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AFTERNOON SESSI ON
(Hearing resunmed at 1:29 p.m)
CHAl RVAN HONI GBERG Al l right.
W're going to resune. M. Pappas, you nay
pr oceed.
MR. PAPPAS. Thank you M.
Chai r man.
CROSS- EXAM NATI ON (r esuned)

BY MR PAPPAS:

Q Dr. Chal ners, when we left off, | was just
about to start asking you sone questions on
t he subdi vision studies. So that's what |
want to ook at first. And as | understand
it, the objective of the subdivision studies
was to identify sonme subdivisions that were
representative of properties up and down the
corridor you | ooked at; correct?

A To | ook at subdivisions that were | ocated up
and down the corridor, yes.

Q So let me start by asking you sone questions
about the first subdivision, which is the
VWhi tefi el d subdivi si on. So if you | ook, Dr.
Chal ners, on your screen, there's a page from

your report that describes the Witefield

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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
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subdivision. And it indicates that there's a
115 kV line on wood H frane structures about
55 feet tall. Do you see that?

Yes.

Ckay. And then you show in your table the

| ots that you | ooked at, and you said that
two of the six have m nor encunbrances; two
have encunbrances about 10 percent, and two
or nore heavily encunbered. Do you see that?
Yes.

Ckay. Now, as | understand it, you visited
each subdi vi sion; correct?

That's correct.

But for this particul ar subdivision, you
didn't actually drive into the subdivision;
is that right?

That's correct. This was very conspi cuously
signed as having a private access road. So |
got as close as | felt confortable getting,
turned around and subsequently | ooked at it
on aerial imagery.

Ckay. Al right. And for this subdivision,
you i ndicated that the conclusion is

straightforward. You said there's no
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A

apparent effect of the HVIL on either prices
at which lots sold or on the timng

associ ated. You suspect that because the
rear acreage of the lots played little role
in use and utility of the properties. 1In

ot her words, the encunbrances were in the
back of these lots; correct?

Yes.

And because the encunbrance was in the back
of the lots, and it showed on the prior map,
that for the lots thenselves it's unlikely
that you could see the 55-foot wooden pol es;
correct?

Yeah. Hard to know on visibility. But they
were definitely on the rear of the lots. And
the rearer lots, there were no paths back to
them No obvious, as | say, no obvious use
or really utility to that excess acreage at
t he back.

So be fair to say that really the takeaway
fromthis subdivision is visibility is key,
and if you really can't see the structures,
it's unlikely to have an inpact?

Yes, a conbination of visibility and
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proximty. In this case, neither obtained.

Q Ckay. So the next subdivision is the Sugar
H |11 subdivision.

A Correct.

Q And for this subdivision there are a total of
22 lots. If you |look at what's on the
screen, you can see that.

(Wtness revi ews docunent.)

Q Look at the bottom highlighted. | guess it's

not -- yeah, see at the bottomit says a

total of 22 lots in the subdivi sion?

A R ght.

Q Ckay.

A Yeah, we don't study all 22.

Q Correct.

A That's what had ne confused for a second.

Q Right. You studied only 7 of the 22.

A Correct.

Q Yeah. And go to... the sale of lots in this

subdi vi si on was over an 18-year peri od;
correct?

A. That's right.

Q Yeah. And if you |look at what's on the

screen now, Page 36 of your report, it shows
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these lots. And it shows that there were two
rights-of-way. One is a PSNH ri ght - of -way,
which is the larger of the two on the

| eft-hand side of the map, and a snall er New
Hanpshire El ectric Co-Op right-of-way on the
ri ght -hand si de; correct?

Yes.

Looks |i ke on the PSNH ri ght-of-way there was
a 115 kV transm ssion |ine on 55-foot wood
frame structures; correct?

Ri ght.

And on the snmaller Co-op right-of-way, it was
a 12 kV line on 35-foot-tall poles; correct?
Correct.

Now, for this subdivision, if you |ook at the
top, you indicated that because the sales
occurred over an 18-year period makes the
anal ysis very difficult. Do you see that?
Yes.

So, essentially it was difficult to concl ude
anything fromthis subdivision.

Wll, yeah. | nean, | think | described it
pretty accurately. But there are two groups

of sales. You don't know until you do the
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A

chain of title what you're going to find. So
in this case | concluded there were two
groups of three sales each that occurred in
sufficiently simlar tinme franes as to
warrant di scussion. You know, wouldn't go
too much further than that. But, you know,
t hey warranted di scussi on.
Di scussi on. Ckay.

So the next subdivision is in Easton.
And if you |l ook at the map of the Easton
subdi vi sion, you can see that there is a
right-of-way in the corner, |ower |eft-hand
corner of the subdivision. Do you see that?
Yes.
And this had a 115 kV line again on 55-foot
wooden pol es?
Ri ght.
And if you look for the lots that you | ooked
at, you |looked at lots that sold from 1999
t hrough 2001; correct?
Ri ght.
Yeah. And the lots in 1998 and '99 sold for
$30, 000. Do you see that?
Yeah.
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Q And t hen you have lots selling from 2000 to
2001, sort of a range of 35 to 39, with the
exception of one lot; correct?

A Correct.

Q Yeah. And again, in your report you have
di scussi on about the subdivision, but you
don't reach an end conclusion like we saw in
the first subdivision;, correct?

A. That's right.

Q Ckay.

A. But | did conclude -- I"'msorry. |I'mtrying
to keep up with sort of review ng exactly
what | said here. But | concluded that
Lot 46 showed a snall price effect. And they
were selling at 30, and it sold at $28, 500.
And by a year later there were 35. So, not
surprisingly it | ooks like Lot 46 was
af f ect ed.

Q R ght. R ght.

>

And t hat was acknow edged.

Q Ckay. The next subdivision is in Wodstock.
And on the screen is your description of this
subdi vi sion, which originally had 58 | ots,

and subsequently conbi ned and currently has

10
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54 |ots. Do you see that?

A Ri ght.

Q And the lots were a sinmlar size, ranging
fromone to two acres?

A Correct.

Q And you studied a total of 38 of the |ots;
correct?

A Correct.

Q Ckay. So if you look at what's on the screen
now, this depicts the Wodstock subdi vi si on.
Do you see that?

A Yes.

Q Ckay. And if you | ook at the bottomthat |
have highlighted, it indicates that after the
subdi vi si on was approved, the Lost Valley
Corporation creates -- was created and sone
lots transferred to that corporation, others
deeded to individual devel opers, and then
there were a |l ot of transfers anong the
devel opers and their spouses and rel at ed
trusts. And finally, New Engl and Merchants
Nati onal Bank filed suit against the
devel opers and ended up with 11 of the |ots.

Do you see that?

11
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12

Yes.

All of that nade it rather conplicated to try
to draw concl usions. Wuld you agree?

Yeah. And like |I say, | nean, when you start

this out, you don't know where it's going to

end up. And, you know, | worked ny way
through it and then tried to draw -- | tried
to distill whatever | could fromit. Here |
managed, | thought, to draw a couple

i nplications that were of interest. But ,
yeah. No, it was -- sonme of these were

pretty convol uted and, you know, and have --
only give you, you know, a snall anount of

I nf or mati on.

Right. And if you | ook at this nmap, you can
see the right-of-way sort of skirts the
boundary of this subdivision; correct?

I wouldn't say it skirts it. It parallels it
with half of the right-of-way being on the
lots and half of it being not.

Ckay. Wuld | be correct in saying that you
didn't attenpt, when you went to visit this
subdi vision or -- you didn't attenpt to nake

any visibility assessnment of the vari ous
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13

|l ots, did you?

No, you can't because, you know, we're
tal ki ng about stuff that happened 5, 10, 15,
20 years ago, and, you know, who knows what
the visibility conditions were then. So,
yeah. No, all you can do is, again, the best
case is -- and sone of these are easier to
deal wth than others. The best case is the
lots all sold in a fairly short period. Sone
of the lots are affected, sone aren't
affected. And you can | ook at the timng at
whi ch they sold, and you can | ook at the
prices at which they sold, and you will know
proximty but you won't know visibility. And
if there's a systematic bias agai nst the
HVTL, you know, it ought to show up.

Now, in addition to not being able to nake a
visibility assessnent, you didn't take any
measurenents in terns of distance from houses
to the right-of-way or distance to visible
structures; correct?

Wl l, there are no houses.

Ch, yes. Correct. But you didn't nmake any

di st ance --
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A
Q

14

No, we worked off the plat maps, you know,
off the town tax maps.

Ckay. Now, | understand that when you

vi sited the subdivisions you took sone

pi ctures?

Correct.

And t hose pictures appear in your report?
Yeah, | tried to, just as a matter of
interest, take one picture of an inpacted
property or of a property with an easenent or
adj acent to the easenent and anot her one of
an unaffected property, just to give a sense
of the subdivi sion.

Ckay. Wuld | be correct in saying you
didn't take any notes when you visited these
subdi vi si ons, did you?

Not that | recall, no.

And the pictures you took are the pictures we
see in your report?

That's right.

Ckay. So the next subdivision that you

| ooked at was in Canpton; correct?

Correct.

Ckay. And this subdivision had 20 | ots, nobst
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of which are about an acre in size?

A Correct.

Q And on the screen nowis a depiction of this
subdi vi sion and the | ocation of the
right-of-way. Do you see that?

A Yes.

Q And this right-of-way contained a 115 kV |ine
on 55-foot-tall wooden, H-frane structures?

A. That's right.

Q And then there's a second ri ght-of-way that
had a 334 kV line on 35-foot wood pol es;
correct?

A That's right.

Q So the larger transm ssion |ine would be on
the right, the larger of the two
ri ghts-of-way, and then the smaller 34 kV
line is on the left, the smaller
ri ght - of -way?

A That's right.

Q Ckay. And although there are 20 lots, you
| ooked at 12 of the 20; correct?

A. That's right.

Q Ckay. And simlar to other subdivision

studi es, you discussed sone of the

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

Q

16

i mplications you saw i n the subdi vi si on
study, but you didn't reach an ultinate
conclusion. At least you didn't state an
ultimate conclusion as we saw in the first
subdi vi si on st udy.

That's right. You know, we -- right. |

di scussed t he dat a.

The next subdi vi sion you | ooked at was in
Hol der ness; correct?

Yes.

And the sales history of this subdivision
stretched over a 20-year period under

di fferent devel oper groups; correct?

Yes.

It's a rather long period of tine; would you
agree?

Yes.

Pretty hard to draw concl usi ons, given that
20-year period; would you agree?

Yeah, that obviously is a conplication. Wat
| did here -- and maybe you can go forward to
Page 53. Do you have that up on your

machi ne?

Yeah. G ve ne a m nute.
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A

| sinply graphed them and | graphed the
affected lots and the unaffected lots to see
if I'd learn anything. And when | did, you
can see that there's obviously a positive
time trend in terns of the value of lots, but
there doesn't seemto be any di sadvantage to
the abutting lots relative to the
non-abutting lots. Do you have that --
I'mgoing to get there in a second.

(Pause)
Before we get there, so the Conmmttee can get
a sense of what this subdivision | ooks
like -- there, that's it. So on the screen
now i s this subdivision in Hol derness;
correct?
Correct.
And you can see that the right-of-way is sort
of on the border of this subdivision;
correct?
Yeah. None of these |ots are encunbered.
They're all abutting. So we have one, two,
three, four, five, six lots that abut the
ri ght-of-way and then a nunber that don't.

So, you know, let's |look and see if there's

17
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any differential in the way in which -- in
the rate at which they sold or in the price
at which they sold. But as you indicated,
and as | indicated, it's over a |ong period
of tine, so we've got to do sonething to
control for that. | didn't want to do
anything terribly fancy, but | plotted them
And when you plot them you can see the
abutti ng, non-abutting. Sone of them sold
soon, sone of themsold | ate.

And secondly, the trend, the general --

do you have that graph that you could put up?

| think everyone would find it useful. It's
t he next --
Q It'll be there in a mnute. There you go.

A Yeah. Okay. So the squares are the
abutting -- the red squares are the abutting
properties, and the di anonds, the gray
di anonds are the non-abutting properties.
You can see that the trend in price seens
simlar for both categories of properties.
Maybe there's a tendency there for the
abutting properties to have sold a little

nore slowly. They're nore to the right. And
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again, this is the sort of exercise we were
goi ng through. You just | ook at the data and
see what you see.

Q Yeah. And this data, because it's over a
20-year period, it's really hard to draw hard

concl usi ons ot her than sone observati ons.

A Right. | nmean, you graph it |like this, and,
you know, | don't see anything there that
suggests it was a price effect. Looks I|ike

t here m ght have been a timng effect.

Q Well, would you agree with ne that, al
t hi ngs being equal, buyers are nore likely to
buy a lot that is either -- that's
non- encunber ed and non-abutting versus a | ot
that's encunbered by a right-of-way?

A |'ve been asked that question several hundred
tinmes in nmy career. |If everything el se were
absol utely equal, vyes.

Q Ckay.

A But they never are. And | should say that's
true for nost people. There are some people
that definitely see sonme advantages to
proximty to the easenent. So that's not a

uni versal position, but it would be the nost
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A

conmon one.
Ckay. So the next subdivision you | ooked at
was in Franklin. Do you see that on the
screen?

Yeah.

Ckay. And it depicts this small, six-Iot
subdi vision. Do you see that?

Ri ght.

And t his subdivision had two ri ghts-of -way.
One is a 115 kV line on 55-foot-tall
wood-frame structures, and that would be the
one to the left that says "PSNH." Do you see
t hat ?

Yeah.

The other one is a snaller right-of-way
that's no longer in use, but it had in it a
69 kV line on wood-franme structures; correct?
R ght.

They were no longer in use at the tine that
you | ooked at the subdivision; right?

' msorry?

It was no |l onger in use at the tine you

| ooked at the subdi vision.

That's right. R ght. It was de-energized.

20
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Q Yeah. So, each of these six |lots were
encunbered. They have one or the other
ri ght-of -way goi ng through them

A. That's right.

Q Al'l right. And again, you don't know whet her
or not the transm ssion |lines are visible
fromall six lots, do you, because that's not
sonet hing that you were able to do when you
went out there?

A. Correct. | certainly don't know as | sit
here today.

Q Yeah. Okay. And the size of the encunbrance

on these |lots are all about the sane, aren't

t hey?
A Ri ght.
Q And again, simlar to other subdivisions, you

sort of discuss sone of the inplications you
see in your report, but you don't reach a
hard conclusion like we saw in the first
subdi vi si on.

A Wll, this one's pretty straightforward. |
would say it's all qualitative, essentially.
It's not tabled up in a "yes or no"

framewor k. But, you know, these lots
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A
Q

basically sold for the sane price, and there
wasn't any -- there doesn't appear to have
been any timng i ssue. The abandoned

ri ght-of-way was essentially an open-space
bonus for the parcels on the right-hand side.
It's a de-energized right-of-way, just kind
of an open-space bonus, so that was probably
a plus. But the lots on the |eft-hand side,
you m ght think those woul d have been

di sadvant aged, and actually they did sell.
Those were the last three sold. But they all
sold within, what, a one-year or 12-nonth
period, so, for effectively the same price.
The next subdivi sion you | ooked at was in
Cant erbury; correct?

Ri ght.

We can see on the screen what this

subdi vision map | ooks like with the PSNH
right-of-way. Do you see that?

Yes.

And al t hough there are 20 lots, you took a

| ook at 12 of the 20; correct?

vell --

I think you | ooked at 8 of the 20.

22
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>

A

Yeah, that's closer to it. Right.

Yeah. And you | ooked at them over a 10-year
peri od?

That's right.

And woul d you agree with ne there's a | ot of
differing econom c conditions over a 10-year
peri od?

Yeah, when there was a period, essentially
what |1'd be looking for are lots that sold in
t he sanme period. Actually, you have a | ot
sale in '76 and one in '78, but then the |ast
six are all in '84 and '85.

Hnm hmm

Early ' 85.

Ckay. The next subdivi sion you | ooked at was
in Al enstown; correct?

Correct.

If you | ook at the nmap, you can see the
subdi vi si on where the PSNH ri ght - of -way goes
t hrough the |l ots on one side of the road?

Ri ght.

And you | ooked at 11, the sale of 11 lots in
this 18-1ot subdivi sion?

R ght.

23
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Q And you | ooked over a 12-year period?

A That's correct. But the heart of the sales |
was nost interested in was sales that took
pl ace between 2005 and 2007, over that
2-1/2-year period. As | say, four of the
| ots over that year were crossed by the HVTL;
five were not. Sales fluctuated between
$75, 000 and $100, 000, with no indication that
t he encunbered I ots faced any narket
resi stance. Timng of the sal es appears
random Average price for the two groups of
| ots was nearly identical, $91, 250.

Q So on the screen nowis the summary of the

| ots you | ooked at in Allenstown. Do you see

t hat ?
A Ri ght.
Q And if you |look -- |leave the first one in

2001 aside. Looks like in 2005 they were
selling for $100,000 to $110, 000, and then
t hey di pped, one |ot down to $74,000. Do you
see that?

A Ri ght.

Q And t hen one went back up to 104, but then

two nore went down to 75. Do you see that?

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

25

A Ri ght.

Q And of those three, two of them had no
encunbrance; correct?

A. That's right.

Q One at $74,800 and one at $75, 000?

A Correct.

Q And t hen you have one encunbrance that sold
for $75,000. Do you see that, the next one?

A Ri ght.

Q Then goes up to $105, 0007

A Ri ght.

Q Then goes down again to $80, 0007

A Ri ght.

Q And down again to $65, 000; correct?

A Right. That's in '13. 1'd forget about that
one, too. But the ones between 205 [sic] and
207 [sic], again, they fluctuated and didn't
appear to be any particul ar di sadvantage to
t he encunbered lots. There was sone
randommess in there that | don't have any
expl anation for.

Q Ri ght.

A But basically the encunbered/ unencunbered

sold for the sane average price, and the
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timng was i ndependent of their status as
encunbered or unencunbered.

You'd agree with ne that randommess is pretty
random t hr ough there, correct, bouncing
around from $110, 000 down to $74, 000?
Randomis pretty randonf

Well, let me put it this -- yeah, that was a
poorly worded question. Very poorly worded
questi on.

That's unusual to see that kind of price
fluctuation within a one- or two-year period;
correct?

Ch, yeah. | nean, it's really hard to say.
I don't know what was goi ng on. Maybe, you
know, short of cash or who knows what was
going on. | don't know how unusual it is
that price would vary. But sonething was
goi ng on there to cause that kind of

fl uctuation, yeah.

Yeah. And because you don't know what was
going on during that period, it's alittle
hard to draw hard concl usions fromthese
sal es, because clearly sonething' s going on,

but you really don't know what it is.
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Yeah, but whatever it is doesn't seemto be
differentially affecting the encunbered and
unencunbered lots. | nean, that's all | can
say.

But you don't know what was naking that price
fluctuation.

That's right.

Ckay. The next subdivision is in Deerfield,
but 1'"mgoing to |l eave that one to the fol ks
in Deerfield to ask about.

Ckay.

And then after Deerfield comes Portsnouth.
And in Portsnouth you | ooked at a subdi vi si on
that has sone waterfront lots; correct?

Yes, but | backed away fromt hose.

Correct. You didn't bother with the -- you
didn't ook at the waterfront | ots because
the waterfront inpacts; correct?

Correct.

Ckay. Now, in this subdivision there was not
a transm ssion line, was there; there was a
di stribution?

That is correct.

There was a 34.5 kV distribution |ine?
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Ri ght, right.

And t hose are rather common t hroughout New
Hanpshire; are they not?

Yeah.

You see themall over the place in New

Hanmpshire, don't you?

| don't knowif I'd say it that way. It's in
a -- the critical thingisit's in a
corridor. It'sinaright-of-way. It's in a

cleared right-of-way with structures that
aren't terribly different in height fromthe
115 line. So there are people definitely who
would not want to live next to a power |ine
corridor. And they're not going to know
whether it's a 34 kV or 115. So one of the
things we've learned is that you get
surprisingly simlar results for Phase 11
corridor versus a 34 kV corridor in
Portsnouth, which is a little surprising
because the Phase Il corridor's got a | ot of
stuff init, alot of high voltage, a | ot of
big structures. |I'mincreasingly comng to
t he conclusion that it's that power |ine

corridor with structures that people have --
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t hat sone peopl e have aversion to. And if it
gets too close, the house gets too close to
it, you may see an effect.

Q Know any area in New Hanpshire that doesn't

get its power by sone distribution Iine?

A Wll, alot of distribution lines are in the
street. | nmean, the ngjority of the
distribution lines are in the street. But

these are akin to transm ssion |ines. Now,
there's a definition. PUC has a definition.
A 69 kV is the break point. |If it's nore
than 69, it's called a transmssion line; if
It's less than 69, it's called a distribution
line. But | think fromthe public's point of
view, if it's in a tangle of wires on the
street, it's one thing. If it's in a
cont ai ned right-of-way and a mai nt ai ned
right-of-way, if there is a corridor, it's a
different, it's definitely a different
consi derati on.

Q You would agree with ne that a 30-foot --
34-foot distribution poles are a tad
di fferent than the proposed Northern Pass

transm ssion |ine structures?

29
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Sur e.

Now, on the screen is the end of your

di scussi on about this subdivision in
Portsmouth. And you indicate that the tim ng
of the |lot sales does indicate a preference
for the unencunbered | ots.

Ri ght.

They sold out in an average of a little |ess
than a year, while the encunbered lots

aver aged about three years on the market. Do
you see that?

R ght.

And that's sort of the sane thing you said
just a nonent ago, that choice between an
unencunbered | ot and an encunbered | ot, nost
peopl e woul d take the unencunbered |ot, all

t hi ngs bei ng equal .

Ri ght, which --

This sort of bears that out. Wuld you
agree?

In this case it does, yes.

Ckay. Al right. The next subdivision you

| ooked at was in Newi ngton. Do you see that?

R ght.
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Q And again, this subdivision had a 34.5 kV
distribution line on 34-foot poles; correct?

A. That's right.

Q And on the screen, on the top part shows the
Newi ngt on subdi vi si on?

A R ght.

Q And on the bottomis the table sumari zi ng
the sales of the lots you | ooked at; correct?

A. That's right.

Q And if you |l ook at the sales, with the
exception of one lot, the |ots that were not
encunbered sold for a price greater than the
|l ots that were encunbered; correct? So if
you | ook --

A The average price for the encunbered | ots was
$45, 000; the average price for the
unencunbered | ots was $66, 000.

Q So the unencunbered | ot sold for considerably
nore than the encunbered | ots.

A Correct.

Q That's ny point.

A Because in this case, the encunbrance, rather
t han being on the back of large lots,

essentially not affecting the use or utility
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of the parcel, in this case, as you can see,
the right-of-way bisects the lots, and it's
essentially turning a 2-acre lot into the
bui | dabl e portion, now becones a
quarter-of-an-acre lot. You know, the
bui | di ng envel ope has to excl ude the
right-of-way. So you're essentially forced
into that smaller area at the front of the
lot. And I think your effect there is
pr obably being driven |argely by the
encunbrance rather than by proximty or
visibility. But those three things are al
intertwined. But it's the |ocation of the
easenent on the property that | think is
critical there, and it's obviously having an
ef fect.

Q The | ast subdi vi sion you | ooked at was in
G eenl and; correct?

A That's right.

Q And this one had a 115 kV Iline on it -- or in
it, | should say.

A Ri ght.

Q And if you | ook on the screen now, you can

see the map of this subdivision. Do you see

32
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t hat ?

Ri ght.

And you can see the right-of-way where it
passes t hrough those |ots?

Ri ght.

Ckay. And if you | ook at the highlight on
the top, it indicates that overall the
encunbered lots sold for an average of

$75, 800, while the unencunbered |lots sold for
$84, 000 on average. Do you see that?

Yes.

About a 10 percent discount?

Hnm hmm

So it |looks |ike the encunbered | ots had
about a 10 percent price effect, or negative
price effect?

Ri ght.

You al so indicate that the encunbered |ots
al so faced sone narket resistance; correct?
That's right, which isn't surprising given
t he extent of encunbrance on these lots. |
mean, it's really significant.

Ckay. So what we've seen in these

subdi vi sion studies is you naking --
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di scussing points, sort of correlations, if
you wll, to some of the sales that you have
| ooked at in the different subdivisions;
correct?

Ckay.

Yeah. And you've in sone instances indicated
that there don't appear to be, at |east on
paper a difference, but in other instances
encunmbered |l ots both sell for | ess than
unencunbered |l ots, and there is narket

resi stance for encunbered |ots versus
unencunbered | ots.

Yeah. At the summary | evel there's a table.

And maybe you're going to get to that. 1In 8
of the 13, | summarize by saying there didn't
appear to be any price effects. In 5 of the

13 there did. And the principal driver
appeared to be the extent to which the
easenents were encunbering the lots -- that
Is, they sever the lot. Wen you sever the
| ot, you essentially dranmatically reduce the
bui | di ng opti ons, which is why you have to
buy an easenment when -- you want sonebody to

gi ve you an easenent because, you know, it
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reduces the value of the property, typically.
In the North Country, there are a | ot of

| arge lots where the easenent's on the back
of the lot and it didn't have much effect on
the property. |In fact, the assessors don't
make any adjustnment in the value of the | and
for it.

Q Wuld | be correct in saying that what you
really | ooked at in the subdivision studies
were encunbered lots primarily and not -- the
encunbrance was the prinmary issue, not
visibility of the |line?

A Yeah, visibility wasn't an issue at all. It
was proximty. You know, the only two
vari abl es we have are essentially proximty
and encunbr ance.

Q Right. So what you're really looking at to
see i s what i npact encunbrance had versus the
unencunbered lots. That's the primary
t akeaway from these subdi vi si on studi es.

A Wll, the primary takeaway is just the
sensitivity. If we're not finding effects
generally with inproved residenti al

properties, maybe we better go back and | ook

35
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at lot sales and see if essentially that
evidence is generally consistent with our
findings in the case studies. And what we
find is in alot of these subdivisions there
just isn't much sensitivity to the |ocation
of that right-of-way, which is kind of
surprising. Now, in sone cases there is.
And in those cases, | think it's largely
driven by encunbrances, as you just said.
But predom nantly there is no effect.

vell --

In 8 out of the 13 there wasn't any effect.
So the next thing you did was to do sone real
estate narket activity research?

Yeah, that's what | titled it.

Now, you have not done this type of review
before in any of your studies, have you?

No.

And the first thing you did was you col |l ect ed
data from M.S?

Yes.

Wiere did you get the data fron?

You nean how did | get the M.S data?

Correct.
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A | actually asked for it, and it was provi ded
to me by ny client.

Q Ckay.

A They had a subcontractor that dealt with real
estate data, and it was convenient for them
to get access to MLS and table it up for ne.

Q Ckay. Wuld | be correct in saying that you
received this, really, on the eve of
produci ng your report?

A It was -- yeah, it had not been contenpl ated
originally. And as we got into it towards
the end, as you suggest, it occurred to ne it
m ght be useful to just take a | ook at this.
It's relatively easy to do and m ght give us
a perspective on whether there was in fact
mar ket resistance out there in the towns
t hrough whi ch the proposed route woul d pass.

Q What's on the screen now i s Counsel for the
Public's Exhibit 387, which is an e-mail from
a M. Phil Stearns. Do you see that?

A Ri ght.

Q And was M. Stearns the person who coll ected
t he MLS dat a?

A He was at | east the contact person, yes.
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Q Ckay. And the e-nmail's dated June 29 at
5:38 p.m?

Correct.

And you're copied on this e-nmail?

Ri ght.

o >» O >

And the e-mail is attaching a spreadsheet

show ng the MLS dat a?

>

Correct.

Q And this is the night before the date of your
report, which is June 30, 20157

A Ri ght.

Q Fair to say you didn't have a lot of tine to
work with this data?

A No, | don't understand that date because
obviously | had it before then.

Q Well, your report's dated June 30 and this

e-mail's June 29t h.

A Yeah. No, | understand that. Yeah, |

can't... all I can think of is that we may
have put the date, June 30th -- | obviously
didn't do it overnight. | nean, getting this

report together and getting it published and
brought in to the public donain, you know,

was a fair effort. And | would have spent at
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| east, you know, a week or two | ooking at
this stuff and thinking about it and getting
it tabled up and drafting the section. |
nmean, | haven't even -- so all | can think of
is that we may have either -- | nmay have in
fact received it earlier than this. There
may be a predecessor e-nail. O we nay have,
for sone reason, have dated the research
report kind of consistent with the last tine
| received data. It nmay not have hit the
public domain until July 15th or sonet hing.

| can't explain that. But in any event, |
got it in plenty of tinme to look at it, to
table it up, think about it, draft the
section and include it in the draft.

Ckay. So what's on the screen now i s your
wite-up about this real estate narket
activity.

R ght.

And the first thing you | ooked at is
relationship of sales price to |list price by
| ocati on of property; correct?

Correct.

And you indicate that it nust be recogni zed
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t hat sone properties were |isted severa
times wth successively lower |ist prices,

i mplying a | arger discount fromthe original
listing price than indicated by the ratio of
sales price to list price; correct?

That's right.

And if you go down to the bottom you

i ndi cate that the nunber of observations in

each quarter is snall, so not too nmuch shoul d
be read into these results. [If you turn the
page... do you see that?

Yeah.

So when you got this informati on and charted
It out, you realized that for any given
quarter, nmany of them have very snall
nunbers; correct?

Ri ght.

Yeah.

Right. And the graphs are lunpy as a result.
And then the next thing you | ooked at was
days on the narket; correct?

Correct.

And you indicated that, in the case of

properties that had been |listed nore than
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once, DOM which is days on narket,
underestimates marketing tine; correct?
That's right.

And t hen down bel ow you agai n caution that.
You say, quote, Again, caution nust be used
I n drawi ng concl usi ons based on rel atively
smal | nunbers of observations. Do you see

t hat ?

Yes.

So, really, for both of these anal yses that
you did, one fromsales price, listing price
and then days on the market, you were dealing
in many respects with a pretty small nunber
of transactions; correct?

Right. Yeah. And that's a limtation.
Sinmply at the tail end, it just seened to ne
wort hwhile taking a |l ook at this and see if
we can |learn anything fromit. Look at days
on market, look at sales price to -- |ist
price to sales price ratios and, you know,
recognizing limtations. But it was
sonething | could get ny hands on. And,
again, just in a sense of thoroughness, you

know, maybe you |l earn sonething. But as it
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turns out, we didn't find any market

di sadvantage of either the encunbered or

adj acent properties or of the proximte
properties relative to the nore distant
properties. But, you know, you have to
understand the limtations of it. |

didn't -- this wouldn't have driven ny
conclusion in a particularly significant way.
That was ny next point. So, in the -- would
| be correct in saying that primarily drove
your conclusion with the 58 case studies?
Correct?

Yes.

As | understand it, the question that you
anal yzed in the 58 case studi es was whet her
t he existing lines had an inpact on narket
val ue of encunbered or abutting properties;
correct?

Yes.

You didn't seek to analyze the effect -- what
the effect would be if a new transm ssion

li ne were added to the existing

ri ght-of-ways; correct? You were focused on

what the existing |lines' inpact was.

42
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That's right. The foundation of the analysis
and the fundanental is: Do HVIL affect the
mar ket val ue of proximate real estate? Ckay?
That was the questi on.

Yeah.

Which is not the question before us right

now. The question before us right now, by
and large, is what's the effect of upgrading
the corridor, kind of using the jargon,
addi ng a new | i ne or changing the
configuration of an existing corridor.
Entirely different question. But ultinately
the answer to that question requires
under st andi ng whether existing lines in any
configuration, whether it's three lines in
the Phase Il corridor, whether it's one or
two snaller lines in the NPT proposed route,
or whether it's sone of these even smaller
lines in the Portsnouth area, inpact narket
transacti ons of proxinmate properties. And
that's the foundati on, then, on which |I based
my testinony and ultinmately gets woven into

t he suppl enental testinony as well.

Right. So the point is that the case studies

43
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didn't seek to answer the question of whether
Nort hern Pass woul d i npact property val ues;
correct?

A It doesn't address -- the research report
doesn't address project inpact at all
explicitly, no. | can read sone stuff into
it if you want, but that's an entirely
di fferent questi on.

Q Ckay. So on the screen now is your prefiled
testi nony from Cctober 2015. And if you | ook
at Line 24, the question is: "Does your
opi nion on HVTL effects on the market val ue
of New Hanpshire real estate and the evidence
on which it's based also apply to the
Proj ect?" You answered "Yes"; correct?

A Correct.

Q So what you're saying is, is the case studies
didn't answer the question, but it inforned
you to go on to render an opinion about the
Nort hern Pass Project; right?

A Exactly.

Q Ckay. And then on the foll owi ng page you
were asked to explain, and you indicate that

nothing in the research report indicates any

44
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reason to expect property value effects, and
then you go on to tal k about the research.
And you indicate that, for the Northern Pass,
in the northernnmost 40 mles of the Project
route, devel opnent is sparse. There are no
homes within 100 feet of the right-of-way
where the line is overhead. Do you see that?
Yes.

And then you go on to say in the 60 mles of
under ground -- and then you go on below to
tal k about the 89 properties that you
reviewed to render an opi nion about the

Nort hern Pass Project; correct?

That's right.

So if | understand correctly, what you did
was you | ooked at 89 properties. And all of
t hose properties were |located within 100 feet
of the edge of the right-of-way. And the

pur pose for you |l ooking at those 89
properties was to hel p you render an opi nion
as to whether the Northern Pass Project would
have an i npact on property val ues.

That's not quite the right sequence. Since

that's kind of the central point here, let ne

45
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state it nore precisely.

The case study research on which ny
opinion is based indicated that it was the
conbi nation of proximty and visibility
conmbi ned generally wth encunbrance that was
driving the effect, right. O the case
studi es, of the 21 case studies, we found
effects in 9 cases. It went up to 50/50. |If
you didn't have both visibility and
proximty, the probability went down to cl ose
to zero, based on our research.

So the next question is: O those three

drivers -- nanely, encunbrance, proximty and
visibility -- will Northern Pass affect any
of those? kay. Well, it's not going to

af f ect encunbrance because the right-of-way
hasn't changed. It's not going to affect the
proximty of any property of any home to the
boundary of the right-of-way because, again,
the right-of-way hasn't changed. So the
effect of the Project, to the extent it has
an effect, will be to change the visibility
of structures for a honme that is proxinate.

So there's a hone that's proximate, doesn't
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have the associ ated characteristic of
visibility. But the Project suddenly nakes
structures visible for that property, and
now, all of a sudden, you' ve got the two
requi site characteristics. So the question
then is: WIlIl, how nmany of those are there?
And so, to answer that question, | asked --
ny client asked the Conpany, asked
Eversource, to get ne a list of al
properties for which the hone was within

100 feet of the right-of-way boundary. And
then I went out and took a | ook at those
properties from public streets and assessed
whet her the Project mght result in a change
in visibility. Now, |I'mnot a visual expert.
| didn't get onto the properties. But nost
of them in nost cases, | think I had good
maps, and | think I came to a concl usion that
was probably quite reasonable. And in any
event, | think the order-of-nagnitude
estimate that | canme up with is a reliable
estimate, which is that there are probably
only a handful, nmaybe a dozen or so, 11, 10,

11, 12 properties for which the Project wll
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result in the change -- for which a property
will go fromhaving no visibility to parti al
visibility or clear visibility of structures,
or frompartial to clear visibility. So
there are a whol e bunch of properties out
there right now that are close, that have
visibility now They'll have visibility
later. | don't think that's going to result
in a market effect. And we can tal k about
that. And there are a few properties that
are totally screened now, and they'll be
totally screened in the after condition. But
there is a snmall nunber of properties, a
dozen or so, that are presently screened,
that will not be screened. | know Eversource
is commtted to trying to mtigate those
effects if they can --

Dr. Chal ners, do you renenber nmy question?
Wll, et ne just finish --

Do you remenber my question?

What was it?

Q

A

Q

A Yeah.
Q

A | answered it.
Q

And t hen sone, | think.

48
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A Yeah. Right. | apologize for going on, but

let nme just finish the thought.

Q Why ?
A Just for conpl eteness, so that --
Q It's not related to ny questi on.
A Eversource wll do whatever they can --
CHAI RVAN HONI GBERG  You' ve | et
himgo this far.
MR. PAPPAS: | know. But at
sone point --
CHAI RVAN HONI GBERG  Fi ni sh your
t hought .
W TNESS CHALMERS: Ckay. Thank
you.
A. Eversource will mtigate where they can. But
there will be a small nunber of properties

for which visibility of structures could
change. And for those properties there's the
l'i kel i hood of a market value effect should
those properties go to market increases
significantly in ny opinion.

BY MR PAPPAS:

Q Ckay. Now, you have -- you believed before

you started this project that the three

49
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I ssues were proximty, visibility and

encunbr ance; correct?

Yes.

Yeah. |In fact, you' ve witten about that in
t he past; have you not?

R ght.

Yeah. Yeah, and so because you believed that
proximty, visibility and encunbrance are the
driving things that affect whether or not

hi gh-vol tage transm ssi on |ines inpact
property values, you limted the pool for the
case studies to properties that are either
encunbered or abutting; correct?

No.

Didn't you limt the case studies to those
two things?

No, | did. But that's not the reason | did
it. The reason | did it is because those are
the properties that would be nost vul nerabl e
to effect.

And that's because you believe those three
things are a cause -- are the drivers; right?
Yeah, that's correct. Those are the

properties that have the greatest proximty
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and those are the properties that have the
greatest visibility and those are the
properties that may or nmay not be encunber ed.
And therefore, you limted the pool for your
case studies to properties that are either
encunbered or abutting because those take
care of proximty and encunbrance; correct?
| don't know that |1'd say they take care of
it, but they were the nost proximate and the
nost visible properties and, as | say, the
nost vul nerable. And fromthere, had the
findi ngs been that we were finding effects,
you know, at a distance, at a greater

di stance, then the case study sanple would
have to have been expanded. But in fact, we
found a very bright line. The average

di stance of affected properties was 35 feet.
The houses were right on top of the

ri ght - of - way.

And you indicated that the third i ssue was
visibility; correct?

Was t he what ?

The third issue -- proximty, encunbrance.

The third driver, if you will, is visibility?

51
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A Absol utel y.

Q Yeah. And you, by limting your pool for the
case studies to properties that abut or
encunber, you didn't | ook at properties that
woul d have visibility but were not either
abutting or encunbered; correct? That was
out si de your pool.

A That's correct. But we | ooked at properties
that had visibility, but not proximty. W
had properties that had visibility, but they
were at 300 feet, 500 feet, 900 feet and 1100
feet, and we didn't find a single one. So it
was only when it was the conbinati on of
visibility and proximty, and therefore there
was no case, you know, for expanding the
sanple further. No sense going out to 1200
feet or 1500 feet.

It's also worth nmentioning that the
literature on this is pretty clear on this.
If you dig into the basic literature, the
statistical work does not find a visibility
effect after proximty is accounted for. The
only exception to that are a couple of

studies, two out of the seven, that do a good
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job on visibility; five out of the seven
don't find anything. The two out of 7 that
do find an effect of visibility find it for
t he abutting properties, but not for any
non- abutting properties. So there was not a
case in the literature to suggest that we
need to go out to a quarter-mle or half a
mle. W would have had the fi ndi ngs
indicated that it was warranted. But the
findings of the case studies were pretty
clear. | nean, we had a good sanpl e of hones
at a distance on the line and we weren't
findi ng anyt hi ng.

Now, didn't you indicate earlier that the
literature, the professional literature
doesn't really apply to New Hanpshire?
Correct?

No, but it's a starting point. | think it's
informative. You want to look at it and you
want to understand it. |'mnot saying that
t hat was dispositive in any sense. But as |
say, | think it's inportant to know and

I mportant to understand.

As | understand it, Northern Pass gave you a
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list of residential properties that are
within 100 feet of the proposed Northern Pass
route; correct?

That's right.

And the list actually included 94 properties;
didit not?

The original list did, yes.

And on the screen now is Counsel for the
Public's Exhibit 375, which contains the |ist
of 94 properties; correct?

Ckay. This is the -- right, this is the
original list. R ght. This has been

revi sed, but...

Well, on the top right it says, "Yes, 12";
"No, 82." Do you see that?

Correct.

Al t hough ny math is not very good, that's 94
properties.

Right. But that |ist has been revised, which
| presune has been produced.

Wll, this list at the bottom if you go to
the |l ast page, I'll represent to you it says
94 total parcels |isted.

No, | understand that.
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Q Ckay.
A All I"msaying is that was a prelimmnary |i st
t hat has subsequently been -- as it says on

that, that was current 8/ 17/15. And the
operative list is current 3/27/17. And that
was produced at the technical session. That
one's obsolete. It's not nmuch different.
You know, there's six properties that aren't
on it.

Q Six properties that --

A. I'"msorry. There are five properties. The
total nunber of properties nowis 89, of
whi ch 11 have pink shading to indicate a
change, and 78 don't.

Q Al right.

A But |'msure that was -- the correct
spreadsheet was produced at the technical
sessi on.

Q So if I look at this spreadsheet, as |
understand it, the first five columms were
given to you by Northern Pass; correct?

A Ri ght.

Q And you didn't do anything to verify the

accuracy of the informati on you got from
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Nort hern Pass; correct?
That's right.
Ckay. And | understand that in August of
2015 you visited each of the properties?
Each of the addresses. That's right.
Yeah. And you did that over a 2- or
2-1/ 2-day period?
That's right.
And you spent 10 to 15 m nutes at each
property?
Yeah, sonething |like that.
Yeah. No nore than that; correct?
Certainly not generally. | mght have on a
coupl e of occasions...
And per haps on some occasi ons spent | ess
time?
Yes.
Ckay.
MS. PACI K: Excuse ne, M.
Chai r.
CHAI RVAN HONI GBERG Ms. Paci k
M5. PACIK: Just to clarify sone
confusion that we're having over here, could

the Applicants |let us know if the newer
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spreadsheet has been narked as an exhi bit or
produced in the ShareFile?

CHAI RVAN HONI GBERG M. \al ker?

MR WALKER: We're | ooking at
that right nowtrying to find that.

CHAl RVAN HONI GBERG  As soon as
we have an answer, you wll too.

M . Pappas.

BY MR PAPPAS:

Q Ckay. So as | understand it, Dr. Chal ners,
when you visited these properties, you had
with you an 11-by-17 book that showed the
proposed route and the anticipated | ocation
of structures; correct?

A. That's right.

Q Ckay. Now, what's on the screen is an NPT
project map prelimnary design, COctober 2015,
which is Applicant's 1, Appendix 1, which was
filed in this case.

What's on the screen is Page 1 of 180.
Is this the map you took with you when you
went out to | ook at various properties?

A Ri ght.

Q Ckay. Now, as | understand it, you didn't
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have any photo sinul ations; correct?

That's right.

And you didn't have any instrunents with you?
Correct.

What you had was this map book; correct?

That's right.

o > O > O »

And not hi ng el se ot her than perhaps your |i st

of properties?

>

Correct.

Q Ckay.

A And a coll eague with ne from Anadon, Robert
Bal | .

Q Ckay. And what you did is, for each of these
| ocati ons, you made a notation as to whet her
or not the existing -- under the existing
condi tions, the structure closest to the
house is visible fully, partially or not at
all?

A. No, whet her the nost visible structure was
vi si bl e, which sonetinmes wouldn't be the
closest. GCenerally would be the closest, but
not al ways.

Q Ckay. Now, for each of these | ocations, you

didn't actually go on the property, did you?
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That's right.

You stayed on the public way of the road?
Correct.

Ckay. And what you did is you took this map
book and you sort of estinated where the

Nort hern Pass structure woul d be | ocat ed;
correct?

That's right.

So it was an estinmate on your part | ooking at
the map and then sort of eyeballing the

ri ght - of - way.

Exactly.

What you attenpted to do is eyeball where on
the right-of-way the cl osest Northern Pass
structure would be to each house; correct?
Where the nost visible structure woul d be.

So you're looking fromthe street, and you're
| ooking at this map that shows dots on the

ri ght-of-way; correct?

Yeah. The first step is not that. The first
and the nost inportant step is what's the
situation with respect to existing
structures.

Yeah, | got that. |'mpast that. |[|'m asking
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about how you're trying to | ocate --
A But that's very inportant. Because if the

exi sting structures --

Q Dr. Chalners, it works better if you actually
answer ny question and then we'll nopve al ong.
A Ckay.

Q Thank you.
So, in order to nmake an assessnent of
Nort hern Pass, you stand on the street.
You' ve got the map book that shows dots in
the right-of-way, and you're trying to
eyeball where the nost visible are these
dots, the nost visible Northern Pass

structure would be to the house; correct?

A That's | don't think the nost useful way to
characterize it. What I'mtrying to
understand is whether there will be a change

in the structure visibility, okay. So --

Q Dr. Chalners, | hate to interrupt you, but it
does help --
A No. No, but you m scharacterize the way | --
t he question | was addressing. | did not --
CHAI RVAN HONI GBERG I think,

M. Chal ners, the answer to his question is
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“"No, that is not correct.™
Ckay. That's not correct.

W TNESS CHALMERS: Thank you.

BY MR PAPPAS:

Q

So you did not try to estimate where the

Nort hern Pass -- for each property, which
Nort hern Pass structure woul d be the nost

vi sible fromthe house.

| had to cone to that, but that was not ny
starting point.

But that's what you tried to get to; correct?
Well, what | was really trying to get to was
is there going to be change in visibility,

whi ch i nvol ves know ng where the nost visible
structure woul d be associated with the

Pr oj ect .

Right. And in order to determ ne where the
nost visible structure would be, you stood in
the street. You had these naps. You | ooked
where in the right-of-way the dot for the
Nort hern Pass structure would be, and then
you tried to eyeball where that would be in
the right-of-way that you're | ooking at;

correct?
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That's correct.

Ckay. And in addition, did you also try to
eyebal | what the height of the structure
woul d be?

Yes.

Ckay. And you had the existing conditions of
what ever trees or buffer existed; correct?
That's right.

And you were aware that in sone instances
there woul d be sone tree trimmng or tree
cutting. There would be sone clearing to put
the Northern Pass structure in; correct?
Correct.

So you had to al so eyeball where that

cl earing would occur; correct?

It could be relevant or it m ght not be
relevant. It would depend on the situation.
And that is all of the relevant stuff may be
above the tree |line, or topography nay
obscure the clearing i ssue or nake the
clearing issue irrelevant to the sort of
consideration | was trying to derive.

Ckay. But if it was relevant, you had to

eyeball where that clearing would occur;
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correct?
Wul d potentially be a consideration, yes.
And if it was relevant, you had to eyebal
what woul d exi st wi thout the clearing;
correct?
You nean with the clearing?
I mean with the clearing. Thank you.
Wthout the trees and with the cl earing.
Thank you.
Ri ght.
Ckay.
Correct.
All right. Now, as | understand it, what
you. . .

(Pause)
Looki ng back at Counsel for the Public
Exhi bit 375, which is the chart, you filled
in the columms on the right that are Before
Clearing Visibility, After dearing
Visibility and Change; correct?
That's right.
And what you did when you first went out is
to determ ne for each |location, before any

clearing activity would have occurred,

63
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whet her fromthe house an existing structure
coul d be seen.

That's correct.

And then you also tried to determ ne fromthe
house whet her a conductor could be seen?
That's right.

And you tried to determ ne whether it could
be seen clearly, partially or not at all?
That's right.

And did you attenpt to do that fromdifferent
vant age points fromthe house? O how did
you determ ne that, since you didn't go on
the property and couldn't go fromdifferent
parts of the house? How did you determ ne

t hat ?

It would vary on the property. |In sone cases
you could easily see froma single point and
under stand what the visibility woul d be.

O her cases, you'd go to one edge of the
property or another, or naybe even beyond it
to get a diagonal view sort of behind the
house.

And then after you made that determ nation

and you nade that notation, you then tried to
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correct?

That's right.

And you did what | described just a nonent
ago with the map, trying to eyeball where the
structure would be in the right-of-way, and
tried to eyeball the approxi mate hei ght of

t he structure; correct?

Yeah. And in sone cases, the height,
frankly, wouldn't enter into it. I n many
cases it wouldn't. The issue is: Is it
going to be clearly visible? It may be
clearly visible at 70 feet or 120 feet or
what ever. Height, | would say, typically
didn't figure into it because there would be
a full view of the structure regardl ess of
how tall it was.

Ckay. And so what you did was, after you
note the existing structure, and after you
eyeball where the Northern Pass structure
woul d be, you just make a determ nation as to
whet her or not the Northern Pass structure
woul d be either clearly visible, partially

visible or not visible at all.
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That's right.

Ckay. And that's your right-hand col um,
trying to determ ne whether -- well, your

ri ght-hand colum is trying to determn ne

whet her there's a change fromthe visibility
of existing structures versus visibility of
Nor t her n Pass.

That's right.

And it was your -- it's your opinion that, if
an existing structure is visible, there would
be no inpact on -- from Northern Pass;
correct?

You want to restate that?

Sure. Put anot her way, you thought that the
only instance where Northern Pass woul d have
an inpact is if there was a change in
visibility; correct?

The only instance -- that's close. The only
I nstance where there would be an effect would
be for -- where there would be a narket val ue
ef fect would be for properties where hones
were within 100 feet and there would be a
change in the visibility of structures from

totally screened to either a partial or
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unobstructed visibility of structures.

All right. So, essentially what you're doing
I's conparing what can be seen before Northern
Pass and what can be seen after Northern
Pass.

Right. And those would be better col umm
headers here; right? The first pair of
colums is the existing condition, and the
second pair of colums would be the
after-Northern Pass condition, before and
after.

So, in your view, if today the existing
structures, if they can be seen fromthe
house today, Northern Pass is going to have
no i npact on the value of that property.
That's what the research indicates, that it's
t he conmbi nation of proximty and the
visibility of structures. And the market is
not sensitive to the voltage of the
structures or to the height of the
structures. |If you're close to a structure
and it's fully visible, it doesn't matter
whether it's 70 feet tall or 90 feet tall.

Sonebody cones and | ooks at that property,
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they're not going to say, Boy, | really like
this property, but if only the structures
were 70 feet tall, then I1'd buy it. There
are going to be a certain nunber of people
that will be averse to living next to a
right-of-way with structures in it if they're
visible, others not. And it's sinply being
cl ose and having that structure -- you know,
we don't find any difference between the
Phase Il line and the NPT line. And the
nunber of structures and the voltages are
very different. And when you think about
buyers | ooking at hones in those two, they're
not going to -- these hones are very close to
the right-of-way. And there are going to be
many people -- the market is going to get
t hi nned out because they sinply don't want to
live next to a power line with structures
that are clearly visible.

Q So, in your opinion, doesn't nake any
di fference whether or not one new
transm ssion line is added or two
transm ssion |lines or even three transm ssion

lines. |If you can see one today, then the
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val ue of that property is not going to be

i mpacted. |Is that yes or no?

It's a surprising result, but that is the

i mplication of the work that we've done to
date, yes.

And to you, it doesn't make any difference of
whet her that new transm ssion line is 55 feet
hi gh, as nost of the ones you | ooked at are
t oday, or whether it's 90 feet or 140 feet;
correct?

I don't think that house -- | nean, we don't
have any data to support that difference.
Ckay.

The data that we have suggests that whet her
there are two lines or three lines or one
line, you're not getting a differenti al
effect, that it's visibility and proximty
and encunbrance col |l ectively, not the hei ght
of the structures.

And it doesn't make any difference whet her
it's a 55-foot wooden pole or a 125-foot
steel lattice tower.

The data that we've | ooked at in New

Hanmpshire do not suggest there's a
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di fference.

Q And the data you | ooked at in New Hanpshire
was property abutting or encunbered by the
ri ght-of-way, and then you further |ooked at
these 94 properties within 100 feet; correct?

A Well, don't -- those are two very different
exer ci ses.

Q | understand. But |I'mtal king about the
data. You just said the data you | ooked at.
So the data you | ooked at were in sort of two
bucket s.

A Well, the data that we | ooked at that
informed the statenent | just nade has
nothing to do with the 89 properties.

Q All right. So then the data that fornmed that
opi nion is case studies show ng -- case
studi es of property that were either
encunbered by the right-of-way or abutting
It; correct?

A That's right.

Q Yeah. And you didn't | ook at any case
studi es of properties that were -- that had a
clear visibility of the line, but they

weren't either abutting or encunbered;
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correct?

That's correct.

Ckay. So let ne ask you sone questions about
sonme of the properties you | ooked at. And ny
first question is: Dd Siri find all these
properties?

"' msorry?

Did Siri find all these properties?

She did. She did a fine job.

Ckay. Do you think you mi ssed any properties
that m ght be within 100 feet of the

ri ght - of -way?

Do | think | m ssed any --

Yeah.

-- or do | think cornerstone mssed any?
Yeah.

| suspect they were pretty careful in doing
it, but I did not check that. So |I woul dn't
have an opi ni on one way or the other on that.
Ckay. Now, if you |l ook at Counsel For the
Publ i ¢ Exhi bit 375, which is the spreadsheet,
you' ve got no properties -- the first
property you have is in Lancaster. Do you

see that?
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Ri ght.

Ckay. Now, do you know where Stewartstown
I S?

Ceneral ly.

Is it north or south of Lancaster?

Isn't it nore east of Lancaster?

| don't know. |'m asking you.
Wll, | was... it's near Lancaster.
So what | have on the screen is the nmap that

shows Stewartstown. Do you see that?
| nmean, that's -- right. That's not all of
St ewart stown, but --
Yeah, 1'lIl grant you it's definitely not all
of Stewartstown.

Now, if you look sort of in the mddle,
you see that yell ow dot?
Yes.
And yell ow dots indicate residenti al
property; correct?
That's correct.
And woul d you agree with nme that yellow dot's
wi thin 100 feet of that right-of-way?
It probably isn't would be ny guess.

You don't think so?
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A You'd have to scale it and see.

Q | tried that.

A. And | don't think you could scale it. That
yell dot is an approximation. They did --
' msure, they did take-offs on the
i ndi vi dual properties and --

Q Well, you don't know because you didn't

corroborate or --

A. I worked fromthe |ist they gave ne.

Q Ckay. So | take it, since this property is
on the list, you didn't ook at it; correct?

A It's not on the list.

Q Al right.

A So I did not |look at it. Correct.

Q Ckay. Here's another section of
Stewartstown. Now, do you see Di anond Pond
Road?

A Yes.

Q And do you see that little dot to the left of
D anond Pond Road?
A Well, | see several dots.
Q Do you see the first one closest to the RD?
A Correct.
MR. WAY: Could you use the
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nouse and show us where we're at or give us a
description of where we're at?

MR | ACOPI NO Wiere i s D anond

Pond Road?

MR. PAPPAS: Di anond Pond Road
I's running up and down -- there we go. See
Di anmond Pond Road? |'mlooking right in the

mddle. |t says "D anond Pond Road." Ckay.
And then I'mlooking at that little dot right
to the left of the road. The yellow dot is

what |'m aski ng about.

BY MR PAPPAS:

Q
A

Q

A

Do you see that, Dr. Chal ners?

| saw the dot you're tal king about, yeah.
Do you know if that's within 100 feet of that
ri ght - of -way?

| do not.

So, Dr. Chal ners, we have Page 14 of 180.
And this is another view in Stewartstown.
And if you look at the | eft-hand page --

| eft-hand side of the page, right there, do
you see that yellow dot that's in the

ri ght - of -way?

Yes.
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You didn't visit that property, did you?
There won't be a property in the
right-of-way. | don't know --
You didn't visit any properties in
Stewartstown, did you?
| did not.
All right. Dr. Chalners, what's on the
screen now is Page 44 of 180. And this is a
section of Stark. You didn't go to Stark,
did you?
Not associ ated with this exercise.
So if you | ook, you can see the right-of-way;
correct?
Yes.
And you can see about 10 or 11 houses,
resi dences along this right-of-way; correct?
Yes.
And 1'll represent to you, based on ny
scaling, that none of these 11 houses are
within 100 feet of the right-of-way, but they
are certainly less -- or nost of themare
| ess than 1,000 feet.

So is it ny understandi ng of your

testinony that, if these houses were wthin
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100 feet of the right-of-way, there may be
sone inpact, but if they're past 100 feet
t here's not going to be inpact?

That's what the research shows.

And that's your opinion.

And that's

- based on that |'ve rendered ny
opinion in this matter, yes.

Now, woul d your opinion change if these 11
houses had clear visibility of the |ine?

No.

And that's because they're not within

100 feet, they don't have that proximty?
Exactly.

Ckay.

I mean, we did 37 cases where they were
outside 100 feet, and we didn't find -- we
found one at 106. | nean, that's really the
only evidence | can bring here. Now, you
know, you could go | ook at anot her hundred
and you might find sonething that's a little
different. But based on what we know ri ght
now, the probability of these houses
entertai ning a market val ue effect, based on

the research, is extrenely | ow
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On the ot her hand, when you get up tight
to the right-of-way and we use the
100 feet -- but nost of those properties are
a lot closer than 100 feet -- the probability
of a narket value effect goes up
significantly.
Dr. Chalners, what's on the screen nowis
Sheet 57 of 180, which is a portion of
Lancaster. Do you see that?
Yes.
And on your spreadsheet in Lancaster you
visited 260 North Road. And if you | ook on
this sheet to the right-hand side, can you
see the road that runs along the right-hand
side? It's called North Road.
Ri ght.
Ckay. And if you | ook, do you see the
right-of-way as it crosses the North Road?
Correct.
Yup. And if you |ook, there are two yell ow
dots on either side of North Road; correct?
Yes.
And one of themis within 100 feet. And I'11

represent to you, it looks |ike the top one
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is wwthin 100 feet. Do you see that?

Yeah. You know, | wouldn't -- you'd have to
be careful here. | think those yellow dots
are nmeant to be indicators. But the
nmeasurenents, | presune, are done off of
aeri al photography based on the actual

| ocati on of the house, not the dot.

Well, would you agree with ne you visited
only one property on North Road in Lancaster;
correct?

Correct.

And we're | ooking at two properties on North
Road i n Lancaster where the right-of-way
crosses North Road; correct?

Yes.

So logic would dictate you visited one of

t hose two properties, but not both; correct?
Correct.

And so it's your opinion that one of these
properties could be inpacted because it's
within 100 feet, but the other one that's not
within 100 feet would not be potentially

i npacted; correct?

Yeah. The one that | visited had cl ear,
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unobstructed visibility currently and so
woul dn't be i npacted by Northern Pass one way
or the other. | don't know the situation
with respect to the other.

But if the one you visited didn't have cl ear
visibility currently, it could be inpacted
because it's wwthin 100 feet if it had
visibility for Northern Pass; correct?
That's correct.

But because that other house on the other
side of the right-of-way is not within 100
feet, your opinion is, whether it currently
has clear visibility or not, it couldn't be
I mpact ed because it's not wthin 100 feet.
That's right.

Dr. Chalners, on the screen now is Sheet 63
of 180, which is a portion of Witefield. Do
you see that?

Yes.

Ckay. Now, if you refer back to your
spreadsheet, you visited 6 Knot Hole Road in
Wiitefield. Do you see that, the third
property?

Yes.
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Q And if you look in the mddle of this map,
you can see Knot Hol e Road; correct?

A Yes.

Q And so can you see two dots on either side
ri ght where it says Knot Hill [sic] Road, two
yel |l ow dot s?

A Ckay. You're tal king about towards the top;

ri ght?
Q Yup. And | apologize. |1'mon the wong
page. | knew it would happen.

Dr. Chalnmers, what is on the screen now
Is Page 65 of 180, a portion of Witefield.
Ckay?
A Ckay.
Q And if you |l ook at the right-hand side, in
the mddle, can you locate Hatfield Drive?
Do you see that?
(Wtness revi ews docunent.)
Over to the right.
Ckay.
You see Hatfield Drive?

Ri ght.

o >» O > 0

Now, according to your spreadsheet, you

visited one property on Hatfield Drive,
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21 Hatfield Drive. And if you | ook on Hat --
do you see nore than one dot connected with
Hatfield Drive?

Yes.

Ckay. Sane question as before: In your
opinion, if a property is nore than 100 feet
fromthe right-of-way, in your opinion, it's
not going to be inpacted by Northern Pass;
correct?

That's right.

Ckay. Al npost done.

CHAl RVMAN HONI GBERG M. Pappas,
do you think you could refrain from aski ng him
that question the next tinme, because | think we
can probably renenber the answer?

MR. PAPPAS: | think that's
probably true.

CHAI RVAN HONI GBERG  When woul d
be a good tine to break?

MR. PAPPAS: Now i s fine. I
probably have 15, 20 m nutes, tops. |'m happy
to pl ow ahead.

CHAI RVAN HONI GBERG Let's go

off the record for a second.
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(Di scussion off the record)
CHAI RMVAN HONI GBERG Let's take
a ten-m nute break now.
(Recess taken at 3:10 p.m and the
heari ng conti nues at 3:27 p.m)
CHAI RMVAN HONI GBERG Bring it
home, M. Pappas.
MR. PAPPAS: Thank you, M.
Chai r man.
BY MR PAPPAS:
Q Dr. Chalners, on the screen is a section of
VWhitefield. And | had a question.
If you |look at -- there are two sort of
clusters of residences. Do you see that?
One near Ridgeview Terrace and the ot her one
up ahead near Meadow M st Drive? Do you see
t hose two clusters of residences?
A Yeah, | do.
Q Do you know if those are single-famly hones
or condom ni uns?
A | don't.
Q VWell, I'll represent to you that you did not
visit either of them

And ny question is this: Those hones
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are all relatively close to the right-of-way.

If you were going to view them would you
view themall? O how would you address a
cluster such as this close to the
ri ght - of -way?
| don't even know what it's a cluster of, so
it's alittle hard for ne to specul ate about
how | ' d approach it.
They're residences 'cause they' re yell ow
dots. So they're clusters of residences.
Yeah, but if they're not -- you know, | was
| ooki ng exclusively at that tinme at
single-famly detached. |If we were going to
try to do sonething systemati c on condos, on
attached units, duplexes and so forth, you
woul d have a -- 1'd have to think through
what the approach woul d be.

As you may know, we subsequently, in ny
suppl enental testinony, took a careful | ook

at McKenna's Purchase because that was the

object of interest by parties in this matter.

And | suspect we'll get a chance to talk
about that, but --

| suspect you're right.
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But it won't be with ne.

But, you know, again, | just can't, off the
top of nmy head, tell you sort of

met hodol ogi cal |y how to approach that.
You're going to look at it to sone extent as
a group. If we nake an anal ogy to McKenna's
Purchase, you probably look at it with units
that are proximate relative to units that are
further away and just see if proximty
matters to condo units in the sane way that
it matters to single-famly detached units.
So, for clusters of hones that are not
single-famly, you need to really do a
separate anal ysis of those as opposed to the
single-famly?

Yeah. They're definitely different narkets,
and different considerations go in. You
know, | think the purchasers have, to sone
extent, a different set of considerations
that enter into their purchase deci sion.

And ot her than your recent review of
McKenna's Purchase in Concord, you didn't do

any anal ysis of clusters of hones,
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condom ni uns, along the Northern Pass route,
did you?

Not in the original research, no.

And the only cluster that you' ve addressed up
until today is MKenna's Purchase; correct?
That's right.

And do you know how nmany cl usters of

resi dential properties, condom niunms, are

| ocat ed al ong the Northern Pass route?

No, | don't.

Dr. Chalners, the last map we're going to

| ook at, at least with ne, is what's on the
screen now, which is Sheet 138. And this is
a section of HIl. And I'lIl represent to
you, and you can | ook at your chart, but you
only visited one property in H1ll, on 16
Moses Ave. And that's not what we're | ooking
at on this map.

Now, do you see, again, the cluster of
honmes sort of in the mddle left part of the
map?

Yeah, just above the right-of-way?
Correct.
Ckay.
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Q Yeah. And I'll represent to, even if
scaling -- certainly a couple of those are
within a 100 feet. Wuld you agree?

A Yes.

Q Yeah. And you didn't | ook at any of the
residences in this area. Do you know whet her
these are condos or single-famly hones?

A No, | don't.

Q Ckay. And if they were condos, you woul d do
t he sanme anal ysis we just tal ked about a
nmonent ago, separate fromthe single-famly
hones.

A Yeah, if | were going to approach that
question, yes.

Q Ckay. Dr. Chalners, would you agree with ne
that in New Hanpshire, in the scenic
portions, views are an inportant conponent?
Views are very inportant in the scenic
tourist areas?

A Wll, views from where?

Q Views froma house, froma resort, froma
road. In the North Country of New Hanpshire,
scenic views is an inportant conponent of the

state. Wuld you agree?
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And woul d you al so agree with nme that, for
sone vacation hones in New Hanpshire, a
scenic viewis also an inportant attri bute?
For all honmes | would think it could bear
sone -- it would have sone inportance. It
woul d vary, obviously. But it would always
have sone | evel of inportance, | woul d think.
Ckay. Well, would you agree with ne that,
for a vacation honme, or any hone for that
matter, where it has a scenic view, and if
the Northern Pass Transm ssion Line is built
and the |ine becones a dom nant feature of
the view, that would negatively inpact the
val ue of those properties?

I mean, the critical issue there is what's
the definition of "domnant."” | think our
research shows that at sone point it does
becone dom nant and intrusive at a | evel that
affects the market value. But at a greater
di stance, that appears not to be the case.
Agai n, you know, the probability of the fact
is as distance increases, it gets very, very

| ow, very close to zero, based on our
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research. So --

And it's your view that that distance is

100 feet?

That's what, you know, the sales that we've
researched i ndi cates.

Do you believe that there could be sone
properties in New Hanpshire that could
decrease in value up to 50 percent if the
Nort hern Pass |ine becones the dom nant view
of that property?

Ch, | can inmagine a hypothetical conceivably.
| ve never seen anything like that. But |
coul d i nagi ne a hypot hetical where you could
have a really serious inpact on value. But
we' re not tal king about sinply sone change in
the view. W' re talking about a really

unf ortunat e j uxtaposition of structure and
honme where you m ght have a really serious
value effect. But again, if the line's

al ready there, people don't build in that

rel ationship, typically. And if the hone's
al ready there, the constructors of the line
woul d certainly try to avoid that at all

cost.
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And t he hypot hetical you're thinking about is
a hone that is certainly within the 100 feet
of the right-of-way? 1Is that the

hypot heti cal you're thinking about?

Yeah. | nean, kind of what's the worst case
you can imagine. Wll, the worst case | can
imagine is a house right on top of the
right-of-way with a large lattice structure,
you know, in its bay wi ndow. But you j ust
don't see that. But you do see sone that,
you know, where it's very intrusive and there
are effects, but they're not on that order of
magni t ude.

Ckay.

' ve never seen on an approved property
anything on that, even close to that order of
magni t ude.

What's on the screen now is Counsel for the
Public Exhibit 385, which is a copy of an
article by Chris Jensen. Do you see that?
Yes.

Ckay. And do you recall giving an interview
to M. Jensen?

| do.
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Q Ckay. On the screen nowis a page from
Exhi bit 385. And | highlighted M. Jensen's
quote of you in the interview And it says,
quote, In an interview, Chalners also told
NHPR such towers are, quote, not an asset,
cl ose quote, and he wouldn't want themin his
back yard, close quote.

Now, you were referring to the Northern
Pass Project; were you not?

A. I had no knowl edge of Northern Pass at this
time. This was -- we had just published our
Mont ana study, and he had cal |l ed up and
I nqui red about that and had asked ne sone
questions about that. But | had no know edge
of Northern Pass. Had no idea what was goi ng
on here.

Q And then M. Jensen al so quoted you as
saying, quote, If it is basically a view | ot
and your view is down the valley and you
string transm ssion |lines across that valley
right in the mddle of the viewshed and t hat
becones kind of the dom nant feature of the
view, | can easily imgine your $200, 000

second honme might only be a $75, 000 second
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hone or a $100, 000 second home, sonething

| i ke that, close quote, he said. Do you see
that see that?

Yes.

And M. Jensen was quoting you in that
article, in that interview.

That's right.

And does that remai n your opinion today, that
you can see this kind of inpact if the view
is dom nated by a transm ssion |ine?

| can inmagine it. 1've never seen it.

And in this instance, it's the introduction
of the transmission line into that viewthat

I mpacts the property val ue; correct?

| was sinply saying here that | can inmagi ne a
situation in which that could occur --

Yup.

-- but we hadn't found it. And the context
here is | was discussing the Montana research
in which we hadn't found effects in

ci rcunst ances where you woul d perhaps --
well, | should say where a | ot of people
expected we would find effects. And so | was

frequently sayi ng sonet hing al ong these
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lines. You know, we | ooked at these sales.
W didn't find effects. But, you know, | can
i magi ne. |'m not saying you couldn't have
effects. | can inmagine a situation where you
coul d have effects. But we just haven't
found it. Haven't found any that fit that
descri pti on.

Now, New Hanpshire has a hi gh percentage of
second hones; does it not?

It does.

And second honmes in New Hanpshire tend to be
vacati on hones; do they not?

Yes.

And vacation hones tend to be in scenic areas
Wi th scenic views; correct?

That woul d be one of their attributes | would
t hi nk.

Yeah. And there are nany vacation hones

| ocated in the 31 towns, or at |east nany of
the 31 towns that the Northern Pass route is
proposed to go through; correct?

Yes.

And so you can envi sion, can you not, that

for a nunber of second hones, vacation hones,
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that if Northern Pass suddenly becones the
dom nant view for those second hones, that
it's going to have an inpact on their val ue;
correct?

No. You know, subject to the criteria that
we' ve discussed, | nean, | think if they're
very close to the lines and if they're
presently screened and suddenly structures
becone -- they suddenly have an obstructed

vi ew, yeah, you could have an effect.

don't really get the second hone -- well,
first of all, our sanple of case studies
has -- is a sanple of all sales, and no

reason to think it wouldn't have a
representative mx of second hones and
seasonal residences and pernanent residences,
which it does. | checked the addresses,
mai | i ng addresses for the taxes versus the
property address, and 16 of our 58 case
studi es have a different mailing address than
a property address, indicating they're
probably seasonal or second-hone residence.
And ten of those had a post office box;

correct?
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Ri ght.

And you determ ned that because it was a post
office box, it was a different -- it was

t herefore a seasonal hone because it had a
post office box; correct?

Well, | reported that.

Yeah.

| assune that that was the assunption | nade.
O at least that's what led to the nunber 16.
And are you aware that in many towns in New
Hanpshi re people get their mail at the post
office as opposed to at their hone?

Yeah, but --

And is it safe to say that if you see an
address in Haverhill and a post office box in
Haverhill, chances are that person gets their
mai |l at the post office and that's not a
second hone?

Yeah. Maybe yes, maybe no. Several of the
post office boxes are in different towns.

But | was aware of the fact and didn't try to
run that down. And nmaybe it's 16 and naybe
it's 14. | think the point is --

Maybe it's seven or eight?
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| don't think so, but --

Ckay.

But, you know, the point is that there's no
reason why our sales shouldn't be
representative of what the housing stock is
out there. So, you know, we've got a m x of
per manent residences and seasonal s.

And the other thing that bothers ne is
that that's not a characteristic of the hone.
That's a characteristic of the owner, that
what's a seasonal home this year nmay be sold
and occupi ed by soneone on a pernmanent basis.

The other thing that bothers ne about
this, as long as we're on it, is why would
sonmeone who's a short-tine resident be nore
sensitive to this issue than sonmeone who's a
per manent resident? Seens to ne it would --
at |least the logic behind that isn't clear to
ne.

Now, all of the 58 case studies have an
apprai sal, don't they?

Yes.

And they al so have the hone | ocation of the

honme and the use of the hone; correct?
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A

Say t hat again.

All the appraisals have the house and

| ocati on of the house; correct?

Correct.

And you didn't go through the 58 case studies
and determ ne whi ch ones are seasonal or
vacati on hones and whi ch ones are permanent
honmes, did you?

No.

So when you say you have no basis to believe
t hat your 58 case studies didn't have the
cross-section, that's just your belief. You
didn't do anything to corroborate that
belief, did you?

Right. But there's no reason to expect it
woul d be unrepresentative of what the overal
housi ng stock is.

But you didn't do anything to corroborate
that, did you?

Yeah, | | ooked at the mailing addresses.

And for nost, the vast majority of the
mai | i ng addresses, it was the sane as the
property; correct?

Yeah, for 16 of themthey were different.

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

And so 58 m nus 16, 42 of them were the sane.

Q And you would agree with ne that a number of
those 16 are actually in the same town as the
property; correct?

A There are a coupl e.

Q Couple. In the interest of tine, I'll let
the record reflect that and we can brief that
issue, in terns of how nany are in the sane
town or not.

Thank you, Dr. Chal ners, for your

pati ence. | have no other questions.

CHAI RMVAN HONI GBERG M. Cote.

MR, COTE: Dr. Chalners, |I'm
here. Bob Cote, from Deerfield, New Hanpshire,
Deerfield Abutters G oup.

And Dawn, could | ask you to
kick in Apple TV, please. It's asking for a
passwor d.

CROSS- EXAM NATI ON

BY MR COTE:

Q So do you see the exhibit, Dr. Chal ners?

A Yes.

Q This is your prefiled testinony. And what

l'd like to look at is that first sentence
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that is highlighted yellow, and that's in
regard to -- or ny question is in r regard to
one of the easenents that passes through
Deerfield. | just lost it.

So the easenent that Northern Pass is
utilizing was an easenent, it's ny
under st andi ng, that was granted in 1954. And
at that tine the understanding of the use of
the line, at least initially, was for a
second transm ssion |line that was
approxi mately, towers approxi nately 60 feet
in height. And that's been the use of that
property for about the last 60 years. Your
testinony states that the owner at the tine
of the easenent purchase woul d have been
conpensated for narket value effects.

So ny question is: Do you think that
that original easenment pricing anticipated
two sets of towers ranging from 100 to
130 feet along that easenent that would be
bri ngi ng power from Canada to sout hern New
Engl and?
| doubt if that woul d have been anti ci pated

at the tine. It's really -- the whole issue
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of easenents and what was anticipated is
really outside nmy area of expertise.

Well, you state that they would have been
conpensated for narket value effects.

Yeah, so -- oh, I'msorry.

So do you think wwth the change in use that

t hat conpensati on has still been achi eved?
You know, a fair price, a market price for

t hat easenent shoul d have antici pated future
uses of that easenment. | nean, that woul d be
the theory, that if you're going to sell --

I f sonmeone cones to you today and says | want
an easenent across your property to do X, Y
and Z, you're going to analyze what X, Y, Z
means for your property, and then you're al so
going to think about, well, are there any

ot her uses other than X, Y, Z that woul d be
associated wth this grant that |I'm naking,
and those should be priced into that. So,
you know, if there's fair conpensation for

t he easenent, it should anticipate both
perhaps the i nmedi ate use and any anti ci pat ed
future use. | nean, that would be the

t heory.
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Ckay. Al right. I1'"mgoing to go to our

Deerfield Abutter 35 Prefiled Testinony. And

this is one of the attachnents with it. And

what this is, it's an appraisal valuation for

t he piece of property that I own in

Deerfield. This was actually prepared a few

years before I -- we bought the property.

You can see it was done in January of 1991.

And what | want to |look at is the second page

of this. And it says, "The nost |ikely user

of this piece is the person who seeks privacy

and protection from devel opnment." Do you see

t hat ?

Yes.

And so woul d you agree that a value of the

property, according to this quite old

apprai sal, is protection from devel opnent ?
(Wtness revi ews docunent.)

Well, that's, you know, an opinion of

M. Foul kes. And I've lost the date here.

1991.

Yeah. Sone tinme ago. It's his opinion. |'m

really not famliar enough with the specifics

to comment on his opinion. That was
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apparently his opinion.
Q Ckay. 1'd like to go back to your testinony
again and | ook at the second sentence.

We ended up buying this property in
1994, approximately -- well, it would have
been 23 years ago. So do you think it's -- |
want to get back to the change in use.

But, anyway, you say that, further, if
there were nmarket val ue effects, subsequent
owners woul d have purchased the property at a
di scount. Do you think that -- you know, |I'm
| ooking at this fromny point of view as a
purchaser or property owner in Deerfield that
bought this 23 years ago. | nean, Deerfield
is a rural, central New Hanpshire town. And
do you think that we reasonably could
anticipate that a for-profit elective
transm ssion, not a reliability project,
bri ngi ng power from Canada to sout hern New
Engl and, that we shoul d have anti ci pat ed
that, and in relation to your second
sentence, "purchased the property at a

di scount,"” anticipating a project like this?

A You know, | can't really say what's
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{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

102

reasonable. It's basically a narket

question. You know, is the narket

antici pati ng subsequent use of an easenent?
And | woul d say that, you know, in sone cases
of heavily inpacted properties -- well, let
me back up for a second.

VWhat we're trying to do here is nake a
di stinction between econom ¢ damages to an
i ndi vi dual and effects of HVIL on property
val ues. So, just because -- and so let's
take a heavily -- I'll get back to your point
here in just one second.

You take a heavily inpacted property
right now that we study in the case study and
we think, well, yeah, it |looks |like the sale
price was affected nmaybe 5 percent. The
owner of that isn't necessarily damaged
because he shoul d have been able to buy it at
a 5 percent discount. So we're just trying
to break that |ink between econom c damages
and HVTL effects.

You know, ny inpression of |ooking at --
t he best guide here for ne is sinply | ooking

tax cards. And |'ve | ooked at a coupl e
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thousand | think in the last two or three
years. And the assessors are very light in
adjusting for the easenent, which that is
nore often than not there is no adjustnent
for the easenent what soever, which, you know,
froma | and econom st's perspective is a
littl e unusual because you give away sone
pretty significant rights when you gi ve away
an easenent.

And so | think, you know, ny sort of
conmmbn- sense answer to your question is that
| think the nmarket is probably
underestimati ng the potential future uses of
t hese easenents, and in many cases | think
they're ignoring it. The assessors are
ignoring it. And | think perhaps the market
is ignoring it. There won't be many virgin
easenents, virgin corridors. So a |ot of
t hese easenents in the future will get reused
I think. And it's sonething that the narket
may i ncreasingly take account of, but | think
hi storically perhaps not in New Hanpshire, by
nmy observati on.

Q Well, | agree wwth you. | wasn't even aware
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that there was this easenent, to be honest
with you, until a few years ago.

A Ri ght.

Q But anyway, noving on... this is your
prefiled testinony agai n, Page 13.

A Yes.

Q And | think in this area of your testinony
you' re tal king about different perspectives
i n | ooking at the value of property?

A Correct.

Q For exanple, renoval of a tree could have
great personal significance, or a portion of
a structure causes harmto the subjective
opi nion of an individual property owner. And
| just wanted to touch on that idea a little
bit because "property val ue" can nean nany
different things to people. For exanple, a
fam |y honestead piece of property that's
been in the famly many years could be far
nore val uabl e to individual nenbers of the
famly than the actual market value. O in
our case, where we've been inproving the
property, planting orchards and cl earing and

I mproving the property, it's value to us
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that's not recoverable in the market.

A Yeah, | -- oh, I'msorry.

Q So ny question is: Were in your analysis of
property value do you quantify personal | oss?

A Ckay. That's an excellent question. And I
totally understand the perspective of the
property owner. Milti-generational
honestead, it's essentially a famly
heirl oom and any intrusion on that, whether
it's a major intrusion or sinply a |l ess
significant one, is a very serious issue
which may, in their subjective view, cause
great harm and sonething that they wll be
very sensitive to. But that's sinply not the
perspective | can assune. That's sonething
you have to express. And | understand. But
t he perspective that |1've taken is the narket
perspective, and it's a different
perspective. And | think a |lot of the
di sconnect frequently is that those two are
quite different. What the personal
i nplications for you of sone change nay be
great, but when we | ook at the market data,

we don't find the sane | evel of effect
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because people comng to that property

wi t hout know ng the history of it sinply are
not aware of the change, and different
characteristics of the property are the ones
they find inportant. In this particular

I ssue, what's a really big deal to the owner

is not to the market. But | can't put nyself
in the shoes of individual -- of individuals.
All | can do is put nyself in the shoes of

t he market and report the market data, and
that's what |'ve done.

Q Ckay. 1'd like to | ook at one other rel ated
i ssue along these lines. So these are the
project maps in the Deerfield area. And I
t hi nk you can see the |ight-green shaded
areas under the transm ssion -- or around the
ri ght-of-way. So these are conservation

properties.

A Ckay.
Q You can see one, two, three, four on this
map. And the next map over, | don't want to

doubl e count, but there's one up here, five,
t he Menard property, six, and then this one

over here, seven in this little segnent of
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Deerfi el d.
So when | andowners give up the
devel opnent rights to their property to put
it into conservation easenents, again, what
ki nd of value do you think that that
represents for Iimting or reducing
devel opnent, that people would give up incone
for the purpose of protecting the | and?

A. l"msorry. | understand what's involved in
establi shing a conservati on easenent, but |I'm
not sure | understand your --

Q Well, the purpose of conserving generally is
to protect the land fromharm And in nost
cases, that's fromprotecting it from
devel opnent. So do you think that having a
second set of transnmission lines that are
30 feet or nore taller than the existing and
an additi onal one enhances that objective of
the | andowners in this area?

A Again, I'mreally hesitant to comment on
sonething |ike that. You know, what | tried
to focus on is what's going on in the narket.
There are other people dealing with

hi storical issues and the visual issues and
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per haps better positioned to respond to that.
You know, what is easy for nme and what nakes
sense to ne is to sinply keep focused on this
question of nmarket value: |Is the market
val ue of the property inpacted by the |ine?
And that's what |'ve tried to do.
Ckay. | hear you. | think that | just
wanted to nake sure that | understood your
vi ewpoi nt, because | think there's another
aspect of property value, and | don't know if
there's a better witness to raise this issue
Wit h.
| appreciate the fact that there are other
perspectives for sure. | nean, | totally get
t hat .
Ckay. Well, that ends ny questioning. Thank
you.
CHAI RMVAN HONI GBERG Ms. Menard.
CROSS- EXAM NATI ON

BY M5, MENARD:

Q
A
Q
A

Good aft ernoon.
Good aft ernoon.
Can you hear ne?

| can.
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Q My nane is Jeanne Menard, and |I'm a nenber of
the Deerfield Abutter Goup. And I'd like to
start out asking you sone questions about
your subdi vi si on worKk.

A Ckay.

Q You presented information in a report that
has been identified as the Applicant's
Exhi bit 30; correct?

A. Ckay. Yeah, | think of it as Appendi x 46.
But that's fine.

Q Yes. Yes, and like M. Pappas did earlier,
I"mgoing to be referring -- many of our

exhi bits today are going to be fromthis

report, and I'Il just refer to it as "the
report."

A Ckay.

Q You' re responsi ble for the accuracy of the

data in this report; correct?

A Yes, I'mresponsible for it. Yes.

Q I would like to start with just a few genera
questions. You agree that the subdivision
studi es were done to show the HVIL inpacts on
the price of lots and the timng of | ot

sal es?
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A. That's correct.

Q And you perforned the research for these
studi es; correct?

A Yeah. | had sone assistance, but | was in
charge of the process, yes.

Q You agree that standard net hodol ogy was used?
And | understand your earlier coments about
the fact that this isn't as wdely popul ar --
or not popular -- it's not as comon a
met hodol ogy. But as far as your
interpretati on and your work in New
Hanmpshire, you consi der the nethodol ogy
st andar d?

A Well, it was professional and careful and
appropriate, in ny view.

Q Is it correct that on town tax cards,
property transfers are categorized as either
a "qualified" sale or an "unqualified" sale?

A Yes.

Q And you woul d agree that an unqualified sale
is if the sale price is not reflective of the
mar ket value? 1'll read that again.

A Wll, not -- | wouldn't quite put it that

way. But there's no assurance that it is.
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It raises a question. And we woul dn't
typically refer to an unqualified sale as a
"fair market sale.”

Q Thank you. So, sone specific questions now
in your Allenstown subdivision.

A Ckay.

Q And we have a map from your Appendi x 46. In
your title research, you had 18 lots. And
you produced 11 usable I ot sales; correct?

A Yes.

Q And as is shown on Deerfield Abutter
Exhi bit 110, what |'ve done is just put red
dots on the six lots that are north of
Chestnut Drive that are encunbered, and then
there are five lots that are the south side
of Chestnut Street that were not encunbered,
correct?

A Yeah, | think so.

Q And if you would Iike to take a mnute to
make sure that the 11 dots are the 11 subject
| ots that you were studying, |I'd |like to give
you a mnute to do that.

A. That's okay. | think they are.

Q So if you |l ook at Table 5.2.9.1, these 11
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112
| ots were arranged chronol ogically; correct?
Yes.

And your table states that the first lot is
Lot 30. And that was purchased on June 25t h,
2001, for $60,000; correct?
Yes.

MR. | ACOPI NO Could we bl ow
that up a little bit, please?

MS. MENARD: | have a bl ow up
you'l | be seeing next so you won't have to | ook

so closely. Sorry.

BY M5, MENARD:

Q

So now you can probably see fromreadi ng
across the top of the table that Lot 30 was
purchased in 2001 for $60, 000; correct?
Yes.
So, based on this subdivision plan --

MS. MENARD: The next exhibit,

Joanne, pl ease.

BY M5, MENARD:

Q
A

Q

That ot is highlighted in pink.
Ckay.
Do you agree that Wodridge Estates, Phase

IV, was approved by the Town of Allenstown in
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August of 20037

A Yeah, | can't read that, but I'll take your
word for it.

Q And for those of you that -- the subdivision

approval date is right at the very top of

your -- right at the very top where the arrow
I'S.
A Ckay.
(Pause)

MS. MENARD: Thank you, Pam

BY Ms. MENARD:

Q Do you agree that your purchase date of 2001
Is not correct if the subdivision was not
even approved until 2003?

A | can't corroborate that one way or the
ot her, unfortunately. W've got deed, page,
book references in our files, but I'd have to
make reference to that to sort this out.

Q Actually, we'll be |looking at the deeds in a
mnute to confirmthis information.

A Ckay.

Q On Deerfield Exhibit 112 -- actually, before
we junp to the deed, 1'd like to get you back

i nto your spreadsheet that is Page 56 of --
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this is the appendi x at the very end of your
report that does track all your title work
for the particul ar properties.
Ckay.
And for Lot 30, the lot that we were just
tal king about in Allenstown, you have a book
and page nunber for that transfer. And the
book is 3015 and the page is 380. And I
| ooked up 380, and it wasn't even in
Merrimack County. So |'m assuni ng that was
just a scribner error, because Deerfield
Exhi bit 112 has the book, and the page of
381. Is that correct?

(Wtness revi ews docunent.)
Ri ght.
And if we turn the page on this deed, we can
see that this lot was transferred and
recorded the 25th day of June in 2007 --
Ckay.
-- not 2001.
Yeah, | can't sort that out as I'msitting
here. But there appears to be a di screpancy.
So you started your pricing analysis with a

sales -- or your timng, lot sales timng
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analysis wwth a sal es date of 2001 instead of
a correct 2007 date; correct?
Ri ght. And because that 2001 was an outlier,
| ignored it in ny sunmary. But that woul d
appear to be an error.
Swtching to pricing inpacts. Donigi an
Properties was the grantor, and Chri stopher
Doni gi an was the grantee. A famly transfer;
correct? You can see that on the front page
of your deed.

(Wtness revi ews docunent.)
| agree.
And | ooking also -- we'll cone back to that
not e.

But | ooking also at Lot 55 on your study
table, you' d agree that this ot sold on
10/ 20/ 2006 for $75, 000?

(Wtness revi ews docunent.)
Lot 557
Correct.
That's what the table shows, yes.
Yes. So if we | ook at the town of
Allentown's tax information, Exhibit 113,

readi ng across, this property transferred in
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2006. It was not a qualified sale due to
fam ly/rel ative, $75,000 Doni gi an Properti es;
correct?

A. That's correct.

Q Do you agree that this is where the question
about the qualified versus unqualified cane
I n?

A Ri ght, right.

Q So you woul d agree that this property as
wel |, according to the town of Allenstown's
records, would not be a qualified sale due to
the fact that it was a
fam | y-nenber-to-fam | y-nmenber transfer.

A R ght.

Q Simlarly, Lot 33 -- and we're going to carry
t hese exhi bit nunbers agai n.

MS. MENARD: So the next card,
Joanne, for 402, Lot 33.

BY M5. MENARD:

Q Al so an unqualified sale due to
famly-to-famly transfer?

A Correct.

Q Do you agree it is not standard net hodol ogy

to conpare qualified sale prices wth
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di scounted sal e prices?

A Yes.

Q Do you agree that a $75,000 sale price is
roughly a 25 percent reduction fromthe other
|l ot prices sold in this subdivision?

A R ght.

Q I will represent to you that tax records show
Lot 30, 33, 36, 50, 55 and 57 -- so, six of
the 11 lots you selected -- were al
consi dered by the town of All enstown as an
unqualified sale in this subdivision study?
And when you anal yzed the sale prices of
t hese encunbered lots in All enstown, or in
any of your subdivision studies, did you take
into consi deration unqualified sal es?

A We did not do a careful screen on qualified,
unqual i fied on these historical sales. Yeah,
| think that's the answer.

Q I thought you represented a little bit ago
that you | ooked, earlier in
Cross-exam nati on, that you | ooked at all the
tax records for these properties.

A Well, we | ooked at tax -- but the question is

did we screen them for qualified,
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unqualified. And as |I'mthinking about it
now, in these cases there were sone bank --
you know, there were a nunmber of transactions
t hat were unqualified that involved bul k
sales. O foreclosure's one thing. But |
think in this case of doing the chain of
titles backwards, when we got back to the
ultimate -- or to the first sale, ny
recollection is that we did not screen on
nanme, and so, you know, that's how this

pr obl em ar ose.

Q So one |l ast | ook at your sum-- at your
table, summary table from Page 63, and again
back to the top.

MS. MENARD:. Actually, Joanne,

if we pull up that -- we can read it better

fromexhibit -- actually, 1'll just hand it to

you. How s that?

BY M5. MENARD:

Q Looki ng at the description of the
ri ght-of-way |l ocation in the upper right-hand
corner for Lot 30 --

A Ri ght.

Q -- 1t reads "75-foot steel nonopole structure

118
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carrying 115 kV |line on property."”
A Ri ght.

O

Was this steel nonopole in place at the tine
of the subdivision approval when the |ots

were first sol d?

A | don't know.

Q Is the steel nopnopole in place today?

A | believed it was.

Q But you don't know for sure.

A I do not know for sure. | don't remenber
when | visited the property and personally
I nspected it.

Q Ckay. So as summary for the Al enstown

subdi vision, you're testifying that there was
no evi dence of sale price effects, correct,
fromyour chart?

A Correct.

Q And that there is no evidence of timng
effects; correct?

A That's right.

Q Ckay. 1'd like to nove on to the Deerfield
subdi vi sion. And once again we'll put up the
map as shown on Page 65 of your report,

Exhi bit 1, Appendix 46. And of this set of
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24 lots, 17 lots were selected for your
study; correct?
A. That's right.
Q And simlarly, I marked those 17 lots with
red dots so folks could get a feel for the
| ayout of your actual collection of lots for
t he subdi vi si on.
Ri ght.
Does that | ook correct to you?

Yes.

o >» O >

On your subdivision study sunmary tabl e found
on Page 66, these also are arranged
chronologically by ot sale date, wth the
first lot sold at the top; correct?

A. That's right.

Q Deerfield Abutter Exhibit 115 shows an
excer pt of your table.

A Ckay.

Q And once again we'll read across the top
line. Lot 133 is a 3.3-acre sale that
occurred March of 1984 for $17,000; correct?

A Yes.

Q And your chain of title plans, the deed

reference for this property is 2483, Page
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A

1527. And we have a copy of that deed. And
this is Deerfield Abutter 88. And | need to
doubl echeck that. M/ end nunber got cut off
t hi s deed.
(Pause)
So this deed matches the deed on your title
work; is that correct?
Yes.
This deed shows a 9.7-acre |lot, not a
3.33-acre lot. Do you agree?
Ckay.
And this 3.33-acre | ot as seen on Plan C
15591, was not approved until Septenber of
1986. Do you agree?
Yeah, | -- yes.
So let's -- if we can go back to Exhibit 115.
Do you agree that your first |lot sold, 133,
woul d not be available for sale in 1984
because it wasn't approved until 19867
(Wtness revi ews docunent.)
It is 133, the 3.33 acres, or is it --
That is correct. Yeah, your top lead |ot for
your tim ng anal ysis.

So the deed references to the conbi nati on
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of -- was there a lot split?
Q Yes. | can show you the plan for the 9.7.
That was the -- that was the ot that was

then split into the 3.3 and the 6.25 acres

t hat was excluded from your sale -- from your
st udy.

A Ckay.

Q So do you agree that the 3.3-acre | ot would

not be available for sale in 1984 because it

was not approved until 19867
A Ri ght.
Q Just |ike your Allenstown table summary, your

Deerfi el d subdivision study al so has a wong
sale date for your first ot sold; correct?
A Yes.
Q This error would render your lot sale timng
anal ysis unreliable; correct?
A. I don't know. 1'd have to see what
concl usions we rendered here. | inmagine the
"84 sale was ignored sinply because it was at

adifferent tine, which is what it seens to

inmply here. |I'mlooking at it right now.
Q Excuse ne, M. Chalnmers. You talk about
"ignoring." How are -- how does one who is
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readi ng your report know to ignore these
first lots in your table?

A Because, you know, these -- the timng of
t hese sales in sone cases -- well, in al
cases, extend over tinme. And in sone cases,
the period of tine is so long or it's, you
know, has inconsistent -- or has sal e periods
at different points in tines where sales are
grouped together. You have to sort of see
what the timng is in the first instance, and
t hen you can see if do | have sales that are
at a common point in tinme or sufficiently
comon point in time that | can conpare them
which is the case. And to the extent that
you have an outlier, as you do in this case,
as | thought that first sale was an outlier,
you know, you just -- you don't consider it.
| nmean, you --

Q Excuse ne.

A You take a look at it, but that's not going
to bear on the analysis. Wat bears on the
anal ysis is there were several sales sold
here in 1986 at, you know, the sane tine

frame and so you |l ook at that.
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A

In your report did you identify outliers?

In sone cases explicitly, in other cases |
think inplicitly.

Okay. Since the $17,000 sale price for 133
is al so wong, would you agree that your
pricing analysis would be unreliabl e?

No, | don't think |I considered that sale at
all as I"'mreading what's below. It just
said after an additional --

So you di sagr ee.

| do.

Movi ng down the table, Deerfield Abutter 116,
as shown by the red dots, there were six lots
that were sold on the same day. And from
your title spreadsheet, they were purchased
by the same builder. Do you agree?

Yeah, | don't have the buyer information here
in front of nme. But | suspect that's
correct, yes.

In your summary for the Deerfield
subdi vi sion, you actually nmake a note of
that, that Appledore [sic] purchased six

| ot s.

Ckay.
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Q Isn'"t it likely that a builder m ght have
recei ved a di scounted bul k rate since he or
she is purchasing six or nore |ots?

A. That's a possibility, sure.

Q On Page 80, in the overall summary of pricing
effects fromall the subdivisions you' ve
studi ed, you concluded that there were only
four possible pricing inpacts, with two in

Deerfield; correct?

A I"msorry. | didn't get your reference
t here.

Q Page 80. This is the overall sunmmary
secti on.

A Ckay.

Q It's actually on the screen there, if you can
read it.

A Ri ght.

Q So, once again, of all the subdivisions that

you studi ed, 13 subdivisions, you had 4
possible pricing effects, and 4 of them --
excuse ne -- 2 of themwere in Deerfield.
A Yeah. O the subdivisions in Corridor 2,
which is 10 of the subdivisions. Right.

Q And in your summary, the pricing effect seens
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to be limted to a possible 14 percent
di scount on Lots 130 and 131. Do you agree?
A Yeah, | don't have that. | "' m not sure which
lots you're referring to here.
Q Actually, this, the 14 percent, was
sumari zed in --
A That's in Easton.
( Pause)
Q So can you |l ocate your sunmmary section for
t he subdi vi si on studies? And in there,
there's not a -- oh, 14 percent for two sal es
in Deerfield. 1It's actually right in that
exhi bit at your Page 80, right in the top.
A R ght, that's what |'m | ooking at.
Q To avoid confusion, I'll just read the whole

sentence for the record. "...four showed
evi dence of price effects. |In three cases
the effects were small, 5 percent for one
sale in Easton and 14 percent for two sal es
in Deerfield.” And just to orient folks to

what those two lots are, Lot 130 --
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so that the map i s show ng.

BY M5, MENARD:
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A

Lot 130 and Lot 131 are on Haynes Road, and

they're in the upper section there. So those

are the two encunbered | ots of your

subdi vi sion study; right?

Yes.

So your figure of 14 percent di scount was

cal cul ated only on the conpari son of the

$25, 000 encunbered | ot sale price to the

$29, 000 bul k buy |l ot price; correct?
(Wtness revi ews docunent.)

There's a $4, 000 difference.

R ght.

And you nmake your divisions and you cane up

with a 14 percent discount.

Correct.

You agree that when cal cul ating the pricing

effects on the Deerfield subdivision, you did

not use all of the lots. You only used the

bulk sale lots in your cal cul ati on.

That's correct.

You said earlier today that your research

report is math. Do you remenber saying that

t hi s norni ng?

Il s what ?
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Mat h.

Mat h?

Yes.

Not exactly, but --

That' s okay.

-- | probably did.

But subject to check, do you agree that if
you renoved the $17,000 outlier, as you cal
it, Lot 133, so if you take Lot 133 out of
the math and you conpare the $25,000 price of
t he encunbered lots to the average of all the
other lots in your subdivision, the discount
is 28.5 percent? And we'll will round that
to 29 percent. Does that sound reasonabl e?
And that's relative to the average over all
of the sal es?

All of the sales that you selected for your
subdi vi si on st udy.

Ckay.

Do you agree that 29 percent is a greater
pricing inpact than 14 percent?

Yes.

I n your report you characterized a 14-percent

| ot price discount due to the HVTL as
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"smal | ." Do you consider a 29 percent

di scount small ?

A. well --
Q Do you consider 29 percent snall?
A It would have to be considered in relation to

the extent of the encunbrance on those two
lots. And 29 percent woul d be significant,
for sure.
Q Thank you.
There's is a notation on the summary

table for 119 that there are steel nobnopole

structures. |In the bottomright-hand corner.
A Ri ght.
Q And gi ven your answer fromthe All enstown

question, do you know if these poles were in
pl ace in 19887

A. | do not.

Q Deerfield Abutter Exhibit 117, do you agree
that these are wood pol es, not steel ?

A Yes.

Q And the Deerfield Abutter Exhibit 117-2. |
W ll represent to you that this is a picture
of the sane right-of-way that crosses through

t he All enst own subdi vi si on, but because there
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was no access to the right-of-way | couldn't
take a close-up picture of the pole fromthe
subdivision. So this is on the
Deerfield/ All enstown town |ine, which shares
t he sanme ri ght-of - way.

Isn't it true, if you' re assessing the
HVTL effects on property val ue, you would
agree that it's critical to have an accurate
description of the HVIL since that's the main
vari able in your New Hanpshire-based
research?
| think that's very inportant. Yes, | do.
I'd like to address the concept of
"avai lability of substitutes” that you raise
in your report. \When buyers are |ooking to
purchase a |l ot in a subdivision, they could
choose between a lot with a power |ine or one
W thout, and this tenancy m ght show an
analysis of lot timng, the sale of the lot's
timng; correct?
That's right.
And you state that in the subdivisions you
studi ed, they had | ots avail abl e t hat

provi ded a good substitute for soneone
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| ooking to avoid the HVTL; correct?

In many cases, Yyes.

Do you agree that a typical subdivision has
one devel oper or group of people that are
devel oping it as one, |like a conpany?
Typically, yes.

I'"d like to |l ook at Exhibit 118. Do you
agree there are six different subdivision

pl ans from di fferent devel opers that nmade up
your Deerfield subdivision study?
Apparent|y.

Did you have access to M.S data for the

m d- 1980s sales to determne if the lots were
on the nmarket and for how | ong?

No.

Where did you get your historical sales data
for the m d-1980s?

We just went through the deeds, through the
chain of title, backwards through the chain
of title.

How did you verify if buyers had choi ces when
t hey were view ng and deciding which lot to
pur chase on Haynes Road?

The | ots had been mapped and were unsol d.
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You know, many of them were unsold. They
were all unsold at the beginning. And we
sinply, you know, we had a chronol ogi cal
record of the rate at which they sold. So we
woul d know towards the end, obviously, there
woul dn't be that choice, but in the begi nning
t here woul d be a choice.

Q Did you research the marketing strategy of
t he si x devel opers on Haynes Road?

A No.

Q In addition to the presence of the HVTL,
wouldn't the rate of sale of the lots in your
subdi vi si on configuration be inpacted by
different plan approval dates?

A Coul d be.

Q Di fferent devel opers making all independent
deci si ons about pricing?

A Coul d be.

Q D fferent devel opers maki ng i ndependent
deci si ons about when to nmarket their |ots?

A Coul d be.

Q So you did not know how | ong these |ots were
on the nmarket before being sold; correct?

A That's right. Sinply | ooked at when they
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sold and the price at which they sold.

Q So, for an exanple, Lot 119, an encunbered
| ot, that was approved in 1985, but it didn't
sell until August of 1988. Do you know what
the marketing -- what the effect of the
mar keti ng and strategy of this devel oper was
or why this heavily encunbered ot didn't
sell until alnost two and a half years |ater?

A No.

Q W thout that information, you' d agree it
woul d not be possible to make any reliable
concl usi ons regardi ng the HVTL i npact on the
timng of this |ot sale; correct?

A No, you could certainly dig deeper into this.
Il think | was pretty straightforward i n what
| was looking at. | was |ooking at sinply
t he sequence at which they sold and the
prices at which they sold and nade certain
generali zations about that. As | say, you
could dig deeper into it and m ght be able
refine that analysis.

Q One of your subdivision study objectives was
to discern any differences in the rate of

sal e bet ween encunbered and non-encunber ed
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| ots; correct?

A Ri ght. That was the basic purpose.

Q And on your Page 79 in your summary table --
that's Table 5.4.1.1 --

A Ri ght.

Q -- you report that with the Deerfield
subdi vision there is no evidence of timng
effects; correct?

A. That's right.

Q In your overall conclusions, Page 83, and
"Il just cite the Section 5.4.2, fromall of
your studies show ng pricing effects, and
only four cases; correct?

A R ght.

Q And M. Chal ners, you raised the question of
why weren't these | ot sales nore sensitive to
t he HVTL? And on Page 84, in an attenpt to
address that question, you turn to satellite
i magery and | ooked at the HVIL and its
relation to the houses on the lots; is that
correct?

A Yes.

Q And you proposed that the frontage |and for

the house is a far greater value than the
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val ue of the heavily vegetated back land; is
that correct?

A Yes.

Q In fact, you state that excess acreage adds
little or no value to the property as a
whol e; correct?

A. That's what | infer fromthe data,
particularly the assessnent data and al so
from-- you know, the excess acreage is
assessed at a tiny, tiny fraction, you know,
2 percent, 3 percent of the site value. And
then al so just | ooking at the imagery,
there's no access to the rear. There's
paths. There's no roads. There's no -- so
there's no indication of use.

Q The satellite imagery is that refined that
you woul dn't be able to see the tote roads or
the famly trails or the trails that people

wal k on every day in their back | and?

A All | can say is that fromthe i nagery that |
| ooked at, in nmany cases -- |'m not saying
excl usi vely, obviously -- but in nany cases

there wasn't any indication of use; that is,

there was no discernible paths, trails,
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access and particularly --

So, fromyour --

-- in the North Country. Excuse ne.

From your Table 5.4.2.1, Deerfield s at the
bottom of the table. And as you stated,
there is a $96, 000 assessing site value for a
house, and there's 2,500 for excess acreage
value. And you calculate a 2.6 percent ratio
for excess land value in relation to the site
val ue; correct?

Yes.

Do you agree that your use of 2015 assessing
data has the inpact of falsely dimnishing

t he percentage of back | and, the percentage
of back | and val ue?

No. O at least |I don't know what point
you're trying to make. But | would not agree
with that.

Ckay. Let's take a |look at Exhibit 119. For
t he purposes of an appl es-to-appl es
conparison, if we |ook at the tax assessnent
card for Haynes Road, Lot 130, fromthe sane
time period, md-1980s, of when the lots

sold, do you see the frontage | and value is
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at $10, 000? You probably can't see that, so
| apol ogi ze. The frontage acreage value is
$10, 000, the back | and val ue is $4, 345, and

subj ect to check, a 43 percent ratio. Do you

agree?
A Ckay. | didn't understand your questi on.
Yes, this table is current -- are the
current ratios. | didn't go back, and

haven't gone back and | ooked at the
hi stori cal ones.

Q So do you agree that this exanpl e of back
| and values in the m d-1980s at 43 percent
represents a significant portion of the lot's
val ue as conpared to your representation of
current back | and values of 2.6 percent?

A Yeah, there's obviously been a change, a
significant change in Deerfield. Right.

Q I"d like to refer to the Underwood
prelimnary study that was di scussed earlier
today. And just for purposes for the
Commi ttee to understand sone of the common
term nol ogy that is going to be used from
here forward, do you agree that an

"arm s-length transaction” is a sal e between
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unrel ated parties?

A Ri ght.

Q I n your case study Met hodol ogy section on
Appendi x E, Page 4, 52.D [sic], when deciding
whi ch sal es you were considering using in
your report, you state that it was possible
to elimnate sone parcels due to foreclosure
sales, famly transacti ons and ot her obvi ous
non-arm s-1 ength sales; correct?

A Correct.

Q I noticed on your Scope of Wrk and
Met hodol ogy section at the bottom --

MS. MENARD: Joanne, if you can
nove that up a little bit.

BY Ms. MENARD:

Q -- is printed with a "bc underwood" | ogo.

Did M. Underwood prepare or provide you wth
t he Met hodol ogy and Scope of W rk section?

A We discussed it. | guess | really designed
it. But he's describing here the process he
followed. But it was, you know, followed as
i nstructed, essentially.

Q Ckay. You agree that it would be norma

procedure to exclude a transaction that is
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A

not arms length fromuse in a report whose
purpose is to establish HVTL inpacts on
property val ues?

Ri ght.

Typically, one of the criteria for a sale to
be considered fair market value is that it is
an armis length sale; correct?

That's right.

And M. Brian Underwood provided property
apprai sals for your case studies; correct?
That's right.

Are you famliar with M. Underwood's
prelimnary study titled, "Inpact Val ue of

H gh- Vol tage Transm ssion Lines"? And this
is a Counsel for the Public Exhibit 391?

I"'maware of it, and | reviewed it four or

five years ago. | haven't really | ooked at
It since.
Ckay. In a summary fromthe Northern Pass

pronotional material, M. Underwood concl uded
t here were no mar ket evidence from ei ght
sales, Deerfield and Littleton, that the
HVTLs reduced property val ues; correct?

That's apparently a quote from his study,
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yes.
Yes. And as you can see from Page 3 of his
report, he states that in all cases the sales
were arm s |l ength transacti ons.

Now |'d like to ook at -- and |
understand that you didn't -- you were not a
party to this particul ar study.

From M. Underwood's report, however,
let's take a | ook at one of the sales that he
used, Map 424, Lot 45. And that's
220 Raynond Road. And he represents that the
property sold for $75,000 on January 27th,
2003.

If we take a look at the tax card sal es
hi story for that property, Deerfield Abutter
Exhi bit 85, in your opinion, M. Chal ners,
woul d the sane | ast nane be a clue to suggest
further research is warranted to determne if
the 2003 transaction was an arm s | ength
sal e.

Yes.
Do you agree that the town's assessnent
conpared to the price paid provides further

insight as to whether the sale was an arm s
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| ength sal e?

A It's a good indicator, yes.

Q So if you're not sure about the nane, because
there's a lot of Browns in Deerfield, you can

go into the records a little bit further;

correct?
A Sur e.
Q | would represent that the town did not have

t he 2003 tax card on file. But if we take a
| ook at Deerfield Exhibit 85 from 2004, you
can see at the bottomright the total parcel
val ue i s $140, 500; correct?

A Yes.

Q And then if we take a | ook at Deerfield
Abutter Exhibit 86, which is the year of
2002, the total property value is also
$140,500 as well. Do you agree?

A R ght.

Q So do you agree that this property's sale
pri ce of $75,000 conpared to the assessed
val ue of $140,500 is a 47 percent difference?

A Yes.

Q Do you agree that this sale is not an arnis

| ength transaction?
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A Appears not to be, yes.

Q And M. Underwood's 2001 -- excuse ne -- 2011
report relied only on four sales in
Deerfield; correct?

A | don't recall.

Q Do you agree that the accuracy in his

anal ysis of each of these sales is inportant?

A I"mreally not in a positionto -- | nean,
accuracy is inportant. | would agree with
t hat .

Q Ckay. Wuld you agree that failure to be
accurate could result in faulty concl usi ons?

A Yes.

Q I'd like to tal k now about 39 Haynes Road,
Deerfield Case Study No. 50.

A Ckay.
Q And as a disclosure to you, M. Chal ners, and
to the Commttee, | was the |isting broker

for this sale.

One aspect of the residential case
studies is the description of the house being
studi ed; correct?

A. That's right.

Q And this house referred to in your report is
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t he subject property. Using the term
"subj ect property,” that is referring to the

property that is affected by the HVTL;

correct?

A That's right, or the subject of the case
study, yes.

Q The "gross living area,” comonly referred to

as the "square footage" of the house, is a

conmponent of the property description;

correct?
A Yes.
Q Woul d you consider it a major conponent of

any apprai sal ?

A l"'msorry?

Q Woul d you consider it a major conponent of
any apprai sal ?

A Yes.

Q Can we take a | ook at the Scope of Wrk
Appendi x E, Page 6? You have that in your
hand. This is fromyour Appendix E. And it
says that |and area and buil di ng si ze
cal cul ati ons were taken from nunici pal tax
assessnent cards, and they were conpared with

data found on M.S. And when there was a
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conflict -- maybe a listing broker was
i ncorrect -- then the conflicting data, the
apprai ser's going to defer to the nunici pal
tax assessnent records and rely on them

A Correct.

Q I'"d like to take a | ook at Page 1277 of the
39 Haynes Road appraisal report. And you can

take a | ook at the --

MS. MENARD: Should we probably

take a m nute and zoomin? How are you doi ng
with -- can you read that okay? Ckay.
BY M5. MENARD:
Q You can see that the square footage for this
property was 1872 square feet; correct?
A Correct.
Q And the listing sheet --
MS. MENARD: Which is in your
pile there, Joanne --
BY M5. MENARD:
Q -- shows the property square footage as 2064.
A Correct.
Q So we have a nodest discrepancy here.
And so let's go back to the appraisal

report. And he acknow edges that -- so he's
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aware of the difference between the square
footage on the listing sheet and nakes a note
that the 12-foot-by-16-foot sunroomis
finished and i nsul ated; however, it | acks
heat. As such, it is considered an encl osed
t hree- season porch and is not included in the
G.A, correct?

A Correct.

Q So l'd like to go back to the |listing sheet
for a mnute. And | described the property
as having atriumdoors | eading to a heated
sunroomon its own heating zone. Do you see
t hat ?

A Yes, | do.

Q So, according to your Scope of Wrk, what we
would do in this instance is to go to the
muni ci pal records. So let's take a | ook at
the tax card for the property, which is
Page 1289. And we can see there's a notation
in the town of Deerfield s file. And it
reads "EPF to FFF due to heat." And this is
an assessing code, and it stands for
"encl osed porch finished to first fl oor

finished due to heat.” Do you see that?
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A
Q
A
Q
A
Q

| do.

So, both the listing sheet and the tax card
report heat in the sunroom while the
apprai ser notes that it | acks heat.

So there's other evidence. And | think
we agree that we have a listing broker and
muni ci pal records show ng square footage of
2064 and the assessor dimnishing that or
showi ng a | ower nunber.

No, | don't agree. Was that a question?

No. The question is why would M. Underwood
or M. Correnti -- |I'"mnot sure which of the
two appraisers would have gotten into this

| evel of the report. But why woul d any
appr ai ser change the square footage of a
house to 1872 when there's cl ear evidence
that it's 20647?

What does the tax card show for the GLA?
Pardon ne?

What does the tax card show for the GLA?
That's what we were | ooking at.

No, | know. But what is --

The gross living area?

Yeah.
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Q The tax card in Deerfield has the 2064, which
does not include unfinished basenment. So
we're not | ooking at a di screpancy between
above grade and bel ow grade. But | only
pul l ed Page 2 fromyour report. So | don't
know t hat Page 1 woul d have the answer to
what you've just asked ne.

A Yeah, because |'ve | ooked at that, and |'m
pretty sure it shows 1872, because | noted
t hat di screpancy --

Q Vell, then, let's find it. | know | woul d
have it here sonewhere because..

M5. MENARD: Can we agree to
maybe come back to that point? W'Il nove
al ong and we will answer that question about
what the town tax records show?

CHAI RVAN HONI GBERG Ms. Menard,
you get to decide what questions you want to
ask, so you can do it in any order you want.

MS. MENARD: Okay. Well, I'd
li ke to accommpdate M. Chalners if he has a
rebuttal point. But okay.

BY Ms. MENARD:

Q So, anot her maj or conponent of each case
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study is the actual appraisal; correct?
That's right.

And Underwood used the sal es conpari son
approach; correct?

Yeah. Correnti really was the |l ead on the
appr ai sal s.

Ckay. Are you famliar with the MSTI review
project that the Counsel for the Public
showed earlier today, Exhibit 3807?

Yes, | am

On Page 4 of that report, you woul d agree
that criticisnse of the conparison sal es
approach have to do with the influence of the
author's judgnment in locating a set of the
conpar abl e sal es for anal yti cal purposes,
that different appraisers have the ability to
pi ck and choose and that that has been a
criticismof that approach?

Wll, it's the only approach to residenti al
property valuation. So there are criticisns,
certainly, of appraisals. But it's the only
appr oach.

Ckay. And again for clarification purposes,

the term "conparable sale” is sonetines
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referred to in your report as the "control
property.” So you have the subject property
in the appraisal is the property that's being
studi ed, and then the conparabl e sales are
all the other properties that are being
brought into the appraisal.

A Right. They're the unaffected properties,
the properties unaffected by HVTL.

Q Ckay. Thank you.

In fact, your point that you just made
is stated quite clearly, Appendi x E, Page 7
in the Met hodol ogy section, in that it states
that the appraiser is to use conparabl e sal es
not i nfluenced by an HVTL; correct?

A. That's right.

Q I'd like to | eave Haynes Road just for a
mnute to go to another case study as it
pertains to this topic of selecting
conparable sales. And I'd like to | ook at
t he Trapper Road, Canpton subdi vi sion, which
is Case Number 30 -- Case study No. 33, found
on Page 47 of your report.

M5. MENARD: And if you'd put up

t he map, Joanne, of that subdivision. [|'l]I
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give you ny map. You can put that one up
but -- actually, let's use this one. Use the
one that's on the top.

BY Ms. MENARD:

Q So this is the Trapper Road, Canpton
subdi vision. And you can see that this
subdi vi sion has two rights-of-way; correct?

A Yes.

Q And t he subject property of the case study
was identified as Lot 14, which is in that
bottom ri ght-hand corner of the subdivision.

A That's correct.

Q And it's the one highlighted on the exhibit.
So your study is neasuring the inpact of the
ri ght-of-way on the right side of the map
whi ch encunbers the subject lot; correct?

A That's right. R ght. | guess |I'd have to
| ook here. To the extent to which it doesn't
encunber it nuch, but --

Q Actually, the --

(Court Reporter interrupts.)

A. l'"msorry. M understanding is that that | ot

I's not encunbered.

Q Actual ly, the encunbrance, the | ot extends
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over the road and is underneath the
right-of-way, so it is encunbered.

One of the conparable sales used in the
apprai sal is 101 Trapper Road. But before we
| ook at the details of that, if you take a
| ook at the second right-of-way on the |eft
side, would you agree that use of those lots
woul d not nake appropri ate conparabl e sal es?

A Yes.

M5. MENARD: |'d like to take
just a second and find a correct exhibit.
( Pause)

BY M5. MENARD:

Q So, any of those |lots along that second
ri ght-of-way, in your opinion, would you
consi der them i nappropriate for use as a
conpar abl e sal e?

A Yes.

Q One of the properties that was used as a
conparable sale is 101 Trapper Road, as shown
on Page 855; correct?

A Correct.

Q And the next exhibit fromMS, fromthe

apprai sal report, shows a picture of that
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house, 101 Trapper Road. |It's kind of dark,
but it's the second conparabl e sal e.

A Ri ght.

Q Deerfield Exhibit 120, which is the -- that
one is another picture that was taken by ne.
And as you can see, the encunbrance goes
ri ght through the yard of that particular
property.

Did the appraisers drive around and vi ew
t he sel ected conparabl e sales before witing
their report?

A Yes. They took these photos. Well, this
says photo credit to MLS. So I'mnot certain
that they saw every conpar abl e.

Q So, once again, does the encunbrance of the
ri ght-of-way on this property nake this an
appropriate control property for a report
that is trying to isolate and eval uate
property val ue inpacts due to an HVTL?

A No.

Q Ckay. So | think we can head back to
Deerfield. And | ook at Page 1278 of the
apprai sal report. So this is the appraisal

from 39 Haynes Road. And you can see
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Conparison No. 1. Can you read the address
for Conparison No. 1, M. Chal ners?

A 38 Haynes Road.

Q Correct. And if we |look at a tax map
rendition of this site, that has the distance
fromthe house to the right-of-way. You wll
see it is -- it's right there in the top.
Yup. You'll see that it is approxinately
246 feet; correct?

A. Yeah.

Q This is not exact distances, by the way.

This is a neasuring tool that's avail abl e on

our town web site where you can just get

approxi mate di stances from vari ous | ocati ons.
If you were standing at the mail box of

t his house, 38 Haynes Road, and you | ooked

t hrough the trees and you could see the

right-of-way in leaf-off conditions, would

this be an appropriate control property for

this case study?

A This would be pretty close. |1'd prefer to be
a good deal further away.

Q If this house was on the market, 38 Haynes

Road, while a controversial utility project

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

A
Q

was bei ng proposed on the sane right- of - way
that could be viewed fromyour property, is
it possible that it mght be a price inpact?
It's possible, sure.

You agree that if the appraisal fails to
identify any site or |ocational inpacts of
NPT and the right-of-way on 38 Haynes Road,
and uses it as a conparable sale, the effects
of the sane 345 kV NPT |ine on the subject
property may be m nim zed?

It's a possibility, yes.

So you agree that using conparable sal es that
may have an HVTL i npact, such as in Deerfield
and Canpton, is not follow ng the standard
met hodol ogy as outlined in your report.
That's right.

A hypot heti cal condition of this case study
appraisal is to renpbve any potential i npact
of the HVTL on the sale; correct?

That's right.

So, in other words, it's being apprai sed as
if it wasn't | ocated on the power |ine.
That's right.

You may recall that the appraiser noted the
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broker's comrent about the $40, 000 property
upgrades in the Interview section. Do you
recall that?

A | do.

Q Both the listing sheet and the property tax
card note the upgrades; correct?

A ' mnot sure about that.

Q Subj ect to check. Which part are you wanti ng
to verify to answer that question?

A You stated that the upgrade was nentioned in
both the M_.S listing and --

Q Yes. And the tax records show an updat ed
ki tchen, updated dates.

A Yeah, | sinply couldn't verify that. But
"1l take your word for it.

Q Thank you.

Wul d you agree that the appraiser has

the responsibility to show the anenities of
t he subject property and to adjust conparabl e
sal es accordi ngly?

A Now, this is tough without interior
i nspection. So, yeah, they need to do the
best job they can to account for those

things. But again, wthout interior

155

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

156

i nspections it can be difficult.

Q Ckay. You have nany years of appraisa
experience, and I'd like to tap into it for
t he next question.

If you were to take a | ook at the
Appr ai sal Sheet 1278, which is the summary
that's up on the screen now --

A Ckay.

Q -- and take a | ook at the anal ysis here,
taki ng i nto account the three conpari sons and
conparing it to the subject property, where
Is there any notation of any upgrade or
I mprovenents to this property?

(Wtness revi ews docunent.)

A Well, there are none noted here.

Q Thank you.

A. I's that the question?

Q So, in effect, the subject property is being
apprai sed away fromthe HVIL, so there's no
negati ve i npact show ng on the appraisal.

A Ri ght.

Q Even if the appraiser were to cut the

$20, 000 -- the $40, 000 upgrade, assuning they

deened it an exaggeration or didn't see it
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had a $20, 000 anenity, those anenities are
what offset the effects of the HVIL, correct?
That was the opinion of the |isting broker.
As you know, the inprovenents don't translate
into market value on a cost basis; they're
significantly discounted. And really, the
apprai ser would be the one to know. You
know, updated kitchens, an adjustnent to the
extent that you're sure there's a significant
di fference, a significant upgrade, you know,
in nmy experience it would be in the $10, 000
range, sonething like that, certainly not 40.
But again, you're relying on the | ocal
appraisers. And what they have to go on is

t he MLS photos, basically. And in his
judgnent, in the appraiser's judgnent, the
condition was rated the sane across these
conps. And design and appeal, quality of
construction was again was rated equivalently
across the conps. So the only real evidence
on that, other than the photos which are hard
to deal with, was the listing broker who nade
that point. And ultimately, M. Underwood

took that into the account and said the
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result was indeterm nate, that the apprai sal
evi dence, the way it was constructed, didn't
i ndi cate a bel ow mar ket sal e.
Q Actually, I'mtal king about -- and I'm sorry
tointerrupt. |'mtalking about the
responsibility to reflect those anenities on
the appraisal so that it can be calculated in
t he anount of the appraisal val ue.
Wl l, | understand your point.
Ckay.
And that didn't happen.

o >» O >

Ckay. Thank you. Thank you. So you've
rai sed a good question about the interview,
and that is an inportant aspect of the case
study, your case studies.

So, along with the property description
and the appraisal, the |isting broker
interview is considered to be one of the
three key pieces of evidence in your report;
correct?

A That's right.
Q And if we take a | ook at the cover sheet for
Haynes Road, Case Study No. 50, the interview

starts down at the bottom And what's

158

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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: JAMES CHALMERS]

hi ghlighted there, it says that the broker
i ndi cated that the property sold at narket
value in an armis | ength transacti on.

Wul d you agree that when a buyer and
seller cone together in a typica
transaction, the sale price establishes the

mar ket val ue of the property?

A No.

Q Hrm

A Wll, it's the basic difference between sale
pri ce and market value. | nean, sale price

and market value are two entirely different
concepts. Sale price is what a buyer and
seller negotiate, and it is subject to all
ki nds of vagaries. Market value is what you
woul d expect an inforned buyer and an
informed seller are typically notivated to
arrive at. So, you know, people are very
cl ever sonetines and sell houses for a | ot
nore than their nmarket val ue, other people
are |l ess clever and sell it for |ess than
mar ket val ue. Appraisers work in terms of
mar ket value. That's what they opine on.

But the price that actually occurs in a given
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transaction is the sale price. Totally
di fferent concept.

Q Wul d you agree that in many cases a seller
consi ders both the positive and the negative
attri butes of a property when nmaki ng a

deci sion about the list price of the

property?
A Sure.
Q And in many cases the buyer does the sane

t hi ng when naki ng an offer, weighs the pluses
and m nuses?

A Absol utel y.

Q Let's take a | ook at the second page of the
interview And it says the broker said that
while there were a | arger nunber of potenti al
buyers that were turned away by the HVTL,
there were a snaller group of buyers who were
wlling to accept the president -- accept the
presence of the HVTL and pay nmarket val ue for
t he property.

I will represent to you that what | said
is, "A few buyers would | ook at the
property."” So, if that representation is

accurate, would you agree that "a smaller
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group of buyers who are willing to accept the
presence of an HVITL and | ook at the property"”

is a conpletely different sentence than "a
smal |l er group of buyers who are willing to
accept the presence of the HVIL and pay

mar ket val ue for the property"?

Those are two different sentences.

So you agree that | ooking at a property is
di fferent than paying for a property.
Correct.

And you woul d agree that a broker would

not -- you would agree that a broker would
need an offer froma buyer in order to know
what a buyer is wlling to pay.

Sure.

I will represent to you that Parade
Properties had one offer on this property.
And if that representation is true, then
woul d you agree that we only knew what one
buyer's willingness to pay nmarket val ue was?
Correct?

That's right.

And any reasonabl e person woul d agree that

one buyer is different than a group of

161

{ SEC 2015- 06} [ Day 24 AFTERNOON Session ONLY]{07-31-17}




© 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
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buyers; correct?

A Yes.

Q I'd like to | ook at another interview which
al so had sone conflicting statenents, but
this topic was about visibility, and that is
Case Study No. 19, Bixby Farm Lane in
Bedf or d.

MS. MENARD: But before we do
t hat, Joanne, do you have Page 7? Thank you.

BY Ms. MENARD:

Q This is fromyour Methodol ogy secti on,
Appendi x E, Page 7. You state that each
interview was different, in that sonme people
recall ed nore details regarding the
transacti on and what could be seen in terns
of the HVTL frominside the house.

If you take a | ook at the cover sheet
for this case study, you can see that the
apprai ser gave this a partial visible rating
fromthe house in the yard; correct?

A Correct.

Q And the last line of the Interview section
says, "The broker indicated the HVIL was not

visible frominside the house"; correct?
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A Correct, although it continues, and
essentially that was overridden. The
broker's opinion was overridden there. It
explicitly said "a site inspection
subsequent |y i ndi cated ot herw se.™

Q Correct. |In fact, | was just going to say
the last line of the interview said that the
br oker indicated that the HVIL was not
visible frominside the house but that the
apprai ser, it appears, overrul ed the broker;
correct?

A Correct.

Q Ckay. I1'd like toread to you --

CHAI RVAN HONI GBERG  Just before
you do that, Ms. Menard, how rmuch nore do you
t hi nk you have?

M5. MENARD: This section, this
Is the last --

CHAl RVAN HONI GBERG  Okay.

BY M5. MENARD:

Q What | have is an e-mail fromthe listing
br oker of Bi xby Farm Lane, 19 Bi xby Farm
Lane. And | asked her about it because | had

taken -- 1'll represent to you | had taken a
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Q

drive to this site. And as the appraiser
noted, the lines were clearly visible from
this property, and so the "not visible," I
mean, her comrents were concerning to ne.
And this is what she says in reply. "The
lines were very visible fromthe street, as
well as in the home at the tine of the sale.
I would never have said they were not because
they are. As for putting words in ny nouth,
I"'ma little mffed as to why M. Underwood
woul d say these things, when in the end he
agreed the HVTL did not have any inmpact on
the sale.”

So do you agree that the broker's
opi nion about the visibility of the power
lines frominside the house were
m srepresent ed?
"' msorry?
Woul d you agree that the broker's opinion
about the visibility of the power lines from
i nsi de the house were m srepresent ed?
Apparently there was some m sunder standi ng on
one side or the other there.

Woul d you agree that these two case studies
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denonstrate that interviews did not capture
br oker comments accurately in sone instances?
A Wl |, again, there was sone n sunder st andi ng
here. I1'mnot in a position to evaluate, you
know, kind of the extent or why or how, but
there is an inconsistency there, yes.
Q Woul d you agree that appraisers relied on --
and when | say "appraisers,” | nean
M. Correnti or M. Underwood, or actually
it'"s M. Underwood -- relied on the interview
as evidence for your report?
A Yes.
Q Woul d you agree that if the evidence is
wr ong, then the concl usions would be invalid?
A. Wll, in this case, happily, through site
i nspection, it was obvious to himthat the
i nes were visible and so the broker's
opi nion was overridden. Wiy it was -- so it
was reported incorrectly, but it was
interpreted -- ultimately the reality was
interpreted correctly.
M5. MENARD: Ckay. |Is this a
good tine to take a break?

CHAl RVAN HONI GBERG. | f you're
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done.
MS. NMENARD: No, | have three

nore sections to do.

CHAl RVAN HONI GBERG.  That's why

| asked how nuch you have left. How nuch do
you have left?

MS. MENARD: AlIl of this
section. Sorry.

CHAI RVAN HONI GBERG Let's go
off the record for a m nute.

(Di scussion off the record)

CHAI RMVAN HONI GBERG Let's go
back on the record. So we're going to end
today. Ms. Menard wll resune tonorrow
nor ni ng.

(Hearing adjourned at 5:26 p.m)
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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 stered Professional Reporter
N.H LCR No. 44 (RSA 310-A:173)
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