty specific neaning in the
trade. And |I'mnot an expert in New
Hanpshi re property val uati on.

Are you |icensed or otherw se approved to
perform property valuations in the state of
New Hanpshire?

No, |'m not.

| believe that is all the questions that I

have. Thank you very nuch.

MS. DORE: M. Fitch, can | ask you
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a few questions? You | ooked at two docunents
in the beginning --
(Court Reporter interrupts.)

PRESI DI NG OFFI CER VWEATHERSBY: M.
Fitch, the docunments you put up in the
begi nni ng, the photos, are those exhibits --

MR FITCH |'mnot sure if it was
sent out this norning or not. It should be.
We do have the el ectronic version here.

M5. MONRCE: | did receive just this
nmorni ng an Exhibit 14 fromthe Durham
Resi dent s.

PRESI DI NG OFFI CER WEATHERSBY: Thank
you.

MR FITCH  Sorry for
the last-m nute --

MS. DUPREY: Madam Chair, point of
order for M. Fitch, please.

PRESI DI NG OFFI CER WEATHERSBY:  Yes.

M5. DUPREY: | just want to be sure,
this being ny first such proceeding, that |
under st and what's what here. And |' m wonderi ng
if M. Fitch is questioning on behalf of

hi nsel f or whether he has authority to question
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on behal f of other Durham Residents; and if so,
whom

PRESI DI NG OFFI CER WEATHERSBY: Coul d
you clarify that --

MR FITCH M/ understanding --

PRESI DI NG OFFI CER WEATHERSBY: -- who
you bel i eve you're speaking for?

MR FITCH  Yes. M understanding,
and based on the preparation that |'ve done, is
that |1'm speaking on behalf of the Durham
Resi dents, not nyself.

MS. DUPREY: Thank you.

PRESI DI NG OFFI CER WEATHERSBY: Thank
you.

Let's take a 15-m nute break and be
back at quarter to 11

(Recess was taken at 10:32 a.m
and the hearing resunmed at 10:47 a.m)

PRESI DI NG OFFI CER WEATHERSBY: Ckay.

We'll go back on the record. And we'll have
M. Lanzetta for M. Frizzell -- oh, I'm
sorry -- Janet Mackie for the Durham Hi storic
Association. |I'msorry, M. Mackie.

CRCSS- EXAM NATI ON
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BY M5. MNACKI E:
Q Hel l o, nmy nane is Janet Mackie, representing
t he Durham Hi storic Associ ati on.
Are you aware that the Eversource expert
classified 4.86 nmles, or 70 percent of the
| and i n Durhamt hrough which the transm ssion
| i nes pass as eligible for the National
Hi storic Register?
A No.
Q Do you know that the conmmunities around
Little Bay are al nost 400 years ol d?
A No, that hasn't been the subject of ny
I nvesti gati on.
Q The Pi scataqua communities were established
four years after Janestown, Virginia.
Do you know that the introduction of
hi gh-vol tage transm ssion lines are el enents
out of keeping with the historic nature of
the historic resources in these districts?
MR. NEEDLEMAN: (bj ecti on.
Testi nony. And also, what's the basis of that
st at ement ?
BY Ms. MACKI E:

Q The historic districts include houses and
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farmland dating fromthe 1600s, 1700s and
1800s, as well as a college canpus dating
from 1893 - -

PRESI DI NG OFFI CER VWEATHERSBY: Ms.
Macki e, there was an objection to your | ast
question. Wuld you li ke to address the
obj ecti on?

M5. MACKI E: Wat was the objection?

MR. NEEDLEMAN:. | objected based on
it being testinony. Also, these are assertions
w t hout any basi s.

M5. MACKIE: Well, the fact that
70 percent of the line through Durhamis within
an eligible federal historic district inpacts
t he val ue of the houses surroundi ng that
district.

PRESI DI NG OFFI CER WEATHERSBY: So you
do need to ask a question and not testify and
put in your own information. So why don't you
proceed and try and do that.

BY Ms. MACKI E:
Q Did you know these historic districts include
houses and farm and dating fromthe 1600s,

1700s and 1800s, as well as a coll ege canpus

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

73

dating from 1893?

I'maware of the land uses. |'m not aware of
t he dat es.

Are you aware that the introduction of nobdern
i ndustrial high-voltage transm ssion lines is
out of keeping with a historic district?
That's really not the subject of ny opinions.
I"masking if you're aware of that fact.

MR NEEDLEMAN: (Objection. It's not
a fact.

PRESI DI NG OFFI CER VWVEATHERSBY: I
agree that that hasn't been necessarily
established as a fact. You could ask him
hypothetically if that were true, would he

agr ee.

BY Ms. MACKI E:

Q

Ckay. Currently, you agree that there are
transm ssion |line-type poles through the
easenent in Durhanm correct?

Yes, there is an easenent in Durham and
there are power |ines on that easenent, yes.
Wul d you agree that those transm ssion |ines
are an old technology, in excess of 50 years

ol d?
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Again, |I'mnot sure what "old technol ogy”
nmeans. And | also don't know precisely when
those lines were originally constructed.
Wul d you agree that a historic district
needs to have historic things in it?
|"msorry. A historic district --

Woul d you agree that a historic district
ordinarily has elenents in it which are

hi storic?

MR NEEDLEMAN: (bj ection. Madam
Chair, this is conpletely beyond the scope of
this wtness's testinony.

M5. MACKIE: Wat |'mgetting at is
that a | ot of the value of the |land in Durham
relates to the existing historic districts and
structures in Durhamand that the industri al
hi gh-vol tage transm ssion lines are el enents
that destroy the historic character of the
t own.

PRESI DI NG OFFI CER WEATHERSBY: But
this -- I'll sustain the objection. This isn't
the witness to discuss the historic val ue of
the towmn. This is the property val ue w tness.

So you can phrase that in such a way that it

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

affects property val ues, the subject of his

prefil ed testinony.

BY Ms. MACKI E:

Q

Did you consider historic value in your
property study?

Not explicitly, no. W |ooked at mnarket
value as it's reflected in the narket. And
it's influenced by all kinds of things,

i ncluding historical. But, you know, there
are many, nany, nany factors that ultimtely
interact to determ ne narket val ue.

What are the denpbgraphic characteristics you
used in the market val ue study?

Well, nmarket value ultimately is revealed in
transactions. So you're | ooking basically at
prices, the prices that were arrived at in
transactions. The anal ysis | ooked at the
physi cal characteristics of the properties
invol ved. It |ooked at the nature of the
sale itself, you know, listing price, sale
price. And it |ooked at the characteristics
of the property in the neighborhood that are
typically accounted for in an appraisal. So,

you know, nunber of bedroons, nunber of
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bat hr oons, | ocation, | wouldn't consider any

of those necessarily denographic factors,

but, you know, they're property

characteristics that are, you know, anal yzed

in the appraisals and that ultimately get
reflected in the market val ue.

Well, would you agree that the denographics
of a given community can affect the nmarket
values within the community?

Yeah. |It's clearly one of the determ nants
of what you observe in the narket.

I was asking about the denobgraphi cs because

I n your previous testinony you nentioned "the

public.™

l'msorry. Mentioned what?

"The public,” and | didn't know what "the
public" means.

"' mnot tracking your question. Sorry.
Well, you're tal king about how "the public”
reacts to poles and how "the public" reacts
to conservation |and. Wat do you consi der
to be "the public" as it relates to Durhanf
I'"mnot sure | said either of those things.

But the market, you know, | would be
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concerned with market participants, okay,
buyers and sellers of property.

Are you aware that the U S. census indicates
t hat the educati onal denographic in Durham
exceeds nost averages?

I haven't seen that data, no.

Woul d you agree that people, particularly
educat ed peopl e, understand and val ue

hi storic areas in their community?

Again, that's well beyond the scope of ny
anal ysi s or opinions.

Woul d you agree that the val ue of
conservation | ands that include wal ki ng
trails and cross-country ski trails are a
value to a community?

Yes.

And woul d the environnent of the community
factor into the value of all houses in the
conmmuni ty?

Yeah, it's one of many things that woul d get
reflected in the market value of the
property.

Well, would you agree that market val ue m ght

be affected because very few educated peopl e
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choose to |ive anywhere near a transmn ssion
i ne?
MR. NEEDLEMAN: (Obj ection. Basis.
PRESI DI NG OFFI CER VWEATHERSBY:
Sust ai ned.

BY M5. MACKI E:

Q I*'mjust wondering how you factored in the
specific characteristics of Durhaminto your
mar ket study.

A You know, in terns of |land use, in terns of
the |l ocation of the honmes relative to the
existing right-of-way, in terns of the
visibility of structures, in terns of the
different mx of |and uses al ong the
corridor. It did not include the educati onal
attai nnent of the residents.

Q Thank you.

PRESI DI NG OFFI CER WEATHERSBY: Next
examner wll be Attorney Lanzetta for
M. Frizzell.
CROSS- EXAM NATI ON

BY MR LANZETTA:

Q Good nor ni ng.

A Good nor ni ng.
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My nane is Josh Lanzetta. | represent
Intervenor Keith Frizzell. 1'I1 be very
brief. M colleagues have asked you a | ot of

questions this norning.

If you want to, if you would, please,
refer to your supplenental prefiled testinony
on Exhibit 147, Page 23. Is it your opinion
that there will be no discernible effects in
t he I ocal and regional real estate markets
due to this project?
l"msorry. | got the Page 23 part, but --
Can you hear me? So at the bottom of
Page 23, Line 13, is it your opinion that
there will be no discernible effects in | ocal
and regional markets due to this project?
Right. There will be effects on sone
properties, and the probability of effect,
the likelihood of effect will be influenced
by the Project. But the nunber of properties
so affected is small, and it would be
significant for a property so involved. But
it wouldn't show up. It's not a | arge enough
nunber to show up in sort of |ocal narket

statistics. You wouldn't see a blip in the
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| ocal market, or certainly not in the

regi onal market associated with the
construction of the Project, in nmy opinion.
Are you famliar with M. Frizzell's
property --

| am

-- at Fox Point Lane? D d you wal k that
property or the right-of-way during one of
the four visits?

I wal ked the right-of -way.

You did. D d you see where it turned and
then abuts his property on two sides?
Correct.

If you' d refer to Page 18 of your

Exhibit 147, Table 7. Is M. Frizzell's
property listed in that table?

It is not.

And is it true that you eval uated residenti al
properties wthin 300 feet of the

ri ght - of -way?

Resi dential properties with hones within
300 feet of the right-of-way.

Wien you wal ked M. Frizzell's property, did

you note that his hone was just outside of
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300 feet fromthe right-of-way?

According to ny cal culations, his hone is
about 400 feet fromthe right-of-way.

That's correct. So the fact that it's not
listed, not within 300 feet, is it your
opinion that there would be no discernible or
an adverse property inpact or value inpact to
his property?

Wll, in fact, that is ny concl usion.

Some of the studies in Footnote 8 that you
reference revi ewed properties within 1,000
feet of rights-of-way; is that correct?

The case studies include properties, 50 or 60
of them that are beyond the 100 feet, and
they go out to a few that are beyond 1, 000
feet. And, again, it's houses are beyond

100 feet or houses are beyond 1,000 feet from
t he edge of the right-of-way.

So, 400 feet, M. Frizzell's property is

obvi ously under 1,000 feet fromthe

ri ght - of -way?

l'"msorry. |'mhaving trouble --

At 400 feet fromthe right-of-way, M.

Frizzell's property is clearly under 1,000
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feet fromthe right-of-way?

Yeah, but we didn't find any effects on any
properties where the hones were further than
100 feet, with two exceptions. There was one
at 106 feet and one at 110 feet. But of
those properties that we | ooked at, 120 of
them sone of them were indeterm nate. But
there were 100 where we cane to a firm

concl usion one way or the other. O those
properties further than a 110 feet, there
weren't any where we concluded there was a
price effect. All of the price effects were
on properties wthin 110 feet. So on that
basi s, that research suggests that the
Frizzell property was very unlikely to be

af f ect ed.

Wien you eval uated properties for aesthetics,
visibly you're only evaluating themfromthe
poi nt of reference fromthe house; is that
correct?

' msorry?

So if you -- when you evaluate a property for
aesthetic inpact, are you evaluating it only

fromthe house, or are you evaluating from
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ot her points on the property?
Yeah, we don't evaluate it from aesthetic
impact. We're talking explicitly about the
visibility of structures. And when we
eval uate visibility of structures, we do
that, or we try to do it fromthe perspective
of the perinmeter of the house.
So you don't evaluate that perspective from
say, a driveway?
Correct.
Ckay. Thank you.

PRESI DI NG OFFI CER WEATHERSBY: Ms.
Fri nk.

CRGCSS- EXAM NATI ON

BY MS. FRI NK:

Q

A

M. Chalners, ny nane is Helen Frink, and I
represent Darius Frink Farm which you can
see here on the panel. |1'd like to nake
sure, first, that |'ve understood a couple
t hi ngs that you sai d.

I " m under st andi ng that you visited
Newi ngton, | think you said April, My and
August; is that correct?

| visited the entire alignnent on those four
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occasions, and |I've had sone ot her occasi ons

to visit as well when | didn't | ook at the

entire alignnment. |'ve actually been on

Hannah Lane, | bet you 8 or 10 tines. So |I'm

quite famliar with this i nmedi ate area.
And what about when the | eaves were off the

| eaves, the tinme of maximumvisibility?

Well, certainly not in the winter. That not

bei ng the reason, just the way it's worked

out. I|'ve not seen it in a |leaf-off
condition. Trees are pretty well | eafed-out
in May. | have | ooked a good deal at the

aerial inmagery, which actually makes it

pretty easy to discern the deci duous trees
fromthe evergreens. So you get a pretty
good sense in sone cases, | think, of how

much of the vegetative screening woul d

continue to exist in the wnter. But | have

not exam ned the route in a true | eaf-off

condi ti on.

You seemto be quite famliar with the Hannah

Lane subdivision. And of course, that's
directly across fromthe Frink Farm Wuld

it be fair to say that the open conserved
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| and and the agricultural |andscape adds in
any way to the value of the properties on
Hannah Lane as opposed, for exanple, to

anot her simlar subdivision inmedi ately
opposi te Hannah Lane, on the other side of

Ni nble Hi |l Road Road?

On the other side of Ninble HIl? Are you
tal ki ng about on the east side or the west

si de?

I'mtal king about if the |land that you see
here on the Darius Frink Farm were devel oped
In a subdivision |like that on Hannah Lane,
woul d there be any change in the value of the
properties on Hannah Lane? |In other words,
do the residents of Hannah Lane have a
greater value or greater enjoynent of their
properti es because they | ook at vacant

farm and?

| understand your question. And it would
really require sone property-specific
research. I'mafraid to give you any kind of
definitive answer. | think the setting of

t he Newi ngton Historic District is definitely

a locational attribute that woul d be vi ewed
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very positively in the market.
Thank you.
And i nsofar as Hannah Lane, you know,
partakes of that, that would definitely be a
benefit.
Thank you.

Did | understand correctly that you
vi ewed properties chiefly fromthe roadsi de?
That's right. W have not entered onto
private property, which would require,
obvi ously, perm ssion of the individual
| andowners.
So you didn't wal k the Eversource
right-of-way. Did you seek perm ssion to do
that, to enter into the right-of-way itself?
Yeah, we do enter into the right-of-way in
sonme areas, not -- | haven't wal ked the
entire right-of-way, to be sure. But |'ve
wal ked, you know, significant portions of it.
I*ve wal ked the portion actually on the other
side of Ninble Hill Road, on the east side.
Through Hannah Lane, in other words?
That's right.

Yes. Wien you assess the inpact of the power
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line, are you |looking chiefly at the
appearance or the visibility of the power
line frominside the house?

No. I'mlooking at it as -- again, we're not
actually inside the houses, to be sure. And
we're actually not on the perineter of the
house. But what we're trying to evaluate is
sinmply that you need sone kind of point of
reference to describe how you're doing this.
The point of reference that we' ve al ways used
is that, if you wal ked around the perineter
of the house, what would be the visibility of
structures.

If you wal ked around the perineter of the
house, what would be the visibility of the
structures? But you didn't actually wal k
around the perineter of the house.

That's right.

I*mjust having difficulty understandi ng how
you woul d assess whether a structure was
visible frominside the house if you didn't
enter the house and didn't walk around the
perinmeter of it.

Wll, we didn't make any representation wth
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respect to inside the house. | think your
question is how do we do -- how do we make a
representation with respect to the perineter
of the house w thout having actually wal ked
it. well, if w actually walked it, it would
be -- you know, you'd have a hi gher degree of
reliability. But it's just not practical to,
you know, get the perm ssion to do that. |
think in nbst cases you can tell from being
physically on the ground on public

ri ghts-of-way or the actual utility

ri ght-of-way and from careful inspection of
the maps and aerial inmagery, which is now, as
you know, w dely avail abl e, including street
vi ew, which, you know, a lot of times wll
gi ve you perspective on visibility. You
know, | think we're generally characterizing
the visibility accurately, you know, whether
or not, A the existing structures can be
seen fromthe house and, B, whether the
proposed structures can be seen fromthe
house. There are sone cases where the houses
are very far renoved from public

rights-of-way and in a wooded way where we
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have to do that aerial inmagery. Again,
sonetines the vegetation is pretty easy to
read. And | think you can nake a sound
determ nation. There woul d be sone ot her
cases where it's nore difficult.

I think I"mhearing you say that it makes a
di fference whether you're | ooking toward a
structure through vegetation or through a
cleared field. Wuld that be accurate?

Yes. Yeah, one of our, you know, three
distinctions that we're using are there's no
structure visible. That's clear, right. O
anot her one is that the structures are
clearly visible, and by that we nean you're
not | ooking through vegetation, but there's
an obstructed view. The other kind of
visibility is you're |ooking, which we cal
"partial ,"” is you can see structures, but you
can only see themessentially through the
vegetation. And presumably that woul d be
nore likely in a leaf-off condition. But
there are a lot of places where that's true
in |leaf-on kind of point. You'll get

gl i npses through the vegetation of a
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structure.

Ckay. |I'mgoing to nove now to a different

i mage, which is going to be ny prenarked

Exhi bit No. 1. This property does not
appear, | think, on your |ist of inpacted
properties. |'mlooking at your suppl enental
prefiled testinony, and | believe that there
is a chart on either Page 16 or 17 that lists
t hose properties that will have an i npact
fromthe Seacoast Reliability Project.

Yeah, | wouldn't characterize those as

"i npacted" properties. Those are sinply
properties that have hones | ocated on them
that are within 300 feet of the edge of the
ri ght - of - way.

And may | assume that you judge that 300 feet
fromthe edge of the right-of-way, for
exanpl e, based on a nap provided by

Ever sour ce?

No. It's basically off of orthoinagery, off
of aerial inmagery. |It's off of satellite
I magery.

Did that differ fromthe maps provi ded by

Eversource? Wre there any cases where the
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data was different, the distance fromthe

ri ght-of -way, for exanple?

Yeah, | don't... | wouldn't think so, in
general , although there coul d be concei vably
a difference. No, they should be generally
consi stent.

Good. This is an historic property. 1Is it
fair to say that well-maintained historic
properties may have a hi gher market val ue

t han, say, a house that was built 20 or 30
years ago of a conparable size?

Yeah, historic character can certainly be an
attri bute that the market recogni zes as

val uabl e and woul d pay nore for.

And if the historic property is then inpacted
by a visible power line structure, does that
al so cause sone |l oss in property val ue?

Well, it depends. You know, and that's the
question that our research was really
designed to cone to grips with. And
basically, you sinply -- all | can do is | ook
at the results of that research. And what it
shows is that it's only when you get a

conbi nati on of property encunbrance,
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proximty of the house to the right-of-way
and structure visibility. To get any one of
t hose things, we sinply just don't find it in
t he data. Now, we've done a |ot of case
studies now. But it's when you get a house
that's wwthin 100 feet of the edge of the

ri ght-of -way, conbined with an easenent on
that property, conmbined with the visibility
of structures, all of a sudden, the
probability of a market value effect goes
fromclose to zero to about 50/ 50.

So if the view frominside this house is

i mpacted by 65-foot-tall, H frane pol es of
the Seacoast Reliability Project, that wll
i npact the market value of the property?

| doubt it.

Based on what ?

Based on the criteria | just discussed.
There's just no evidence in the data that
we' ve | ooked at for -- | don't know the

di stance of your hone fromthe right-of-way.
What is the distance?

The di stance of this house fromthe

right-of-way is outside of your 300-foot
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limt. But |ooking straight across very

cleared fields, the pole, according to the

maps provided, will be in clear view
Right. So, two points. | nean, | can tell
you that | would doubt it based on the -- we

haven't found any case where a house | ocated
at that di stance experienced a nmarket val ue
effect. But | would also say that ultimately
the only way you would know woul d be, you
know, if this house cane on the narket and
you could study it then, after the Project
were constructed, and determnm ne one way or

t he ot her.

But | wanted to say that the object of
our study is not to cone to a conclusion with
respect to a particul ar property. It'"s to
conme to a conclusion -- what we're really
trying to do is characterize the order of
magni t ude of properties that m ght be at
risk. And what we're saying is, of this
group of properties that are close, that are
encunbered and that have visibility, about
hal f of them we would expect to be affected.

W don't know which of those it woul d be.
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There's no basis to know which of those m ght
be affected.

But in any case, your particul ar houses
sort of |lies outside of that group. Your
house is in the group for which we haven't
found any effects, and I wouldn't expect
them But, you know, you'd only know after
the fact. And, you know, if it turned out
that there was an effect, happily, you know,
there's a dispute resolution process that has
been recomrended and/or has been proposed,
you know, and you could approach it in that
cont ext .
| believe | understood you to just describe
this group of properties in terns of
proximty to the right-of-way, visibility of
structures, and I think I mssed the third
criteria that you naned.

The easenent actually being on the property.
The easenent actually being on the property.
Thank you.

And within that group of properties,

what percentage, roughly, or what fraction

were in fact historic properties?
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A

| couldn't tell you. 1It's a pretty good
cross-section of New Hanpshire. But beyond
that, we'd have to | ook at them individually
and whether -- they were certainly a nunber
of old properties. But whether they were
actually in historic districts or not or on
t he national district or whatever, | wouldn't
know of f the top of ny head.
All right. Thank you, M. Chal ners.

MS. FRINK: No further questions.

PRESI DI NG OFFI CER VWEATHERSBY:  Thank
you, Ms. Frink. Attorney Aslin.

MR. ASLIN. Thank you, Madam Chair.

CRGCSS- EXAM NATI ON

BY MR ASLIN:

Q
A

Q

Good norning, Dr. Chal ners.
Good nor ni ng.
For the record, ny nane is Chris Aslin, and
I ' m desi gnated as Counsel for the Public in
t hi s proceedi ng.

I want to start by follow ng up on sone
of your testinony earlier about your
consi deration of the value of conservation

easenents. And | think you testified, if I
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heard it correctly, that you | ooked at the
value of the land and not -- well, I'Ill ask.
Did you distingui sh between the val ue of the
| and itself versus the value of the
conservati on easenent rights?
No. You know, | didn't study the val ue of
conservati on easenents, which is definitely a
field of study.
You' d agree that conservation easenments have
value in and of thensel ves separate fromthe
fee interest in the I and.
Sure.
So when you said you don't expect a narket
effect on the |and val uation, you're not
reachi ng towards val uation of the
conservati on easenent itself as a bundle of
ri ghts.
That's right.
Ckay. | just wanted to nake sure |
under st ood where you're comng fromthere.

I n general, your research is based on
three different types of studies; is that
fair?

That's right.
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You have case studi es, subdivision studies
and mar ket activity research?

That's right.

Ckay. And with regard to the latter of

t hose, the market activity research, woul d
you agree that, based on sanple sizes, it
wasn't particularly informative?

Yes.

And in your testinony, your original prefiled
testi nony, which is Applicant's 12, on

Page 10 you state at Line 10 that the nunber
of observations in each corridor is so small,
so not too nmuch should be read into these
results. |Is that accurate?

| continue to think that's the case. R ght.
So would it be fair to say that your
concl usi ons are based prinmarily on the case
st udi es and subdi vi si on studi es that you

per f or ned?

Yeah. And as a practical matter, they're
really based on the case studies. The
subdi vi sion studies | thought were worth
doing and are informative. But the case

studi es, you know, the great virtue of the
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case studies is that they have -- they result
in sort of operational criteria that we can
use to get our arns around what the
magni t udes m ght be, nagnitude of properties
that m ght potentially be affected be,
wher eas nmuch of the other research in this
area ends up with generalizations. W found
effects, didn't find effects. But it didn't
gi ve you nuch direction or | everage on how
many or, you know, which are in and which are
out. And, really, the case studies is the
first research that's really given us sone
perspective on where you would find effects
and where you're not likely to find effects.
And in that respect, | think it's pretty
i nportant, pretty useful.
Ckay. So do I take it, then, you didn't rely
heavily on the results of the subdivision
st udi es?
Right. At this point ny testinony is based
on the case studies.
Ckay. Thank you.

In regard to both the case studi es and

t he subdi vi si on studies, you used a
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visibility assessnent; is that fair?
Yes.
And that's the "clear,"” "partial" or "none"

categories of visibility?

Correct.

Ckay. | want to understand the distinctions
alittle bit better. W had sone testinony
onit earlier. And just to be consistent
with earlier testinmony, |'ve pulled up on the
screen Table 4 from your suppl enment al

testi nony, which is Applicant's Exhibit 147.
And it's Page 15 of the testinony, Page 16
electronically. And in the right-hand col um
you've listed the "before" and "after"”
visibility distinctions for each of these
properties; correct?

Ri ght.

And | think you testified earlier that you
said you base "partial" as everything that's
not "clear" or not "none." Is that fair?
That's correct.

So woul d you agree that's a w de range of
visibility within that category?

Yes.
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Ckay. And in your anal yses, when you had a
property such as Ms. McCosker's property --
l'"msorry. Such as which one?

Ms. McCosker's property. There was sone

testinony on it before. It's 271 here in
your line as --
Ch, okay. 1've got it.

That one was partial before and partial after
for visibility?

Correct.

Based on your system here that you're using,
woul d you agree that if you had parti al
visibility of one structure before the
project and partial visibility of three or
four structures after the Project, it would
still be partial and partial in your

anal ysi s?

That's right.

So you wouldn't find that to be a change in
visibility wthin your analysis.

Well, | nmean, obviously from her perspective
it would be a change. But in the way in
which we've coded it, it would not be a

change.
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Simlarly, if you had clear visibility of one
structure before and clear visibility of two
or three after, that wouldn't be coded as a
change in visibility in your analysis.

That's right.

Wth regard to the case studies -- well, one
nore question. Sorry.

So, in your analysis, a property that
experi enced sone change in visibility but
fell within either clear to clear or partial
to partial would not be picked up as one of
the properties that you deened to be nore

likely to have a price effect; is that

correct?
Not really. It may very well have a price
effect. But it would have had a price effect

in the before condition as well as after
condition is the point.

You know, her property is very close to
the right-of-way. She's got parti al
visibility, as far as we could tell, in both
t he before and the after condition, and she's
got a mmj or encunbrance on the property.

would say there's a pretty good chance, 50/50

101

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

chance, she's definitely in that category of
properties that nmay very well experience a
price effect should it be sold. But the
point is that it would have experienced that
in the before. As it exists right now, it's
got visible structures, it's heavily
encunbered, and she's right on top of the
right-of-way. And |likew se, in the after
condition, there's a good chance that there
woul d be a price effect as well. But | don't
think there's nmuch of a differenti al
increase, if any, in that probability between
t he before and the after. |In other words,
it's a pre-existing condition on that
property. That property is definitely

vul nerable to price effects as it sits out

t here today.

But you would, | believe, find a
"differential,” as you say, if the visibility
went frompartial to clear; is that correct?
Yeah, snall. If you renenber Table 1 for

t hose hones within 100 feet, the ratio of
cases where we found effects and not effects

were in the 40s, whereas where there was
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clear visibility, it was in the 50 percent.
It was north of 50. So, less likely partial.
Agai n, based on, you know, the nunber of
cases that we have. But the nunber of cases
is increasing now But | think as a general
proposition, the partial would have a
sonewhat | ower, but neverthel ess significant
probability of effect.

And if | understand correctly, you haven't
attenpted to tease apart a difference in
visibility within the partial category. So
iIf you go frompartial to nore partial, but
not all the way to clear, you haven't
attenpted to determne if that does create a
differential in price effect.

Ri ght. Yeah, and we've thought about, you
know, number of structures and the extent to
which they're visible. And trying to tease
that out of the case study data just

wasn't -- didn't get us anywhere. W didn't
get any insights out of that. So we haven't
tried to nake those. W just can't

operati onalize those distinctions in a way

that seens to nmake any difference, whereas
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t hese di stinctions have sone coarseness to
them But nevertheless, getting to the heart
of the matter, which is are those structures
intrusive on the property, that basically has
to do with, you know, are they screened, are
t hey unobstructed or you can't see them

But | think you woul d agree that a change of
visibility is one of the factors that can
lead to a price effect, anong others.

Sure.

Wth regard to the case studies that you
perfornmed, part of that analysis is use of a
retrospective appraisal; is that correct?
That's right.

And I'll summarize and see if we need to go
to the docunent. But if | understand the
retrospective appraisal approach, it's an
appraisal wth a special condition that
assunes that there is no right-of-way near or
on the property --

Exactly.

-- despite there actually being one near or
on the property.

R ght.
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And then it also | ooks back in tinme to the
time of the sale that you're conparing it to?
That's right.

So as a practical natter, if there was a sale
in 1995 that you are assessing in a case
study, the appraiser has to go | ook at
properties in 1995 to conpare themto the
subj ect property?

Correct. That's the reason you got the
"retrospective" descriptor. W try to stay
as current as we can, because the further
back you go, the nore difficult it is for the
appraisers. The original case studies went
back to 2010. The 20 that we just did in
sout heastern New Hanpshire are largely 2017,
2018 sales. But they range from 2010 up to
present.

And woul d you agree that appraisals don't
correlate perfectly with fair market val ue?
Well, it's your only -- it's the only way it
could be estimated. But if you're saying is
t here a confidence around those estinates?
Yes.

And in your analysis -- yeah. So | ooking at
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your suppl enental testinony, which again is
Applicant's Exhibit 147, at Page 9 of the
testi nony, which is electronic Page 10, you
reference on Line 6 and 7 that the case
studies -- and | believe this is for all the
case studies you | ooked at -- ranged in price
effects, where there was a price effect,
between 1.6 percent to a high of

17.9 percent?

That's correct.

That's a fairly broad range; would you agree?
Yes.

And | think your overall conclusion is that
price effects are nore typically in the 1 to
6 percent range”?

In the literature in the statistical studies,
that's the range, and that's where that one
to six nunber cones from | don't think
woul d apply that to -- you know, those are
sone studies in Canada and a variety of

pl aces. | would say the case study evidence
is the nost relevant and nmay be the only

rel evant informati on we have here in New

Hampshire. And | woul d just acknow edge t hat
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in the early 2000s -- the first 58 case
studi es we did used data from 2010 to 2015,
and there are also a ot of North Country
case studies. And the nmarket was very, very
slow up there at that tine. And there aren't
a whole |lot of sales up there, anyway. So
they're really hard to apprai se. The range
on the last 20 that we did is nuch narrower,
and the average is about 5 percent. The
Massachusetts- Connecti cut studies al so have a
narrower range, and their average | think was
around a little bit less than 6 percent. It
was |li ke 5.8 percent. So | think part of
that wde range in those initial case studies
had to do with conditions in the northern
part -- well, northern and central part of
the state in the early, you know, 2010

t hrough 2014 period. So | think the average,
t hough, you know, of 5, 6, 7 percent is --
that's now an average over a fairly |arge
nunber of properties. And | think it's a
reasonabl e indicator for properties that have
t hat kind of a location, that kind of

visibility and that kind of encunbrance of
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what ki nd of market value effects you m ght
see.

Am | correct that of the hundred case studies
you have anal yzed at this point, six are

w thin the Seacoast Regi on?

No. Six of the original 58 were in the
Seacoast Region. But the 20 we just did are
all east of 93, south of Concord, if you
wll. So they're all in the southeast
quadrant of the state. |In fact, 2 of them--
10 are in Dover; 4 of themare in Danvill e,
and | believe 6 of themare in Hooksett,
which is kind of on the border of that

region. But that's where we could find
lines. And in this case, we were | ooking for
lines nost like SRP. W were | ooking for
primarily 115 |ines on nonopol es.

Woul d you agree that the results of the case
studies, I'll say don't correlate perfectly?
In terns of the closest to the properties --
properties that are closest in proximty, the
gr eat est encunbrance, and the greatest change
in visibility do not always have the | argest

price effect?
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That's right. Yeah. No, and in fact, you
know, as data show in Table 1, there are a
whol e bunch of properties that have those
characteristics that don't have any effect at
all, right. About half of them right.

There are 42 that are close, are encunbered
and have visibility, and of those, only 23
showed a price effect. So there are a | ot of
ot her variables interacting there in the

mar ket. But, you know, it turns out sone of
the properties are affected and sone aren't.
And you nentioned there are a | ot of other
variables. D d you control or analyze the

di fference between effects across the type of
structure or the voltage for any of these
properties in the case studi es?

No, but there's -- it's been | ooked at in the
research. And as | think I discussed briefly
earlier, the upshot to date is that voltage
doesn't matter. And agai n, sonewhat
surprisingly, the intensity of the

devel opnent of the corridor, you know, one
line, two lines, three lines, it doesn't

matter. Because, | nean, if you just think
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about the combn sense of it for a second,

i f

a hone is |ocated next to an alignment, next

to a power line corridor, what's quite clear

is that there's sone people -- and it's
encunbered by the easenent, let's say, and
the structures are visible -- there are sone

peopl e who just are not interested in that,
period. They wouldn't consider that
property. kay. They drop out of the

mar ket. The brokers tell us that. The
mar ket "thinned" as a result.

But what about the people who are
wlling to look at it, of which there are
clearly many, and who end up buying these
properties, sonetines at a di scount,
sonmetines not. You think there are nmany
peopl e that | ook at that hone and say, gee,

I'd be interested in that house if only it

was 345kV not 115, or only if it was 115 and

not 230 or only if it was one |ine and not
two lines. |'ve got an easenent across ny
back yard.

So | think what happens in the market

that the people who are averse to power

is
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| i nes, you know, stay out of it. But the
people who are willing to consider that
property have sonmehow ki nd of rationalized

t hat, which they probably view as a negative
attribute. But they sort of rationalize it
and say, well, gee, we really want to be in
this school district. And | reference in ny
testi nony, you know, you got these coments
li ke, W were |ooking for a nother-in-I|aw
apartnment and couldn't find it. But when we
found it, it was great. There's a power |ine
there, but we found just what we were | ooking
for. Again, there are all kinds of

rati onali zations that people offer, but
they're obviously willing to consider it.
And | don't think, again, the intensity of

t he devel opnent of the corridor has nuch to
do wth it. At least that's what the
research shows to date.

You nmention research. |Is any of that New
Hanpshi re- or New Engl and- based research?
Well, our research supports that, right. |
mean, we find effects, sane intensity of

effects wwth the 34kV Ilines that we did with
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the others. W also -- the conparison

bet ween the Phase 2 corridor and the proposed
Nort hern Pass corridor, those two corridors
are radically different in terns of
intensity, and we got the sane basic result.
And the published Iiterature addresses it.
Not a lot of it, but sonme of it does. And
the published literature cones to the sane
conclusion, that there's sinply no suggestion
in the literature out there of the
differential response to voltage or to wdth
of right-of-way or to the nunber of I|ines,
which is a little surprising on the face of
it. But | think there's a rationale there

t hat makes sonme sense from ki nd of a commobn
sense perspective.

That's your conmon sense perspective as
opposed to your expert opinion?

Well, I'"mjust trying to understand why. But
you'd think, | guess -- | would think the
Phase 2 corridor would be a bigger deal than
the Northern Pass corridor. | mean, they're
radically different. But it doesn't show up

that way in the data. So then you wonder:
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Well, why is this? You know, so you sort of
devel op hypot heses, and that's what [|'ve
t hought about .

But the fact of the data is that the
intensity of the corridor doesn't seemto
make a difference, and that's supported in
the literature.

When you say it doesn't make a difference,
wth regard to the case studies, you're
essentially saying that you see the sane
characteristics of proximty and encunbrance
and visibility that matter, not that you
specifically anal yzed the difference between
all the case studies that are on the 115kV

l i ne versus a 345 or versus a 34.5 line.
Yeah. Actually, we've |ooked at this
question. W haven't presented the data
because it's complicated. But thought about
it a good deal. And there's no suggestion in
the data that we have in the case studi es of
a differential effect associated with the
intensity or the voltage of the |ine.

You said you haven't presented that

testi nony.
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We haven't presented any tables on that. But
I've looked at it pretty carefully, and

t here's no suggestion of that in the data.
You al so tal ked about sone of the variabl es

t hat peopl e consi der when purchasi ng a hone
and that those nay overwhel m per haps the
effect of proximty to a HVITL. Are you able
to control in your anal yses for those kinds
of effects, whether it's the tightness of the
mar ket or attributes that a specific buyer is
| ooking for that they're willing to overl ook
a proximty issue wth an HVTL?

No. Utimately all we have are the facts,
right, that somebody bought it. And
ultimately we really don't know, right, what
all those considerations were in any
particul ar case. But we observed that sone
properties are purchased that are very
heavily inpacted and that the inpacts on the
property in sonme cases are nil and in sone
cases are small. Now, in other cases they're
| arger. But there's no way for us to know
how t hose ot her considerations weigh into the

ulti mate market result. And we noticed that,
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you know, sonetinmes you get a market result
of no effect and soneti nes you get a narket
result of an effect.

And that could be just luck of the draw with
t he buyer that you happen to |link up wth.
Exactly. Yeah, timng and...

And that's the reason for the caveat that you
have in a couple places in your testinony,
that it really is property-specific and

case- by-case-specific what the actual effect
w |l be.

Yeah. We don't begin to pretend that this
allows us to predict what will happen to

I ndi vi dual properties. But what it does |et
us do, very inportantly, is to nake sone
useful generalizations about groups of
properties that have certain characteristics.
And t hen once we know what that group is, we
can count them and see, you know, are we
dealing wwth a | arge nunber, nedi um nunber,
smal | nunber, whatever. And presumably
that's sonething that's relevant in this case
bef ore us.

Ckay. And you testified earlier that you
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[WITNESS: CHALMERS]

didn't rely heavily on the subdivision

studi es, but they do nake up a significant
portion of your report and your testinony, so
| wanted to take a quick | ook.

This is a table out of your report in
Applicant's 147, Attachnment AL And it is
Page 89 of that report, and PDF Page 120.
And this is the Study Area 3 subdi vi sions
studi es you perforned?

Ri ght.

And am | correct that you found a greater
price effect in the Study Area 3 subdi vi sion
studi es than the other areas that were

st udi ed?

Right. W found -- right. W found in two
of the three we concluded there was a price
ef fect.

And | believe you attributed that, to sone
extent, to characteristics of the types of
properties that are in the study area, which
i ncl udes the Seacoast Area?

Yeah. The lots are smaller. A lot of the
lots in the subdivisions that we | ooked at

north/south in New Hanpshire were | arger.
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[WITNESS: CHALMERS]

And on these in particular, significant
portions the |ots were encunbered, okay. So,
for instance, in the G eenl and subdi vi si on,
t he encunbrance ranged from 40 percent to
al nrost 60 percent; in New ngton, 12 percent
to 40 percent. And these encunbered lots --
and you don't know -- encunbrance, proximty
and visibility all tend to go together, and
you don't quite know which of those is
driving the result. There's really no way to
know. You just know when they're together,
you get an effect.

But ny suspicion here is you get a snal
| ot that's heavily encunbered. Your buil ding
envel ope is constrained. Wereas, if you
have an 8-acre rural lot in Lancaster and the
easenment is on the back of the lot, it
doesn't really affect the lot nuch. It
doesn't affect the buil ding envel ope. And,
you know, it doesn't show up effective in
sal es price.

But on these subdivisions, we did see a
preference for the unencunbered |ots, which

al so were further away fromthe right-of -way,
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[WITNESS: CHALMERS]

obvi ously, and had less visibility.

Woul d you agree that the way your studies are
designed, there's sort of a tendency to have
nmore encunbered | ots than unencunbered | ots

I n subdi vi si on studies?

Absol utely. Yeah. No, | nean, we wanted to
start with those. W wanted to study the

t hi ngs that we thought were nost likely to
have effects. So kind of start in close and
t hen work out as required.

And when you're doi ng your subdivision
studies, | believe you based your concl usions
off of these spreadsheets which are included
Iin the appendices. So | want to | ook at one
of the subdivisions in that Study Area 3. So
I'mlooking at -- turn the page. But this is
t he spreadsheet that's in the appendi x to
Attachnent A, which is your report, to
Appendi x 147. And it's specifically for the
subdi vision in New ngton. Do you see that?
And the spreadsheet itself is on Appendix --

I think this the page nunber fromthe
Appendi x -- but it's Page 85, PDF Page 1795.

Try to zoom i n.
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[WITNESS: CHALMERS]

And so if | understand correctly, this a
conpilation of the data you used to cone to
your concl usions for the subdivision
studies -- for this particul ar subdi vi sion
st udy?

Yes.

Ckay. And that includes the date of the
sales, the sale price. And then you have
sone notes on the right-hand colum; is that
correct?

Correct.

And sone of the notes, if | understand
correctly, you're identifying which of the
sales may not be fair market val ue sal e?
That's right.

So there's sone that don't get considered in
your anal ysis?

That's right.

Then al so you had sone notes that were nore
conplicated. So |I'm |l ooking at Lot 7A, |
guess it is. And you have a note here that
it was -- you were unable to tell if this was
bei ng sold along with a second lot; is that

correct?
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[WITNESS: CHALMERS]

o > O > 0

(Wtness revi ews docunent.)
Correct. One of the things to keep in m nd
here is what we're trying to do is we're just
runni ng the chain of title back because we're
trying to get back to the lot sale, okay. So
we're starting out wiwth the current owner,
and you're going grantor, grantee, grantor,
grantee, back to the original lot sale. And
sonetines there are internedi ate transactions
t here that nmay be problematic or anbi guous.
What we're really after is that original |ot
sale. So | would be tending to | ook at the
bottom of these, you know, to the |ast entry
in this list.
For each property you nean?
For each property.
That being the original sale?
That would be the sale of the |ot.
Ckay. For exanple, the first one on the top
of the chart, which | guess is Lot 7F, the
original sale was in 1987, and it appears to
be for $107,000 and change?
That's correct. | need to have the map in

front of ne. And be careful. These are

120

{ SEC 2015- 04} [Day 7 MORNI NG ONLY] {09-24- 18}




© 00 ~N oo o b~ w N P

NN NN R R R R R R R R R R
A W N P O © 0 ~N O O M W N B O

[WITNESS: CHALMERS]

>

tricky. But that appears to be the case,

yes.

Ckay. And then the next one down is 7E, also
a 1987 sal e?

Ri ght. And Graves appears to be the original
| and devel oper.

And that one was for $80, 000?

That's right.

And so the way you perforned the anal ysis was
to look at the, | guess the lot plans, and
determi ne whet her they were encunbered or
unencunbered | ots --

That's right.

-- and then conpare the two?

That's right. And also in sone of these,
wet | ands were playing a big role, too. So we
were trying to control for the wetl ands
effect. Essentially, we're trying to get
sone sense of what the usable portion of the
l ot is.

But that information doesn't appear in this
spreadsheet .

That's right. This is purely the chain of

title.
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[WITNESS: CHALMERS]

> O >» O

I s there anot her spreadsheet sonewhere --
No.
-- that includes that other information?
No. All the rest would be in the description
that's in the text of the report. It
summari zes the results that are taken from
the chain of title and any ot her
considerations. The wetland issue is, |
don't renenber which of these three. The
wet | ands were particularly inportant to --
| believe it was the Portsnouth subdivision.
Ckay. It's discussed at length in the text
of the research report.
Thank you.

And were you the person who did that

anal ysis for each of these, or was it sone

other -- yourself? You're pointing to
your sel f.

Well, I'"msorry. The construction of the
spreadsheet, | had | egal assistance or

paral egal, real estate attorney or paral egal
did the actual work on the deeds. So | got
this spreadsheet as you see it. But there's

still a lot of interpretation involved from
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[WITNESS: CHALMERS]

this point forward. And |I was involved, you
know, fromthis point forward.
Ckay. Thank you.

At the end of your testinony you have
Attachnment D, which is the list of all the
properties wthin 300 feet of the
right-of-way for this project; is that
correct?

Yeah, all the properties with homes within
100 feet, right.

Yes, thank you. Gkay. And that's on
Applicant's Exhibit 147. 1It's the |ast page,
which is electronic Page 4389.

And am | correct that only 6 of those 63
properties net your specific criteria of
being within -- the hone being within
100 feet of the right-of-way boundary, the
property bei ng encunbered by the right-of-way
and a change in visibility?

No, four, if you conpare Tables 8 and 9,

whi ch are on Pages 20 and 21 of ny testinony.
So, in Table 8 there are two hones, two
properties with honmes within 100 feet where

the structures are currently not visible.
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[WITNESS: CHALMERS]

Swtch over to Table 9, there's only one now.
So we've had one change there. And then back
to Table 8, there are five where structures
are partially visible. |In fact, three of

t hose becone Clearly Visible. So that m ddle
cell is down three and up one, so a net
change of two. So it's now three. And the
Clearly Visible cell in Table 9 that we're

| ooking at right nowis now 10 i nstead of 7.
So there basically have been four changes on
the properties that are within 100 feet: One
fromnone to partial and three fromparti al
to clearly. There are two ot hers where
there's a change in visibility, which is how
you get to six, but those are on properties
that are further away than 100 feet,
properties with homes further away than

100 feet.

Soif | were to attenpt to sunmari ze that,
there are six properties in Attachnent D that
show change in visibility, but only four of
themare within 100 feet?

Correct.

Thus your conclusion that there are four
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[WITNESS: CHALMERS]

properties that fall into the category that
you conclude to be nore likely to potentially
have an i npact on property val ue.

Yeah, nore likely after the project than
before the Project.

And you have not, kind of circling back, you
have not assessed visibility changes within
the categories you have here. So there nay
be properties like Ms. Heald' s that are
encunbered within 100 feet of the

ri ght-of-way and have a change of visibility,
but not a change that's great enough to go
frompartial to clear?

Yeah. Absolutely.

And you don't -- you haven't counted how nany
of those exist, have you?

Ri ght. Yeah, | think to the extent there is
sone change, then, you know, again these --
we're making a generalization about that
group as a whole. And I think this sort of
general 50/50 proposition is probably a
useful one. But, again, the effects of it on
any i ndividual property of the kind of

changes you're tal king about wll depend on,
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[WITNESS: CHALMERS]

you know, on the specifics about the Project,
how turns out on mtigation, market

condi tions and so on and so forth. So, hard
to predict.

And you testified earlier that your
visibility determ nati on was based on a
conbi nati on of viewi ng the properties from
public rights-of-way, whether it's roads or
the corridor, and using aerial inmgery; is
that fair?

That's right.

So you did not use any sort of viewshed
nodeling to determ ne views from each of

t hese properties?

No, nothing that |I'd characterize as
"viewshed nodeling." W did alittle
geonetry al ong the way but. ..

And | think you said you | ooked at your
assessnment of the visibility fromthe ful
peri neter of each house?

Yeah, that's was the perspective that we were
trying to envision, yes.

And that's a ground-based vi ew?

"' msorry?
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[WITNESS: CHALMERS]

>

You' re basing that from being on the ground?
That's right.

So you didn't consider views from
second-story wi ndows or things like that?
Correct.

And | just wanted to cone back and see... so
I wanted to take one exampl e where you

found -- get a sense of how you characteri ze
"visibility" alittle better. On Page 13 of
your suppl enental testinony, Applicant's 147,
you have a Table 3, which is show ng
properties in the Route 4/ UNH portion of the
Project; is that correct?

Yes.

And for all of these you found the visibility
to be none before and after?

That's right.

And that includes a nunber of properties on
Fairchild Drive; is that right?

Yes.

And it happens that Fairchild Drive was one
of the exanples used by the Applicant's
aesthetics expert to ook at inpacts from

properties, private properties. Are you
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[WITNESS: CHALMERS]

A

famliar wth that?

| understand that those kinds of assessnents
have been made. |I'mnot famliar with -- |
have not seen them

That's fair. So | pulled up Applicant's
Exhibit 52, which is | think the anended set
of visual assessnent nmaps from LandWr ks.
And this is Exhibit 14, which is the existing
conditions at Fairchild Drive. Wuld you
agree that that's the vicinity of those
properties you were -- that were on the table
we were just looking at? And | can go back
tothat if it hel ps.

It'"s in vicinity.

So on your table, you have a nunber of
properties on Fairchild Drive.

Ri ght.

And in the visual assessnent, this is the
before picture. And there's a photo

sinmul ation of the Project in the after
condition. You see there's an obscured
structure in the background. Do you see

t hat ?

| do.
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[WITNESS: CHALMERS]

Now, you categorized this as "none" in
visibility.

That's right.

If this were the view you were | ooking at,
woul d this count as partial in your analysis,
or would this still be a none?

This would be partial. But what happens --
and | don't have, you know, photographs with
a simulation. But what happens there -- and
| can't tell the perspective here, but the
back yards are very shallow on all of those
hones and - -

Just so you have a perspective, here's the...
If you back up far enough, you'll be able to
see sonet hi ng poking over the tree tops. But
fromthe perinmeter of those houses, we got a
tree line on average about 40 feet for those
houses. So fromthe back of the house to the
tree line was about 40 feet. And the towers,
you know -- if you're 40 feet fromthe tree
line, and the trees are 40 feet high, the
towers would have to be 250 feet tall to be
able to see the top. So it's a pretty renote

chance. So it |looked to ne |ike that
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[WITNESS: CHALMERS]

perspective was fromthe street and not from
the perineter of the house. And you can see
it's just barely visible there. But | think
| felt pretty confident. 1've been there
several tinmes, |ooked at it very carefully,
and it's a very, very dense canopy right up
agai nst the back of those houses. And I
don't think fromthe perinmeter of the houses
you're going to see any structures.

Ckay. Thank you.

Now, your ultimte conclusion is that
there's no discernible effect in the |ocal or
regional real estate markets. You testified
about that before. And for reference, that's
on Page 23 of your supplenental testinony.

Wien you say "local real estate market,"
what defines the "local" market?

Yeah, | nean ny assunption has al ways been
that the object here was, you know, orderly
devel opnent of the region. And sort of
backi ng down fromthat, in order to affect
that -- and M. Varney will address that.
It's not the subject of ny testinony. But

what we'd want to knowis if we | ooked at the
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[WITNESS: CHALMERS]

data on the regional real estate narket,
woul d there be any evi dence of these effects.
The answer is no. |If we |ooked at, say, data
for the town of Durham nore |ocal narket,

t he evidence would be that there woul dn't be
any evidence of the Project discernible.
There are, however, you know, a snall nunber
of properties that are potentially subject to
effect now, and there'd be sonme nargi nal

i ncreases due to the Project in the future.
But the nunber of properties is very snall.
And | don't think there's any possibility
that you'd get any kind of narket-w de
effects either on the |ocal |evel or
certainly not on the regional |evel.

So | hear you saying the "local level" is
essentially the town | evel ?

Yeah, for a town |ike Durham For a city, it
gets a little nore conplicated. You'll have
sone markets, presumably. But | would think
Dur ham woul d be a reasonable definition of a
"l ocal market."

And in a town |ike New ngton, you m ght have

a couple different markets, given the
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[WITNESS: CHALMERS]

commercial district versus the rural areas?
Correct.
Ckay. Thank you.

And now your work on these types of
topics has primarily been on behal f of
utilities and transm ssion |ine devel opers;
is that a fair statenent?

Well, on the transm ssion |line cases, |'ve
done a |l ot of work for the federa
governnent, U. S. attorneys, for state
governnent and for utility conpanies. |'ve
done a lot of work for the states.
Represented State of Nevada with respect to

the effects of the Yucca Mountai n Nucl ear

Wast e Repository, the huge study that had all

ki nds of property val ue issues associ ated
with it. And that was, you know, on behal f
of the state. So |I've worked for a variety
of clients. But the transm ssion |ine work
is largely for the utility industry or for
t he public sector.
All right. Thank you nuch.
MR, ASLIN. No further questions.
PRESI DI NG OFFI CER WEATHERSBY: W
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[WITNESS: CHALMERS]

actually are going to break for |unch and be
back at five mnutes after one.
(Lunch recess taken at 12: 08 p.m and
concl udes the Morning Session. The
heari ng conti nues under separate cover
in the transcript noted as Afternoon

Sessi on.)
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[WITNESS: CHALMERS]

CERTI FI CATE

|, Susan J. Robidas, a Licensed
Short hand Court Reporter and Notary Public
of the State of New Hanpshire, do hereby
certify that the foregoing is a true and
accurate transcript of ny stenographic
notes of these proceedi ngs taken at the
pl ace and on the date herei nbefore set
forth, to the best of ny skill and ability
under the conditions present at the tine.

| further certify that | am neither
attorney or counsel for, nor related to or
enpl oyed by any of the parties to the
action; and further, that | amnot a
rel ati ve or enployee of any attorney or
counsel enployed in this case, nor am|

financially interested in this action.

Susan J. Robi das, LCR/ RPR
Li censed Shorthand Court Reporter
Regi st ered Prof essional Reporter
N.H LCR No. 44 (RSA 310-A:173)
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