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AFTERNOON SESSI ON
(Hearing resuned at 2:05 p.m)
CHAI RVAN HONI GBERG M. Witley
you may resune.
MR, VH TLEY: Thank you, M.
Chai r man.

CROSS- EXAM NATI ON (r esuned)

BY MR VHI TLEY:

Q
A

Q

Hel | o again, Dr. Chal nmers.

Hel | o.

You tal ked earlier this norning and yesterday

about your process and your nethodol ogy to

cone to the concl usions that you reached, and

| just wanted to step back for a second and

ask you a coupl e questions along those I|ines.
New Hanpshi re does not have enough

honogenous housi ng stock or sold properties

along the right-of-way to do any sort of a

statistical analysis. Wuld you agree with

t hat ?

For the majority of the area that we're

concerned with here, | think if you wanted to

do sonething statistically in the Manchester,

Concord, Nashua area, you could, but that's a
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smal | piece of the total issue here.

Q And obviously the Iine doesn't run through
Manchest er or Nashua.

A Correct.

Q Right. 1In the New Hanmpshire case studies
approach, that's what you relied on for your
concl usi ons, your ultinmate concl usions.

A That's right.

Q And do you agree that property site
appr ai sals, where the apprai ser has access to
t he property, is probably a nore reliable
approach to determ ne possible inpacts from
Nort hern Pass?

A As opposed to what ?

Q As opposed to the approach that you enpl oyed.

A Wl |, appraisals were an integral part of
what we did. Now, they didn't involve
interior inspections, as we didn't get
perm ssion to enter the hones. So we were
doi ng, you know, what can be referred to as
"wi ndshi el d appraisals.” These properties
had all been, to the best of ny
recollection -- there nay be one or two that

didn't go through M.S, but you would
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[WITNESS: JAMES CHALMERS]

generally have MLS interior photos. And so
t hose appraisals were an i nportant component
of the case study approach. But, really,
equal |y inportant are, you know, the physical
orientation of the property to the |line and
the interviews. Particularly relevant are
the interviews of the brokers.

Q And | think ny question was nore focused on
t he properties that are encunbered or
adj acent to the right-of-way as opposed to
t he case study properties fromother electric
transm ssion corridors.

A Well, all of our case study properties were
adj acent or encunbered. Half of them were
al ong the Phase Il line and half of them were
al ong the NPT |i ne.

Q And again, | think I'm-- maybe we're tal ki ng
past each other a little bit. | guess I'm
aski ng you whet her you agree that
property-specific appraisals along the
proposed Northern Pass route where the
property had access to the property woul d be
a nore reliable approach to determ ning a

possi bl e i npact.
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A Ckay. So you're saying that if we have a
house right now in Concord that's adjacent to
the line, that if we want to understand
whet her or not Northern Pass will inpact that
property, that the best way to do that woul d
be to hire an appraiser to do an appraisal ?

Q I *' m aski ng you --

>

Yeah. No, I"'mjust -- is that the question?
Q That is the thrust of the question. Yes,

sir.
A. Yeah. | would say that's particularly --
it's a particularly limted use because the
property hasn't sold. | nean, the only way
we get an insight into -- the only way we can
get any | everage on the question which you're
wanting answered is to |look at a property
that is in some way, we think, influenced by
the transm ssion line that is sold, okay.
Once it's sold, then we can go do a case
study or an appraisal and cone to a
conclusion with respect to whether there's
inmpact. But if you lived adjacent to the
proposed |line and wanted an opinion with

respect to your property, an appraiser isn't
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A

going to be able to tell you anything very
useful, frankly. Your property won't have
sold. There's no data there. He'd just have
to go | ook at other properties that have

sol d.

So your opinion is that an appraisal absent a
sale would not be able to identify the
difference in value that could result from

t he Northern Pass Project.

That's right.

Ckay. And just clarify for nme, Dr. Chal ners.
The case study anal ysis that you did, that
really only afforded you sone kind of general
conclusions frompossible inpact fromutility

corridors.

Wll, they're actually pretty specific. You
know, | reported the results, and the results
are, | think, quite specific.

WAs t here any consideration given by
yoursel f, or were you involved in any
conversations di scussing site-specific
appr ai sal s al ong the proposed Northern Pass
rout e?

Cut si de the context of the case studi es?
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Q Correct.

>

No.

Q Ckay.

MR. VWH TLEY: Dawn, can | have
the Apple TV, please?

BY MR VH TLEY:

Q "' m putting sonething up on the screen, Dr.
Chalnmers. In a second it should pop up.
Wiile it does, it's the revised spreadsheet
t hat you di scussed yesterday and that was
distributed last night. Do you see that up
t here?

A Yes, |'ve got it.

Q Ckay. And for the record, | believe the
Applicant has marked this as Applicant's
Exhi bit 197.

But you see at the top left of the page,
that's the nost current one that you were
referring to?

A Yes.

Q Ckay. And your list of these properties,

initially I think it was 94, and this one |

believe is 89. Your opinion was that

potential inpacts due to project
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visibility -- I"'msorry. Let ne restate
t hat .

Your opinion is that the potenti al
i npacts due to post-project visibility is a
result of the |oss of vegetative buffer or
taller tower structures, such that the
visibility of the conductors or the
structures becones nore noti ceabl e or
apparent. |Is that a fair characterization?
Yeah, that the -- this is trying to identify
t he nunber of properties, the order of
magni tude of properties for which there is a
i kel i hood of sone effect due to the Project,
and that effect is driven by a change in
visibility.
Ckay. Thank you.

And you nmade t hat judgnment on the
visibility conponent standing on a public
ri ght-of-way as opposed to on private
property.
That's right.
Ckay. And | think you've testified earlier
that, in terns of docunentation that you had

wWith you to aid in this process, you had the

10
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11

revi sed project naps; is that correct?
That's correct.

Ckay. And that was the only docunentation
that you had relating to the Project that you
used whil e doing this process.

That's right.

Ckay. | want to wal k through now, Dr.

Chal ners, a couple of the | ocations you
visited and a couple of the towns that I
represent. So |I'mgoing to start in New
Hanpt on, and |I'm going to scroll down here
until we see New Hanpton in the center of the
page. Do you see that there?

Yes, | do.

And there's four properties there.

Correct.

Ckay. On the right-hand side of this page,
in that last colum is where you indicated
whet her or not there could be an inpact to
value as a result of Northern Pass.

Yeah, where the |ikelihood of a val ue i npact
woul d be changed by the Project.

Ckay. And for the New Hanpton properties,

you' ve indi cated that none of them have that
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12

| i kel i hood; correct?
That's right. Have a changed |ikeli hood due
to the Project. Three of the four are

al ready there, and the other one is screened

now and will be screened in the future.
So. ..
Correct. So | just want to pull up on the

revi sed project map where these are. And
just for the record, |I'mgoing to be show ng
pi ctures of two docunents. One is the

revi sed project maps, and they are
Applicant's Exhibit 2, Attachnent 2. And the
other thing I"'mgoing to be pulling up is
sonme of the AOT or Alteration of Terrain

Pl ans, and those are Applicant's Exhibit 1,
Appendi x 6c. So when | refer to sheets of

ei ther of those, that's where they can be

f ound.

So, Dr. Chalners, what | have here is an
area of New Hanmpton al ong Route 132 where
several of those New Hanpton properties are
| ocated. And let ne just zoom out so you
have a sense of kind of where this is. Does

that give you a little sense of scale, sir?
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13

Alittle bit.

There you go. And | want to focus on three
of these properties in this area. And I'I1I
zoom back in. And the three that | wanted to
| ook at here, I'"'mgoing to refer to them by
their property designation given to them by
the Project. It's 615 -- 6115, which is over
here; 6117, which you can see right there;
and then the other one | wanted to chat with
you about was 6122 to the east of the |line.
Do you see those three properties?

| do.

Ckay. And do you see the three new towers
that woul d be part of the Northern Pass
Project in this area?

| do.

And |I'm |l ooking at DC 1124, 25 and 26;
correct?

Correct.

And just to get a sense of the change in
structure height that's proposed, |I'm going
to go up to the correspondi ng tabl e here.
And you see that 24, 25 and 26 are listed in

t hat tabl e?
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O

A
Q

o > O >

14

| do.

Twenty-four is going to have a structure

hei ght of 95 feet, 25 is going to have

90 feet and 26 is going to have 75 feet; is
t hat correct?

Yes.

Ckay. And you see that they have a
correspondi ng cross-section, which is C2-18;
correct?

Yes.

For all three of those towers.

Correct.

And if we go to 32-18, we get a sense of how
tall the existing structures in that portion
of the right-of-way are, the typical height.
And you see there that the typical height of
t hose structures is 55 feet; is that correct?
Yes.

Ckay. So now let's go back to these
properties. W're going to start with Lot
6115, which is right there in the center of
your screen, Dr. Chalnmers. Do you see that?
Yup.

Ckay. So, based on your testinony about how
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you did this analysis, you weren't able to
view the towers fromthe exact perspective of
the resident on this lot, were you?

That's right.

Because you were limted to viewing it from
t he public right-of-way.

Correct.

In your spreadsheet, and I'lI|l flip back there
for this property -- and this is 6115, which
is right there -- you listed for all of your
visibility categories "clearly" for all four
of those. Do you see a that?

| do.

So, by that -- by those responses, your
opinion is that before and after the Project
there is going to be roughly the sane
visibility of towers and conductors; is that
correct?

That's correct. It's going to be
unobstructed views of the structures in both
the before and after condition, yes.

And didn't we just see froml ooking at the
tower heights fromthe revised project naps

that Tower 1124, which is the cl osest tower,

15
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Is going to be increasing by sone 40 feet?
Woul d you like nme to pull up the --

A It's not going to be increasing by 40 feet.
It's going to be 90 feet; right?

Q Wll, there will be an additional tower at

that | ocation --

A Ri ght.

Q -- that will be sone 40 feet taller than the
tower that is currently there.

A Ckay. That's not quite what you said, but -

Q I's that accurate?

A Yes.

Q And this particular hone, according to your

table, and I'Il flip it back there again, is
3.9 feet fromthe right-of-way; correct?

A That's right.

Q And Tower 1124, and I'Il go back to -- for
the record, this is Revised Project
Map 127 -- Tower 1124 is represented by this
red square; correct?

A That's right.

Q And it is going to be |ocated cl oser to that
house than the existing line that's there

ri ght now.

16
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17

That's right.

Woul dn't you agree, in addition to Tower
1124, this property has views of other
towers?

Yes.

And woul d those towers -- those towers woul d
I ncl ude 1123, which is to the west. Wuld
you agree with that?

" msorry. They have a view of that? |
don't know for certain, but they may well
have.

Ckay. Well, when you exam ned this property
as part of this process, did you nake note of
you view of Tower 1123 in addition to

Tower 11247

No.

And simlar question, Dr. Chalners. For this
property, did you nmake note of a view of
Tower 1125 to the east in addition to

Tower 11247

No. We would have been | ooking at the -- |
nean, | would be | ooking at the sane nmap
you're looking at. 1'd be aware of it, but

our formal focus was on the nbst visible
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A

18

tower structure and the distance to the nost
visible and the visibility of the nobst
vi si bl e structure.
Ckay. And that relates to ny next question,
Dr. Chalners. |If the nost visible structure
was the cl osest one, then you didn't consider
any ot her structures that m ght have al so
been vi si bl e.
That's right.
So, in situations where the nost visible
structure was the nearest to the house, and
there were other structures that were al so
visible, you didn't consider the cunul ati ve
i mpact of viewing all of those structures.
That's right.
Ckay. |I'mgoing to show you now, Dr.
Chal mers, the Alteration of Terrain Plans for
t he sane segnent of the line. And just for
the record, this is AOT Pl an Sheet 242. And
this is not -- just one second.

(Pause)
Are you famliar with what an Alterati on of
Terrain Pl an Sheet is?

Ceneral ly, yes.
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Q And so generally it depicts sone of the
di sturbance that's going to take place within
the utility corridor; correct?

A. That's right.

Q Ckay. And it would include -- it does
I ncl ude any renoval of vegetation that is
contenplated. Are you aware of that?

A Yes.

Q And as you can see here, it also has sone
t opographi c features within the corridor;
correct?

A That's right.

Q And you didn't have any AOT plans with you
when you did your analysis, did you?

A No, | did not.

Q Ckay. So I'"'mgoing to go down to the bottom
here, Dr. Chal ners, and just let you see the
key that kind of explains to us what's being
depicted. You see there's a nunber of
different itens that can be shown and
expl anations. And | wanted to point your
attention to this one right here. Do you see
t hat ?

A | do.
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And you see it says "vegetation clearing
areas" ?

Correct.

And you see it's indicated by, I wll call it
turquoi se, but | submt maybe you have a
better descriptor for that color. But it's
sonething like that and has little dots as
well. Do you see that?

| do.

Ckay. Now we're going to go back up to the
corridor. And I'll represent to you, Dr.
Chal ners, that this property, which is

I ndi cated here by R20-16, is the sane as
Lot 6115. Wuld you accept that?

Yes.

It's not | abeled that way on this particul ar
pl an, but that's what it is. And you see
that there's the rough outline of the house
right there, which as we just nentioned is
3.9 feet fromthe right-of-way; correct?
Yeah, that was the neasurenent we got.
That's correct. And you see that there is
sone planned vegetative clearing on this

property adjacent to this property associ at ed
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21

with this Tower 1124. Do you see that?

Yeah. Just point to the one you're | ooking
at .

Sure. So there's a little bit right here,

ri ght where this construction pad is. Do you
see that?

Yes.

And then there's sone nore, a circle on the
property. Do you see that as well?

Yeah.

Ckay. It's on another map, but | now want to
show you AOT Pl an Sheet 243. And it's
basically a continuation of the Project in a
southerly direction where this page | eaves
off. So you see on the |eft-hand side there,
there's that circular renoval we just talked
about. Do you see that?

Yes, | do.

Ckay. And as you go east across this road,
you see there's the next tower, which I
believe is Tower 1125, | believe. One
second. Yes, that's this tower right here.
Tower 1125, do you see that?

Yes.
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Q And you see here there's sone additiona
clearing of vegetation right before that
tower. Do you see that rectangle and
t urquoi se col or?

A | do.

Q So you woul d agree, then, |looking from6115
towards Tower 1125, there's a potential for
renoval of sone of the vegetative screening
bet ween the property and that tower.

A. That's right.

Q ' mgoing to go back now to AOT Sheet 242,
which we were just on, which again is just
across the road. The naps are just split in
an i nconveni ent way for purposes of | ooking
at this property.

Ckay. So, just to give us sone
orientation, here's the property in question
again, 6115. And the tower inmmedi ately above
It 1s 1124. The one across the road on the
ot her sheet was 1125. And the one to the
west here is -- make sure | get that right.
| apol ogi ze. The one immediately in front of
the property is 1124. The one to the west is
1123. Do you see that?
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Yes.

And goi ng back to AOT Sheet 242, do you see

t he topography between that tower to the west
and the property in question? Do you see the
topo lines?

Yeah.

So it appears fromthe topo lines that the
tower, or the base of the tower is going to
be bel ow t he subject property. Wuld you
agree with that?

Appears to be the case.

Ckay. And for your analysis, though, you
didn't consider any changes in topography,
did you?

Only as it would have related to the nost
visible structure and the nearest structure.
Now, yeah, we clearly observed the topography
I n many cases when you | ook at the property.
R ght.

But we didn't go beyond the structures that |
just menti oned.

Ckay. And again, for this property, because
the tower structure that I'mdirecting you to

is not the nost visible one, it sounds |ike

23
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you didn't consider the topography with
respect to a view fromthe property to that
tower structure; is that correct?

That's right.

Ckay. So, despite an al nbst doubling in
tower height fromthe existing line that's
there with the addition of the Northern Pass
Project, and that goes for two of the three
towers that are visible here, the fact that
there are three towers likely visible from
this property, the extrenely close proximty
to the right-of-way, which | believe is a
little under 4 feet, and the Northern Pass
being built closer to the property than the
exi sting line, the lack of vegetative
screeni ng toward Tower 1125 to the east, your
opinion is that there's not going to be any
I mpact to value fromthe Project.

That is ny opinion, yes.

And do | understand correctly that if a
property owner already has a view of
structures and wires, it could be doubled --
t he nunber of structures could be doubl ed or

tripled, the anmount of wires could be doubl ed
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or tripled, and that increase in the
intensity of the use wouldn't have any i npact
on the property val ue?

Ch, there's probably sone, you know, sort of
logical Ilimt to that argunment. But the
essence of it, and it's not intuitive at
first -- | nmean, this is a good question.

"Il let you answer the question, Dr.

Chal mers, but can you just say "Yes" or "No"
whet her | have that understandi ng correct and
t hen you can expl ai n?

Yeah, that's the position that we're taking
right now | don't have a basis to quantify
any possible effects at very high | evels of
intensity. | would acknow edge that there's
sonmet hi ng out there at sone point.

But in kind of the rel evant ranges of
intensity, you know, one, two, three |ines,
50 feet, 60 feet, 90 feet, 110 feet, the
research indicates that the intensification
t hat occurs here will clearly be quite a big
deal for this particular resident. That's
going to be a dramatic change in their

I medi at e envi ronnent, okay.

25
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But a change that you' ve opined wl | not
result in a loss of value for them
Ckay, that's a totally different question.
So just let ne go one step further.

So we acknow edge there's a big change
for the individual honeowner --

wll, Dr. Chal ners --

-- but will there be a change in value? It'

our opinion that there won't.

Ckay. Now | want to turn your attention to
anot her property in this area, and we're
going to | ook now at 6117. And just to
orient us again, 6117 is across the road.
It's this property right here. Do you see
t hat ?

Yes.

And goi ng back to your table, 6117 is right
here. And we | ooked at sone of the
information for it. W see that it's

7.9 feet fromthe right-of-way; is that
correct?

Yes.

And the visual interpretations that you

concl uded were that the structures and

S

26
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Q

conductors were al

clearly visible before

t he Proj ect,

woul d change;

and after the Project

not hi ng

they would still

be clearly

vi si bl e.

And so because of the | ack of

change,

t here was going to be no likelihood

of val ue i npact.

Mar ket val ue inpact. Right.
Is that -- okay. Thank you.

So, for this particular property, Dr.
Chal mers, you viewed it fromthe street. And
correct ne if I'mwong, but you were nost
|'i kely right behind the house or just to the
side of 1t?

Yeah, we would frequently drive up and down
the street to get different angles of

observation. But, yeah, | can't say just

| ooking at it here. But, yeah, we observed

it fromthe street.

Ckay.

And simlar to the |ast property,

appears that

DC1125 is the nost

i nredi at e

structure to that

house.

with that?
Yes.
And was it

Woul d you agree

al so the nost visible to the

It

27
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house?

| presune so.

Ckay. And so because of that, you didn't
gi ve any consideration to seeing other tower
structures fromthis property; correct?
That's right.

So, no consideration was given to DCl124 to
t he west or DC1126 to the east; correct?
That's right.

And it may technically be north and sout h.
So I"'msorry if I'"'mmxing up ny directions,
but | think you understand the question.

You can see fromwhere the Project is
going to be located that the Project
structures and wires are going to be closer
to that house; correct? C oser than the
existing line to the house.

Yes.

And we | ooked at it a second ago, and we can
go back and do it again. But I'Ill represent
to you that the tower heights for both 1125
and 1124 are about 40 feet taller than the
existing line that's there presently. Wuld

you agree with that?

28
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| think that's -- that may well be. 1']

take your word for it.

Ckay. And for Tower 1126 -- now | have to
check because | want to nake sure. Yeah, for
Tower 1126, it's going to be about 20 feet

taller than the |line that's presently there;

correct?
Yes.
Ckay. And just for the record, | say that

because 1126 is at 75 feet, and | recall the
typi cal height of the towers in this section
of the corridor was about 55 feet. Correct?
Correct. Right.

| want to turn back now to the Alteration of
Terrain Plans, Dr. Chalners. W're going to
| ook back at AOT Sheet 243. But this tine
we're going to look a little further al ong
the line, okay. So, right in the m ddle of
t he page there, right below that dotted |ine,
that is 6117, correct?

Yes.

Ckay. And you see that the construction pad
for the tower imediately in front of it is

right there on your screen, and to the south

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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

30

you see the pad for Tower 11267

Yes.

And you see in between the house there and
the pad for 1126 there's sone areas of
vegetative clearing. Do you see that?

Yes, | do.

Woul dn't you agree that, due to this
vegetative clearing there is a potential for
| oss of screening of Tower 1126 fromthis
property?

Yes, certainly that potential.

And do you see the topography in the area of
the property versus where 1126 is?

| see the topo lines. |I'mnot sure |I'm
reading it easily, but | see the topographic
i nes.

Well, do you see that below, just to the |left
of the subject property, there is a topo

el evati on marki ng of 540? Do you see that?
Yes, | see it.

And if we go up to the right-hand corner, we
get a topo narking of 5907?

Ri ght.

So would it be fair to say that noving in
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that direction from540 to 590, you're
increasing in elevation?

Well, 540 to 590 is increasing. |It's just
what's going on in between. Don't you have a
vall ey? Don't you have two hill sides that
are neeting down at the bottonf

Il nove on, Dr. Chalnmers. That's okay.

So, simlar to the | ast property, here
we have three towers that are visible from
this property. Two of those towers are going
to be 40 feet taller than the line that's
presently there. The third tower is going to
be 20-foot higher. The Northern Pass line is
going to run closer to this house than the
currently existing line. There's going to be
| oss of screening towards Tower 1126. Yet,
your opinion is there's not going to be any
back fromthe line on this property; correct?
That's correct.

And | believe you just acknow edged that at
sonme point there's a change in intensity that
may trigger a loss in value. But you' ve not
opi ned on what that is; is that correct?

We just don't have any data on that. | nean,
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if you got close to a generating station or
got close to a | arge substati on or sonething,
you' d get an intensification. But in our
research, sort of dealing with the |evels of

i ntensification, say between the Phase Il and
the existing PSNH | i nes, we're not seeing any
differential effects.

All right. | want to turn now to anot her New
Hanpt on property. This one is...

CHAI RVAN HONI GBERG M. Witl ey,
l"msorry to interrupt. Could you hunmor ne and
give nme a road nap here as to what the endpoint
of this line of questioning is?

MR V\H TLEY: |'ve got one nore
property to do.

CHAI RVAN HONI GBERG No, no. ' m
interested in the point. Wat's the point?

MR. VWH TLEY: | think the point,
M. Chair, is that Dr. Chalners, in the
I nstances that |'m pointing out, has confined
his consideration to the tower structure that's
right in front of the property.

CHAl RVAN HONI GBERG  And that's

probably true everywhere; right?
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MR. VWH TLEY: It could be, yes.
CHAl RVAN HONI GBERG And it's
possi ble that if you asked himif he did it
everywhere and he said yes --
MR. VWH TLEY: W could nove
al ong.
CHAI RMVAN HONI GBERG It's
possi ble; right?
MR. VWH TLEY: It is very
possi bl e.
CHAI RVAN HONI GBERG:  Just a
t hought .
MR. VWH TLEY: It's a good one.
BY MR VH TLEY:
Q Dr. Chalners, the situation that we descri bed
where the structure that's nost immediate to
t he house in question is the nost visible, if
that was the case, then you didn't consider
any ot her structures that may have been
visible all along the Iine?
A That's correct.
Q Ckay. And | think you've al ready established
that you didn't consider topography or

vegetative clearing that was planned for --
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No - -

l"msorry. | didn't nean to cut you off.

-- that's not what | said. No. | nean,
obvi ously when we observed, we didn't take
that into consideration as it related to
other structures. W did, obviously, with
respect to the structures in question.
Understood. And | think we're saying the
sane thing. So with that, I will nove to a
di fferent point.

Let me to turn your attention now to the
Town of Penbroke. And I'mgoing to talk
about four properties that are in close
proximty to each other. This is a different
l i ne of questioning, but kind of simlar
setup. So let nme just pull that up for one
second. W're going to be going to Revised
Project Map 169.

And Dr. Chalners, this is where the |line
passes t hrough Penbroke and goes over the
river into, | believe it's A lenstown. But
it's the next nunicipality. And | have on
the screen here a portion of that project

map, and it's show ng four properties that

34
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you | ooked at for your exam nation. The
first one is 8927, and it's right here. Do
you see that?

| do.

The house for this one is actually at the
other end of the property. It's up here. Do
you see that there?

R ght. Yeah.

And then the others here are 829, and there's
t he house right there in relation to the
line. Do you see that?

Yes.

Ckay. And then down here, 82 -- excuse ne.
Last one was 8928, and this one is now 8929.
And you see there the yell ow dot there?

Yes.

Ckay. And then the last one is 8947, which

Is across the road to the south to where ny

cursor is right there. It's alittle, snuall
lot. Do you see that? [1'Il nove it again.
Ckay, | see it.

Do you see that?
Yeah.

So I'"'mgoing to turn your attention now to
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A

your spreadsheet. And this is broken up into
two pages, so bear with nme for a second.

You see 8927 at the very bottom of that
page. You can see that it's just under
14 feet fromthe right-of-way and no change
in the visibility fromthe Project. Do you
see that there?
| do.
And we go on to the next page, and it
conti nues with the other three Penbroke
properties in this area. And you can see
that they vary in distance fromthe
ri ght-of-way, ranging fromabout 80 feet to
under 40 feet. And you see that one of those
remai ni ng properties, 8929, you did indicate
was goi ng to have a change in value. Do you
see that?
Yes.
Ckay. And it looks like fromthis table that
your rationale for concluding there was goi ng
to be a change is that the Northern Pass
Project would result in greater visibility of
structures. |Is that a fair characterization?

Yes.

36
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Ckay. But for all the other properties in
this area, they're all listed as "partial,"™
and none of those designations change after
the Project is in place; correct?

That's right.

Ckay. So, looking at this area here, there's
two or three towers that are in the area.

And by that | nean going fromthe south, or
on the right-hand side, 31, 32, 218, and then
217 and then 216. Do you see those?

| do.

And you see they're designated by the yell ow
| i nes and the yell ow squares?

| do.

"Il represent to you, Dr. Chal ners, that --
and we can go through the schenmatics that are
associated with this plan sheet -- that 217
Is going to have a height of 120 feet; 218 is
going to have a height of 130 feet, and 216
Is going to have a height of 127 feet. Wuld
you agree with those, or woul d you accept

t hose?

"1l accept that.

Ckay. 1'll also represent to you, Dr.
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Chal ners, that in this portion of the line --
excuse ne -- the right-of-way, the already
exi sting line has a typical tower height of
75 feet. Wuld you accept that?

Ckay.

And so for all three of these towers in this
area, the Northern Pass tower height is going
to be close to double of what's already

t here.

Ckay.

I want to ask you now, Dr. Chal ners, about
where you were when you did -- where you were
view ng -- where you were standing to view
each of these properties. And it appears
fromthose four properties that for property
8947, which is this little one down here --

Ri ght.

-- other than that property, you weren't able
to mmc the view fromeach house to view the
tower structures; is that correct?

| wasn't able to?

You weren't able to duplicate the view from
each house to the correspondi ng cl osest tower

structure.
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| don't understand what you' re asking.

Wll, I"'mtrying to do it in a way that saves
alittle tine. So | can do it this way: So,
for 8947, you were right on the road right
next to that house; is that correct?

R ght.

And the cl osest tower and the nost visible
tower is 218, which is right next to it;
correct?

Yes.

Ckay. So, for that property you had a pretty
good representation of what the view of the
tower would be; correct?

Yes.

Because you could stand on the road right in
bet ween the property and the tower; correct?
Yes.

Ckay. But for the other three properties
that |'ve asked you to think about in this
area, you couldn't do that; is that correct?
I don't think so, not |looking at it here.

You don't think so? You disagree or --

No, | don't think what you just said is

correct.
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Q Ckay.
A On 8927 1'd be on Route 28; right?
Q Correct.
A And |I'd be wal ki ng up and down Route 28.
Q So you'd be right around here where ny cursor

I S?
A Yeah, exactly. O south of it, because |

can't tell exactly what's going on there in
t he phot o.
Q Ckay. GCkay. Wat about 8929 and 89287

A So, 8929... is there access off of Suncook?

Q Well, the road is where the cursor is right
her e.

A Right. So, | nean, we would operate off of
what ever road was the access road. It | ooks
li ke the driveway cones in from Suncook
t here.

Q | think that's correct.

A You know, that would be our starting point.

And again, we would wal k up and down t he
road. COccasionally, depending on the

rel ati onship of the property to the

ri ght-of-way, the right-of-way woul d be handy

and we'd wal k out in the right-of-way and get
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a vantage point in that manner.

And did you do that for 8928 and 89297

| just don't -- | wouldn't have any way of
remenbering. But it was -- | would think we
woul d have had reasonable visibility on 8929.
What's the fourth one?

Well, it's 8929 and 8928. So the one right
above it, on the other side of the |ine.
Ckay, okay. Yeah, on that, too, we would
have started fromthe highway -- or fromthe
road and m ght possibly have, given how cl ose
those structures are to the road, we m ght
have wal ked in the 50 feet or 100 feet and
seen what kind of a line of sight we had to

t he house.

Wul dn't you agree that all these properties,
the four that we've just nentioned, are

I mredi ately abutting each ot her or adjacent

to one anot her?

No. They're close by. | don't know -- |
woul dn't say they're -- they're all close by.
They're all in the sane nei ghborhood.

Ckay. So if you determ ned that 8929 woul d

see an inpact due to increased visibility,

41
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doesn't that nean that those other three
properties would be simlarly inpacted?

No, it's pretty site-specific, depending on
t he vegetation on the site. Sone of these
houses are right up against -- a lot of it
has to do wth the angl e between the house
and the vegetation. And in nany cases the
houses were right up agai nst heavy
vegetation, and so their line of sight would
go over the top of even quite tall towers.
And i s your conclusion or your opinion that
these other three properties are not going to
have an inpact in value, is that based on
your testinony just earlier, that if you
increase the intensity of the visibility,
there's not going to be an inpact in val ue?
No, it's based on the fact that there is no
change in the visibility of, in this case,

t he nost visible structure.

And | think we're saying the sanme thing but
differently. But that's what | neant by
"intensity.” Not an increase of -- not
additional visibility that wasn't there

previously, but an increase in the visibility
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that was there presently, which is a very
nmuddl ed way of saying it probably. D d you
want to respond to that?

A change. R ght. Just a change in
visibility due to the Project.

Ckay. So let's just take two of these
properties, and then | think that we'll have
gone down this road far enough.

Let's take 8947, which is that little
property right here. Do you see that again?
Ckay.

You woul d agree that that property is closer
to the right-of-way than 8929, which renenber
Is right here?

Yeah, 8929 is essentially 80 feet, and 8947
is --

| believe you said it was 70 feet.

-- 1s 70 feet. So they're about the sane
di st ance.

Well, one's 10-foot closer than the other.
Ckay.

And 8947 and 8929, your analysis for both
t hose properties was based on the sane tower

structure, 218; is that correct?
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A | believe so, yes.

Q Ckay. And so, again, howis it possible that
8947 has a different end result than 8929?

A. It's ny assessnment of the change in
visibility on the one is different than on
t he other, which would have to do with
screening on the Project as best | could
observe. Again, not representing this as,
you know, a detailed site-specific visual
exam nation, but an attenpt to get ny arms
around kind of an order-of-nmagnitude estimte
of the nunber of properties that would
experience a change in visibility due to the
Pr oj ect.

Q ' mgoing to put up now the AOT Pl an Sheet
for this area, which is AOT 322. And so
here, Dr. Chalners, is Property 8929. And
that's the one that you said would have an
I mpact, or was likely to have an i npact due
to the change in visibility. Do you agree
with that?

A Yes.

Q Ckay. And the one |I'm asking you about is

across Batchel der Road and is | ocated right
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here. And that's 8947. Do you see that?

A Yeah.

Q And you see this AOT Pl an Sheet depicts sone
vegetative clearing all along here. Do you
see that?

A Yes.

Q Ckay. So you just nentioned that the
di fference between 8947 and 8929 coul d be
some vi sual screening; correct?

A Yes.

Q And this AOT plan indicates that sone of that
visual screening is likely to go away; does
it not?

A Correct.

Q Ckay. But you didn't consider the visual
screeni ng bei ng renoved when you consi dered
t he i npact on 8949, which again is the little
one over here.

A Yeah. G ven the change in the height of the
towers, the relevant screening is going to be
t he screening i medi ately around the house,
not the screening in the corridor. |If you're
at the corridor, if you can see the tops of

those trees being cleared in the corridor,
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you're going to be able to see the taller
structure. But it would be -- sone of these
houses are in a little cocoon of vegetati on,
and they may have either no visibility or
t hey may have partial visibility. But
despite the fact that the structures are
taller, there won't be any material change in
the visibility of those structures.

(Pause)

BY MR VH TLEY:

Q That's all | have, Dr. Chal mers. Thank you.

A Thank you.

CHAI RMAN HONI GBBERG. Who i s goi ng
to be next? M. Tanguay?
VMR, TANGUAY: Yes, it is, M.
Chairman. And | will thankfully be brief.
CROSS- EXAM NATI ON

BY MR TANGUAY:

Q M. Chalners, ny nane is Shawn Tanguay. |'m
with the law firm Gardner, Fulton & Waugh. |
represent a nunber of municipalities that are
intervenors in this case and who are | ocated
al ong the route of the Northern Pass.

I"d like to start off with sone
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clarification fromyesterday. | believe
under cross-exam nation from Attorney Pappas
you stated that you were not an expert in New
Hanpshire property valuation. Was that and
is that your testinony, sir?

A I"msorry. | lost the | ast couple words
t here.

Q Was that and is that your testinony?

A. What's that?
Q That you are not an expert in property
val uati on?
A | still didn't get the | ast couple words.
Q Is it your testinony, sir, that you are not
an expert in New Hanpshire property
val uati on?
A Yeah, | wouldn't represent nyself as an

expert in New Hanpshire property val uation,
no.

Q And in your June 30th, 2015 report, that's
not what we woul d consider to be a New
Hanpshire -- a real estate appraisal report;
correct, sir?

A I"msorry. I'msorry. |f you could just

repeat. |t harder for ne when you're seated.
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Q Your June 30th, 2015, report, would you

consider that to be a real estate appraisal

report?
A No.
Q So if | were to describe your report, it's

essentially a conpilation of case studies and
your analysis fromthat data; correct?

A. Well, sone are literature, case studies,
subdi vi sion studi es, market activity
anal ysis, and then the conclusions | drew
fromthat.

Q And the report is not site-specific in regard
to the current proposed project of Northern
Pass; correct?

A. That's correct.

Q And this June 5th, 2015 report serves as the
basis of your prefiled testinony and your
testi nony before the Commttee this week;
correct?

A That's right.

Q So if testinony or evidence were to be
submtted to this Commttee that established
an adverse inpact to property values by the

Nort hern Pass Project in a particul ar area of
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the Project, there's nothing in your report

t hat woul d repudi ate that testinony or

evi dence; correct?

Well, there is no evidence -- | nean, there
can be no evidence. The Project hasn't been
built yet. So | don't quite understand your
question. Subsequent to the Project being
built, it's possible soneone coul d devel op
evi dence of one sort of another that would
conflict with the opinions that |'ve offered
prospectively of the inpacts of the Project.
But I don't -- there's no evidence that could
be offered now t hat woul d repudi ate ny
conclusion, nmy opinions with respect to the
prospective inpact to the Project.

But if there was evidence submtted that
there is going to be sone sort of inpact to a
particul ar property along the route, there's
nothing in your report that would reject that
t heory or evidence; correct?

No, | couldn't agree with that.

I n your report, you basically have adm tted
to the fact that the HVIL does have sone

I mpact on property val ues, dependi ng upon the
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condition of the property; correct?

A That's right.

Q Ckay. @G ven your testinony under ny
exam nation, isn't it true that there are
limtations that your report has in terns of
determning if the Project poses adverse
I mpacts to properties along the route?

A I"msorry. One nore tinme.

Q G ven what you've testified, isn't it true
that there are limtations that your report
has in terms of determining if the Project
poses adverse inmpacts to the properties al ong
t he proposed route?

A | don't know, really, what you're inferring
by "l'imtations.” W all have limtations, |
suppose. But there are no limtations
that -- | nean, | wouldn't m nd having, you
know, better comps, or | wouldn't m nd having
nore sales. But |I'mnot aware of any
l[imtations in my work relative to what could
have been done.

Q Wul d an appraisal report of the exact
proposed project route been nore effective

than a case study?
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"' msorry?
Woul d an apprai sal report have been nore
effective than a case study?
No.

MR. TANGUAY: Not hing further,
M. Chai r man.

CHAI RMVAN HONI GBERG Ms. Paci k

MS. PACIK: Steve Witley is
going to help me with ny exhibits.

Dawn, can we get the Apple TV,
pl ease?

CRCSS- EXAM NATI ON

BY M5, PACI K

Q

M. Chal ners, good afternoon. M/ nane's
Danielle Pacik. |1 amthe attorney for the
City of Concord, and | am al so the
spokesperson for Miunicipal Goup 3 South. |
just want to start with a followup on sone
questions that you received this nmorning from
Ms. Menard about 41 Haynes Road in Deerfield.

I n your supplenental testinony, which we
have up above on the screen, if you turn to
Page 17, Line 8 --

MS. PACIK: W just have to go

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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]
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BY M5, PACI K

Q

On Line 8 you start tal king about 41 Haynes
Road, and you state that it was actively
mar ket ed over the period between 2011 and
2015 and that it sold in April of 2015 for
$275, 000, or $119 a square foot, which was
consistent with nmarket data for simlar
properties in Deerfield, and then you recite
Attachment 7. 1.

| believe you went over this with Ms.
Menard. But would you agree that when you
wote this statenment, "41 Haynes Road was
actively nmarketed over the period between
2011 and 2015," that | eaves the reader with
the inpression that it was actively narketed
for four years?
| agree that's the inpression that's created.
And | believe this was went over. Correct ne
if I"mwong. But in actuality, the property
was taken off the market in 2011; is that
ri ght?
The end of 2011. That appears to be the

case, yes.

52
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Q Ckay. And | know you had a di scussion with
Ms. Menard about whether or not this
transaction was an arm s length transacti on,
and you di sputed that term nology with her.
But I'd like to turn to your prefiled
testinony, which was Applicant's Exhibit 30.
And if you turn to Page 4 and scroll down a
little bit, it mght be highlighted. Onh, it
i s highlighted. Excel | ent. On Line 24, |I'm
just going to read to you what you wote.

And this is in your prefiled testinony. "The
uni verse of sales"” -- and this is in
reference to the case study -- "was then
filtered to elimnate sales that did not neet
the definition of a 'fair market sale,’
defined as an arnmis length transaction

bet ween know edgeabl e and typically notivat ed
parties.” And then you gave an exanpl e.

"The sal es nost frequently elim nated

I ncl uded foreclosures, short sal es,

| i qui dation sal es and sal es between rel ated
parties"; correct?

A. That's right.

Q So in terns of the use of the word "arnis

53
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know edgeabl e and typically notivated
parties; correct?

A. That's right.

Q In terns of your report and your reference to
41 Haynes Road in your suppl enent al
testi nony, you would agree that it would
| eave the inpression to the reader that there
was an arm s length transacti on.

A. That's right.

Q And you were shown testinmony by Ms. Menard
relative to a transcript when she asked, |
believe it was M. Bowes, questions about the
41 Haynes Road. Do you recall that?

A | do.

Q And | can put it up if |I need to. | do have
it available. But in that transcript, it was
identified that Eversource was actually
I nvol ved in that purchase of the property; is
that right?

A Apparently that's the case. | only becane
aware of that. Frankly, first tine |I've seen
t hat pi ece of paper, seen that transcript.

Q So prior to today, you were not aware that

54
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Eversource was involved in that transacti on.

A That's correct.

Q Ckay. In terns of the transcript, and you
may recall this -- and again, | can point to
it if need be -- it stated that they
purchased the property to deal wth a, quote,
concerned custoner. Do you renenber reading
t hat ?

A Yes.

Q And 1'd like to put up Joint Mini 259.

CHAI RVAN HONI GBERG Ms. Paci k
whil e that's happening, a couple tinmes you' ve
asked to have docunents pulled up and nade
speci fic page references where the PDF page and
testi nony page were different. It was Page 5 of
the PDF, Page 4 of the testinmony. |f you can be
nore specific, that you want Page 4 of the
testinony and Page 5 of the PDF, we'll all get
t here faster.

MS. PACIK: My apologies. | wll
definitely try to do that. Thank you.

BY Ms. PAC K

Q What we have now in front of us is Joint

Muni 259, and it is an e-nail from G na
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Neily, who I'lIl represent to you was the
seller of the property in Deerfield at
41 Haynes Road from Septenber 17, 2013. And
it deals with intervenor status. And | wl|
read to you what | have highlighted. [If you
want to read the entire e-mail, just let ne
know and we can take sone tine. But what it
says is, "W had our hone on the market for
two years, and though we had | ots of
show ngs, the consensus was, quote, nice
hone, too bad it's on the path of Northern
Pass, end quote.” Do you see that?

A | do.

Q Ckay. And you understand this is the
concerned custoner that sold their property

to Eversource; right?

A. Apparently.

Q Ckay.
A | don't know anyt hi ng beyond what | saw this
nor ni ng.

Q And | understand that. And | want to ask you
about that. You had nentioned to Attorney
Steve Judge that, prior to submtting your

suppl enental testinony, you gave a copy to
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Northern Pass to review, is that right?

A Yeah, it was -- | discussed it with ny
attorney friends here.

Q Ckay. And so they had an opportunity to | ook
at it, and they knew that you were submtting
suppl enmental testinony relative to 41 Haynes
Road; is that right?

A They woul d have been aware of that, yes.

Sur e.

Q And we di scussed already that at no tine did
t hey ever notify you that Eversource was
actually involved in that transaction.

A Correct.

Q That i nformati on woul d have been hel pful ;
woul dn't you agree?

A | nean, it bears on the issue of fair market
sal e.

Q And we tal ked earlier that when you read your
report, it |leaves the inpression to the Site
Eval uation Commttee that the sal e of
41 Haynes Road was an arm s | ength
transaction; is that right?

A. That's right. The fact that Eversource, or

whoever it was, if they were invol ved,
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purchased it, doesn't necessarily nean that
it wasn't representative of the market at
that tinme. | nean, this isn't kind of a
bright-line issue. But if you did know t hat,
you'd want to look at it carefully. And you
m ght decide to include it, or you m ght
decide to exclude it on that basis. You
know, there are a | ot of conpanies that buy
and sell property for a variety of reasons,
and there's no reason to suspect it's not a
fair market sale, that they're not
essentially buying it for, you know, a market
price. But it would be sonething that you'd
want to look into in this case.

Ckay. And are you aware that the property's
been |l eft vacant since it's been purchased?
| don't believe so. | knowit's had sone
vacancy, but | really don't have any
information on its current status.

Ckay. And | anticipate further testinony in
this case on this. But you' re not aware of
that information?

' msorry?

You're not aware of that information, as you
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sit here now?

As | sit here now, | don't know anyt hi ng
about its occupancy status at the current
tinme.

Ckay. 1'd like to now go to the case studies
that you did in Concord. And actually, I
shoul d probably clarify. That was the case
studi es that Brian Underwood had perf ornmed;
is that right?

Yes.

And | understand that there were 50 case
studies; is that correct?

Yes.

And they were attached as Applicant's
Exhibit 1 in Appendix 46. And | want to
focus on the four properties that involved
Concord, New Hanpshire. The first was Case
Study No. 44, and it's 41 Hoit Road. And I
will try to get the correct page nunber. |
believe it's Page 1256 of the PDF. And the
report nunmber is Page 1122, if that works.
Actually, it's Page 1121 of the report and
1256 of the PDF. This is 41 Hoit Road. Are

you famliar wwth this property, Dr.
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Chal mer s?
A | visited it. And in |ooking at the picture
of it, I don't have a clear recollection of
it. But I'mfamliar with the information on
it, yes.
Q Ckay. If you scroll down a little bit on

this page, it states that the di stance from
the house to the right-of-way is 7 feet.
That's not accurate, is it?

(Wtness revi ews docunent.)

A It's 7.6.

Q Are you aware that the house is actually in
the right-of-way?

A Well, you know, we didn't get -- we didn't
survey the properties. W did it off of
aerial imagery and in position of the
ri ght-of -way boundaries based on a variety of
met hods. So, yeah, it could be plus or mnus
a fewfeet. Qur estimate -- you know, these
would all be estimates. There's a graphic in
the case study that's been prepared as
carefully as is possible, really --

Q Did you | ook at --

A -- and we got 7.6 feet. But, you know, it
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coul d conceivably be in the right-of-way.

Q Did you ook at the plan submtted by
Nort hern Pass when you made the determ nation
that it was 7 feet?

A No, | don't believe so. W would have been
wor ki ng of f of property records, tax maps and
aeri al inagery.

Q Are you aware that 441 Haynes Road -- ny
apol ogies -- for 41 Hoit Road, that there is
a Joint Use Agreenent entered i nto between

t he property owners and PSNH?

A No.
Q And 1'll turn to Joint Muni 252. W'Il just
blow this up so we can all see it. But Il

represent to you that this is an Agreenent
and Consent to Joint Use entered into between
PSNH and the fornmer owners of 41 Hoit Road.
And if you turn to paragraph, | think
Page 7 --
MS. PACIK: Actually, we can go

up a bit.

BY Ms. PAC K

Q Par agraph 7, excuse ne, of Page 3 of this

docunent. It has an agreenent that the

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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

62

owners agree to cover the full reasonabl e
costs to PSNH for such interference or danage
as a result of its construction and/or

mai nt enance activities within the easenent.
And if you scroll down, this docunent applies
to successors of the property. And that's on
Paragraph 17. It states, "This agreenent
shal | be binding upon and inure to the
benefit of the parties and their heirs,

adm ni strators, successors and assigns." Do
you see that?

Yes.

And you understand that this docunent was
recorded in the Merrimack County Registry of
Deeds?

Ckay.

Wul d you agree that a Joint Use Agreenent
such as this m ght have an inpact on the
property val ue?

Coul d wel |l have, yes.

And this was not referenced in the case
study, was it?

It was not.

Now, if we go back to the case study, under
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Marketing History, it states that the
property was originally listed for $219, 000
and reduced to $199,900; is that right?

Yes.

And the sale price of the property was

$180, 000.

Ri ght.

And above where it says Marketing Period, it
says 106 days; is that right?

Ri ght.

Which is higher than the average on the

mar ket, whi ch was 78 days?

That's right.

Now, there's no reference in this case study
to the fact that this house had previously
been |listed before, is there?

Not that |'m seeing, no.

And if we turn to Exhibit 254 --

Just one second. | was just |looking in the
appraisal to see. Sonetines in the listing
hi story, a nore extensive sunmary |isting

hi story is in the appraisal. But this picks
up with the 219 listing in July of 2012.

Ckay. Wiat |I'm showi ng you is sone M.S

63
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hi story that we nmarked as Joint Mini 254.
And this actually shows a year prior to that,
on June 18th, 2011, it was actually |isted
for $249,900. Do you see that?

A | do.

Q So that is $79,000 nore than what it sold
for; is that right?

A Yes. Forty-nine plus 20 is 69.

Q Ch, 69. I'mnot very good at math. Thank
you for the correction.

M5. PACIK: |If we can go down to

t he next page. One nore.

BY M5, PACI K

Q This is a nore detailed view of the history
of the listing, which you had just nentioned
was not referenced anywhere in the case
study. And it shows that on June 18th, 2011,
it was listed for $259,900, and then it went
down $10, 000 and expired on Decenber 19t h,
2011. Do you see that?

A Yes.

Q And then it was re-listed July 16th, 2012,
for $219, 000.

A Correct.
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Q And it was ultimately sold, we established,

i n about | believe it was Novenber 2012 is
when there was a purchase-and-sal e agreenent,
and that was for $180, 000.

(Wtness revi ews docunent.)

A | don't know that we have a date on the
pur chase- and- sal e agreenent.

Q Ch, it actually sold on Cctober 30th, 2012,
for $180,000. |Is that what your records
show?

A. No. We've got the sale date of March 15t h.

Q March 15th. Ckay.

A O 2013.

MS. PACIK: Can you go back to
t he case study, please?

BY Ms. PAC K

Q So, under the case study for Concl usions,
which is on the next page, the appraiser says
that he believed that the property was
apprai sed at $209, 000 and that there was a 10
percent inpact on the sale price. And he
concluded -- and this is under Apprai sed
Val ue/ Sal e Price/ Marketing Period, the | ast

sentence -- that the nmarketing period was 106
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days, which is 35.9 percent higher than the
aver age days on narket for all other
properties in the town during the sanme
period. That does not reference the earlier
listing that we just | ooked at; is that

ri ght?

I"msorry. | can't agree with that because |
don't understand it.

Ckay. So we | ooked and we saw t hat
originally the property was listed for

$259, 000 in 2011

Correct.

And then it was taken off the nmarket.

R ght.

And it was put back on the market in 2012,
and at that tine it was narketed for 106 days
before it sold at $180, 000; right?

R ght.

And so what you see here doesn't have any
reference to the fact that the narketing
peri od may have been | onger than 106 days
because there was an expired listing in 2011.
That's correct.

Now, he says the appraiser concluded that the
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property was val ued at $209, 000, which he
determ ned was a 10 percent inpact on the

sal e price.

No, no. You're msinterpreting -- that was
the -- the 10 percent was the broker's
opi ni on.

Oh, okay. You're right. So the appraiser

t hought it was $209,000; is that right?

That was his opinion of val ue.

Yes. | apologize. And that's 13.9 percent
above the sale price of $180,000; is that

ri ght?

Correct.

Ckay. So | want to | ook at that $209, 000 and
whet her or not that's accurate. And 1'd |ike
to look at the sales grid, which is on PDF
Page 1266 or report Page 1131. So the first
colum is the subject property, which is

41 Hoit Road. And | believe there's a typo
because it says "5 View Street"”; is that

ri ght?

Correct.

So that should say 41 Hoit Road under

|t em Subj ect ?
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Yeah.

Ckay. So the next, the first conparabl e he
used was 5 View Street. Are you aware that

5 View Street is in Penacook, New Hanpshire?
Is in where?

Penacook.

No. | nean, | took the address literally, as
I ndi cated here, that was in Concord.

And Penacook is part of Concord, New
Hanpshire, but it's a separate section of
Concord. Are you aware of that?

No.

Ckay. And are you aware that Penacook has a
different tax rate fromthe rest of Concord?
No, |'m not.

If you can turn to Joint Muni 255, this shows
our tax rates in Concord. And the first one
shows Concord, which is $27.67, at |least this
year. And for Penacook it shows it's higher;
it's $33.34. Do you see that?

Uh- huh.

And woul d you agree that a different tax rate
m ght have an inpact on the fair nmarket val ue

of a property?
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A Sur e.

Q Ckay. And are you aware that Penacook
actually sends their children to a different
school system than Concord?

A. No, |'m not.

Q Woul d you agree that a different schoo
system m ght al so have i npact on property
val ue that woul d need an adj ust nent ?

A Sure. That would be a consideration for a
| ot of people.

Q And are you aware that the price of hones
sold in Penacook are generally | ower than the
price of hones in the rest of Concord?

A Yeah, | don't have any infornmation on that
one way or another.

Q We can show you. It's marked as Joint
Muni 257. Bear with ne for one nonment.

(Pause)

BY M5, PACI K

Q Sorry for the delay. There's a few exhibits
we had. Here we go. Dr. Chalners, 'l
represent to you that this is a chart that
was put together by the Cty of Concord's

Real Estate Assessing Departnent, and it
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shows -- and this is all public information.
But it's a chart which shows the difference
in the average single-famly hone between
2011 and 2016 for Concord and Penacook.

You' Il see that in 2011 there was a

30 percent difference, and it's been about 26
to 30 percent for all six years. Do you see
t hat ?

Yes.

And so you would agree that if the property
values in Concord are lower -- or are higher

I n general than Penacook, an adjustnent would
need to be nmade on the sales grid for the
conparables; is that right?

Not necessarily.

For |l ocation, you would not make an

adj ust ment ?

You know, I'd rely -- this is a call that a

| ocal residential real estate appraiser has
got to nake. And Correnti is a conpetent,
experi enced | ocal real estate appraiser. The
aver ages, you know, certainly raise the
issue. But I'mnot in a position to

second-guess Correnti at this point wthout
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havi ng | ooked at it in detail nyself.
QG her than these appraisals in this case,
have you ever seen an appraisal for a
residential single-famly property in Concord
bef ore and whet her or not nobst appraisers
make adjustnents for |ocation for properties
bet ween Concord and Penacook?
| don't have any experience with respect to
how apprai sers make that adjustnent or don't
make it, no.

MS. PACIK:  You can turn back to

the case study on the sal es grid.

BY M5, PACI K

Q

You'll see that 5 View Street, if you scrol
down, has the | owest adjusted sale price at
$202, 000 of all the properties. Do you see

t hat ?

Yes.

Ckay. And if you turn to Columm 3, which

Is -- or sorry -- Sales Conparison 3, that's
actually $226, 450 after adjustnents were
made. And a number of adjustnents were nade.
You can see that the gross adjustnents for

that property were 24.9 percent; is that
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ri ght?

A Ri ght.

Q And if you scroll up, this is on Wnterberry
Lane. Are you aware that Wnterberry Lane
al so is in Penacook?

A No.

Q And on this sales grid there are no
adjustnments for a | ocati on between Penacook
and Concord; is that right?

A. That's correct.

Q Ckay. |1'd like to turn to Case Study No. 45.
And this is 500. And this is 569 nountain
r oad.

A Is this a case? Can you give nme a case study
nunber ?

Q Yes. It's Case Study No. 45, and |I'm just
trying to find the page nunber for you right
now. | believe it mght be 1280, which is
the PDF nunmber. So the first page of Case
Study No. 45 is PDF 1278, and the page nunber
of that is 1143 of the report. And this is a
property at 569 Muntain Road. And you
described this -- is this you or M.

Underwood that determned it was partially
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visible, clearly visible or not visible?

A That woul d have been M. Underwood.

Q And did he use the same net hodol ogy as you?

A Yes.

Q So that was if you could see part of the
line, it was partially visible?

A Part of the structure, principally.

Q Ckay. So you need to see part of the
structure and part of the |line?

A. Not necessarily. The focus here, in
summari zing this, would have been on the
structure visibility.

Q Ckay. Under Interview Data on this case
study, for Transaction Interview, this a
di scussion M. Underwood had with the |isting
broker. It says, "The HVIL could not be seen
fromthe house or fromoutside," and then he
has in quotes [sic], "this is contrary to the
exterior inspection. There is heavy tree
growt h and buffer between the house and the
right-of-way." So the realtor thought that
you could not see the transm ssion line; is
that right?

A Yes, that's how | interpret this.
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Q Ckay. Have you ever been to this property?

A Yes.

Q And are you aware of whether the line is
vi si bl e?

A I woul d have made an observation with respect
to consi stency of M. Underwood's
observations here, so | would have concurred
that it was partially visible based on ny
visit.

Q And you never actually went to the house, did

you? You went to the road?

A Correct.

Q So when the broker said that the house --
that the |line could not be seen fromthe
house or fromthe outside, at |east fromthe
house you don't know whether that |ine could
be seen fromit, do you?

A You know, sonmetines | think you can tell at a
pretty high |l evel of certainty and ot her
tinmes you can't.

M5. PACIK: Ckay. Can we turn to
Joint Muni 251.
BY Ms. PAC K

Q This is a picture that was just taken about
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five days ago, July 25th, 2017, of the
property. Do you see any structures in this
property behind the property?

(Wtness revi ews docunent.)

A What am | |ooking for? |1'mlooking for two
wood H-franes, | guess?

Q I'"mnot quite sure. | don't see them

A Well, it helps if you know what you're

| ooking for. You know, nothing junps out at
me. There's one... |'ve spent of |ot of
time | ooking through the trees trying to find
structures, and there's one pretty vertical
el enent over kind of the | eft-hand garage
door. But that seens a little too tall. So
there's not hing obvious that junps out as a
structure, no.

Q And the driveway you can see is, | don't know
iIf you'd call it long, but there is a
dri veway between the road and the house;
ri ght?

A Correct.

Q And you never went up to the house to see
whet her or not any structures were visible

fromthe house.

75
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A That's right.

MS. PACIK: Now, can we go back
to the case study for a nonent? And if we go a
coupl e pages forward there's anot her photograph
of the house. And if you go anot her page
down. ..

A Where is that?

BY M5, PACI K

Q This actually shows the house and the
proximty to the right-of-way and the cl osest
structure. And according to this map, it
says that the house is 269 feet fromthe
ri ght-of-way and 407 feet to the cl osest
structure; is that right?

A Yes.

Q So, at nost, when you say that this is
partially visible, we weren't able to see any
structures fromthe road, but you think that
sonet hi ng m ght have been able to be seen
t hrough the trees?

A No, that's not the correct interpretation
here. The broker reported that neither --
that there were no structures visible from

the house or otherwse. But this is contrary
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to the exterior inspection. This is contrary
to what we observed. |If you go back to that
phot o, go back two pages fromthis, | think I
saw the structure in the trees.

Ckay.

| may be wong, but what this inplies is that
we concluded -- see right over that shutter
on the bay w ndow, the right-hand shutter on
the bay window? | don't know. This
obviously isn't conclusive and may be ny

I magi nation, but -- yeah, | think I'mjust
seei ng trees.

But in any event, this conment is
explicit, that we contradicted, or that Brian
contradi cted the broker based on his personal
I nspection, which neans that he was able to
see the structure partially through the
trees.

Ckay. Let's turn to the next case study,

which is Case Study No. 46. And this is on

page, well, PDF -- hold on. | want to neke
sure I'mgiving you the right one. [It's on
Page 1168 of your report. |I'mnot quite sure
what PDF nunber it is. | believe it m ght

77
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be -- did you find it? PDF No. 1303. And
this is Case Study No. 46, 16 Brookwood
Drive. And it starts off by saying it's a
one-story, single-famly hone. And it states
t hat the house was built in 1965 and it's in
average condition. And then if we go to the
next page, under |nprovenents and Visibility,
it says it's a one-and-a-half-famly hone.
Do you see that?

(Wtness revi ews docunent.)
It's highlighted?
Oh.
Do you see where it says --
Yeah, yeah, | see it. I'mjust trying to
understand the... but in any event, yeah,
that's inconsistent with what's said on the
first page.
And then if you go to the next page, there's
a picture of the house, and it shows a
two-story hone; is that right?
That's correct.
Ckay. So we can all agree it's a two-story
hone.

Yeah. Sonetines they do a one and
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three-quarters. |'mjust not sure about the
| ocal . ..
(Wtness revi ews docunent.)

A But anyway, it looks like a full second
story.

Q Ckay. And it had said that it was a
t hr ee- bedroom on the case study; is that
ri ght?

A The | nprovenents are described as three
bedroonms. R ght.

Q Ckay. And going back to that first page, it
states that it was on the market for 105
days, which was pretty close to the average
for the city, which was 96 days, and that the
property was originally listed for $239, 900
on July 25th, 2011, and it sold for $237, 000.
So the reader of this case study woul d be
under the inpression that it sold for $2,900
| ess than what it was originally |listed for;
Is that right?

A Correct.

M5. PACIK: Ckay. 1'd like to go
to Joint Muni 248.
BY M5, PACI K
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Q And this is the listing history of the
property. Are you aware that February 10t h,

2010, it was actually put on the market for

$285, 0007
A Ckay.
Q That's a ot nore than what it was |listed for

in July of 2011, which was $239, 900; right?

A Right. That's pretty common.

Q And it was then taken off the market after
about ei ght nonths, on Novenber 1st, 2010; is
that right?

A Apparently.

Q So in terns of that marketing tine frane,
that extra eight nonths, it's not referenced
anywhere in the case study, is it?

A That's right. This refers to the current
i sting.

MS. PACIK: Gkay. Can we go back
to the case study?

BY M5, PACI K

Q I f you | ook under Transaction Interview, he
wote, according to M. Underwood, under
Transaction Interview it says, "According to

the listing broker, there was an i npact on
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the property's marketing period due to the
HVTL. The broker indicated that the HVIL was
visible frominside and outside the house.
There was no comment on inpact on value."

And if you go to the next page, under

Sunmmary, again it says, "The broker indicated
an i npact on marketing period, but the days
on market for the transaction were very
simlar to the city average.” And this is
M. Underwood's statenent. There's no
reference here to that extra eight nonths
that this property was on the market and that
listing expired, is there?

A No, there isn't.

Q Wien he concl uded that there was only a
possi bl e adverse effect of the HVIL on the
mar keti ng peri od, again, that doesn't discuss
that extra eight nonths, does it?

A No, it doesn't.

M5. PACIK: Can we go to Case
Study No. 47.

BY Ms. PAC K

Q This is Page 1327 of the PDF, or the report
Is Page 1192. Dr. Chalners, No. 47 is 86 Qak
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H Il Road. And this is a house near Turtle

Pond. Are you famliar with that?

A | think that's one that | have | ooked at a
couple of tinmes. Well, yeah, | nean, |
visited. | don't recollect a |lot of the
details, but I"'mgenerally famliar wth the

wWite-up on it.

Q Ckay. And this is a house that is a snall
house along the water. And it sold,
according to the case study, if we scroll
down, it sold for $115,000. Do you see that?

A Yeah.

Q And $115,000 is | ow conpared to the average
sales price in Concord; is that right?

A. Yes.

O

The average price in Concord, according to
t he case study, is $196,900; is that right?
You have to say "Yes" or "No."

Yes.

Ckay.

O | presune it is.

o >» O >

It's on Page 1335 of your report -- or
actually Page 1200 of your report, if you

have that in front of you, under Market Area.
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Do you see that?
(Wtness revi ews docunent.)

A No. \What page nunbers are you using there?

Q So if you go -- let's just show you on the
screen. Page 1335 of the report, the average
price in Concord --

A Ckay. Yeah.

Q -- in 2011 was $196, 900.

A Ckay. Yeah, | didn't know where you were
referring to.

Q So, $115,000 is nuch | ower than the average
price in Concord; correct?

A Correct.

Q If we go back to the first page of that case
study, this is a property where M. Underwod
determ ned that there was no inpact of the
hi gh-vol tage transm ssion line on the
property; although, the realtor explained
under Transaction Interview that there was
m ni mal i npact on the property's nmarketing
period and sale price, but it was due to the
price point of the property and the overal
size of the house. Do you see that?

A | see that, yes.
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Ckay. And basically, there were a few
potential buyers that rejected the property,
but at the price point there were other
buyers unaffected. Do you see that?

Yes.

So this house, you' d agree, was priced to
sell.

Well, it was a very, very snall house, too.

| nmean, it was priced appropriately, yeah.

It was apparently priced at its nmarket val ue.
Wll, that's what M. Underwood det er m ned;
ri ght?

Right. And it -- yeah.

Ckay. Now, in terns of the analysis that M.
Underwood did, there's no reference in this
case study to a Joint Use Agreenent between
this property owner and PSNH, is there?

Not to ny know edge.

Ckay. And we already discussed this wth

41 Hoit Road. But you agreed that if there's
a Joint Use Agreenent, that could very well

I mpact the market value of a property; right?
It coul d.

Ckay. And that's sonmething that you woul d
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probably want to have referenced in the case

study; correct?

A Yeah, if you're aware of it.

CHAI RVAN HONI GBERG Ms. Paci k.
MS. PACI K:  Yes.
CHAI RVAN HONI GBERG. W need to
break sonmetine in the next ten m nutes or so.
MS. PACIK: Okay. [|I'IIl just
finish this one up. If we can turn to Joint
Muni 253.
BY Ms. PAC K
Q This is an Agreenent and Consent to Joint
Use, simlar to the one that we saw for 41
Hoit Road, and this is for 86 CGak Hi Il Road.

Do you see that?

A. | do.

MS. PACIK: And again, can we
scroll down, | believe it's a coupl e pages.
There we go.

BY M5, PACI K

Q On this particular Joint Use Agreenent, it
says that Ms. Brubaker agrees that if PSNH
needs to conduct additional transm ssion

| i nes or upgrade current lines wthin the
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easenent, she wll cover in advance the full
reasonabl e i ncreased costs to PSNH as a
result of its use of the easenent. And I'|
represent to you that the use of the easenent
amount in this particul ar agreenent deals
Wth a septic system

Ckay.

And again, this could inpact value; correct?
Sure.

Based on the | ocation of the transm ssion
line on the property. Agreed?

Yeah, the | ocation of the corridor on the --
yeah, the conbi ned, the easenent and what ever
Isinit, right.

Ckay. And again, just so we're clear, this
particul ar agreenment was recorded with the
Merrimack County Registry of Deeds. And if
you | ook at the top of that page, you can see
t he book and page nunber. Do you see that?
Yes, | do.

And this agreenent is also binding on all of
the heirs, adm nistrators, successors and
assigns. And that's in Paragraph 19. Do you

see that?
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A Yes.
MS. PACIK: | think now woul d be
a good tine to take a break.
CHAI RVAN HONI GBERG W'l | break
for 10 m nutes, maybe 15.
(Recess taken at 3:52 p.m, and the
hearing resuned at 4:11 p.m)
CHAl RVAN HONI GBERG Al l right.
Ms. Paci k, you may resune.
M5. PACIK:  Thank you.
BY Ms. PAC K
Q Dr. Chalners, I'd |like to now review the
spreadsheet that you prepared and that was
provided to the parties yesterday as
Applicant's Exhibit 197. And | want to focus
on just the properties that you | ooked at in
Concord. And | narked the docunents that |I'm
going to review wth you as Joint Mini 256,
and I will provide that after your testinony
t oday.
The first properties that | want to | ook
at wwth you are in the Brookwood Drive area
and Fox Run Drive area. Are you famliar

with that area i n Concord?
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A In the context of these properties, yes.
MS. PACIK: Ckay. |If we could
turn to Page 2 of Joint Mini 256.
BY Ms. PAC K
Q And as you can see, this is an over head
Googl e Earth photo which has a red square
show ng where Brookwood Drive and Fox Run

Drive are located in Concord. Do you see

t hat ?
A Yes, | do.
Q It's off of Hoit Road; correct?
A Correct.
Q Now, | understand that, simlar to what we

| ooked at in the case studies, when you went
out and you | ooked at the properties and
whet her you t hought there m ght be any
property inpact because of the new
transm ssion |line, you made a determ nation
of whether the current existing line is
clearly visible, partially visible or not
visible at all; is that right?

A. That's right.

Q And the first property I want to look at with

you is the property at 14 Brookwood Drive.
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And if we go to the next page, | have it

hi ghli ghted for you. And according to your
spreadsheet, it states that the hone is

33.7 feet fromthe right-of-way and that the
current line is partially visible; is that

ri ght?

Yes.

And you state that after the new transm ssi on
line that's proposed, if it is built, that

t here woul d be continued partial visibility
and no i npact on value; right?

That's right.

If we go to the next page, which is Page 4 of
t he package, it shows a phot ograph of

14 Brookwood Drive. Do you see that?

Yes.

You can see there's a tree buffer behind the
home; right?

Correct.

And this is a hone that you decided or you
determned that the line is partially visible
at; right?

That's right.

If we go to the next picture, this shows
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determ ned that at | east sonewhere al ong the
way you woul d be able to see a structure; is

that right?

A Yes, | was able to see one. Hmm hmm

Q Ckay. You can't see themin these
phot ographs. 1Is that -- would you agree with
t hat ?

A. I haven't seen one yet.

Q Ckay. So when you say that it's partially
visible, wll you agree that there m ght just
be a small section of a structure that's
vi si bl e sonewhere through the trees? |Is that
what you're determning as partially visible?

A Yeah. The partially visible category is a
very broad one, but it falls in between none,
can't see anything anywhere, and clearly
vi si bl e, which neans that above the tree |ine
you can see the full portion of the structure
to which the conductors are attached. So,
partial can range from seei ng nost of the
structure, but not quite all of it, to just
bei ng able to catch a hint of a structure

t hrough wi nter foliage.

90
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And this property m ght be one of those where

you could just catch a hint; right?

Coul d wel |l be.

If you go to the next page, this shows sone

of the tree clearing on a plan. And I'1

represent to you that during the construction

panel we were at l|least notified that there

woul d be just tree trimmng and no trees, no

mature trees at 14 Brookwood Drive renoved.
And | under stand when you went out to

t hese properties and you nade an assessnent

as to whether or not the |ine would be nore

visible if it's constructed, you didn't | ook

at this particular map that showed the

proposed tree clearing area, did you?

| did not have this map, no.

Ckay. The next page shows the property where

the new poles are going to be |ocated. And

if we blowit up alittle bit, what | tried

to do is draw a red arrow show ng t he

property that we're | ooking at, which is

14 Brookwood Drive. Do you see that red

arr ow?

Yes.
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Ckay. And the identifying nunber that's been
used by Northern Pass is 7905 for this
property; right?
Correct.
Ckay. And for this particular property, you
see that there's one existing structure.
It's a purple square. That's at the other
end of the right-of-way corridor fromthe
hone; correct?
That's right.
And the hone is that yellow circle in that
square on the parcel ?
Yes.
Ckay. And you can see that -- oops. Bear
with ne for a second while we get this back
up.

(Pause)
So, currently the 115 line is actually on --
I's behind the neighbor's house. Do you see
that on the white square at Parcel 79047
Ri ght.
And that's getting rel ocated 45 feet closer
to the hone on 14 Brookwood Drive, and a new

line is actually al so being added. Do you
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see that?
Yes.
And t he nunbers of these particular poles are
3132-81 and F139. 181.

And you did have this map when you went
out to the property?
Yes.
And you nmade a determ nation that there woul d
be no inpact on the property val ue because
currently there's sonething partially
visible, and after the new transm ssion |ine
Is constructed, if it is approved, it would
still be partially visible; right?
That's right.
And you didn't give any consideration to the
fact that two poles were actually getting
constructed in this person's back yard.
Right. There's just one correction that |
woul d make. You've been saying that there
woul d be no i npact on property value. Again,
what we're tal king about here is a change in
the likelihood or the probability of val ue.
W're not saying if there is a change, there

wll be a change in value, or if there isn't
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a change, there won't be. W're talKking
about the likelihood or probability. And in
particular, if there's a change, the
probability of effect goes up fromvery | ow
to maybe 50/50. But we're not saying that
there will be an effect. W're sinply saying
there are properties considerably nore
vul nerable to effect should they be sold.
It's a mnor point that's inportant.
M5. PACIK: Let's go to the next

page.

BY M5, PACI K

Q And | just want to quickly review this. But
those two poles that we just saw that are
going to relocated, the one on the neighbor's
property that's currently over there, the 115
line, is 43 feet, and the new ones will be 75
and 83.5 feet. Do you see that?

A Yes.

MS. PACIK: Let's go to the next

page. Can you zoom out ?

BY Ms. PAC K

Q So when you say -- we had just a discussion

about change. And on your spreadsheet it
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says, "Change, Yes or No." Do you see that?
Yes.

And so when | see "Change, Yes or No," |

t hi nk nost of us probably assune that neans
is there going to be a change or potenti al

I mpact in the property value; right? And
you're saying that nowit's just nore likely
than not that there will not be a change, a
50/ 50 chance?

No. | think the way you've got to interpret
this colum is it's sinply summari zi ng

whet her or not there's a change in visibility

of structures in the category of visibility

of structures due to the Project. | nean,
that's -- don't take it any further than

t hat .

Then why --

Well, let me just add one nore sentence,

okay. But ny opinion, then, is that if there
Is a change in the category of visibility,
then there is a significant change in the
probability of a property value inpact shoul d
t he property be sold, and that increase in

probability increases fromsonething that's
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very small to sonmething that's on the order
of 50 percent. GCkay? So this is certainly
associ ated with an increased probability of
effect, but it's literally, sinply a
calculation or a rendering of the difference
between what's in Columm 1 and what's in
Colum 3 there, the structure visibility sort
of before and after. And if it says
"clearly/clearly,” then there's a "No," and

if it says "partial/clearly,” then there's a

"Yes," or "nonel/partial," there's a "Yes."
The next property I'd like to ook at is

12 Brookwood Drive. And this is a property
that's 39.2 feet. And you say it's clearly
visible currently. It's clearly visible if
this transm ssion |ine as proposed is
constructed. And the probability of inpact
on value when it's sold is "No"; is that

ri ght?

R ght.

Ckay. So let's go to the next page and | ook
at 12 Brookwood Drive. And this is a

property which you state is clearly visible

in terns of the conductors. And fromthis
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angl e, at |east, you would agree you don't
see any; is that right?

| don't see any, no.

And t he next photograph that we have, which
is on Page 11 of the PDF, actually shows sone
| i nes behind the shed. Do you see that?
Yes.

Ckay. And this is -- is this why you
determned that it's clearly visible is
because of this angle of the line fromthe
house?

| can't... | wouldn't say necessarily it's
that angle. A good deal of this work was
done when | eaves were off. But "clearly

vi si bl e" has a very specific nmeaning. So we
were able, when this property was being

i nspected, to see the structure, and it was
our inpression that the structure coul d be
seen fromthe house and that there was an
unobstructed view of the portion of the
structure to which the conductors are
attached. Again, the photography doesn't
hel p us nmuch here but... but that was a

definitive concl usion and woul dn't have been
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offered here unl ess there was good evi dence
for it.

Ckay. So let's go to the next page. This
shows the current plan for the new line. And
it shows that right now there's one structure
behi nd this house, the one you can see an
arrow pointing toit. And that's the 115
line that's getting renoved. You can see two
structures are going to get relocated; that
115 line is going to cone 45 feet closer to

t he hone, and then the new yell ow square is

t he new transm ssion |ine kind of near the
edge of the property. Do you see that?

| do.

And the picture that we saw, the one above,
actually was viewing that angle; is that
right? The edge of the property |ine near
the shed of that house, or the garage?

R ght, off the right-hand side of the
property as you're looking at it. R ght.

So if the poles are located in that area,
woul d you agree that it's nore -- it's likely
that they'll be nore visible after the |ine

is constructed in that area?
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A
Q
A.
Q

That they will be clearly visible both before
and after. | don't know that they'd be nore
visible, but they'll be clearly visible in

bot h cases.

Well, you' re going to have two new poles in
the area where there's sone clearing, and the
pol es are both going to be taller than the
current ones; right?

Correct.

All right. So let's go to the next page.

Next property |I want to |look at is on Hoit
Road. It's 37 Hoit Road. In this one you
state it's 67.3 feet fromthe road. And for
partial visibility, the structure is
partially visible and the conductor you state
is clearly visible. And the conductor are
the wires; right?

That's right.

And then after the proposed plan you wite
that it's partial and clearly; right?

That's right.

And that there's no change.

Correct.

And this is based on your review of plans
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A
Q

that did not show any tree buffers getting
renoved; is that right?

That's right.

If you go to the next page, this is just an
overhead of 37 Hoit Road, just to give you a
perspective as to where it is. And it's near
t he corner of Hoit Road and Mount ai n Road.
And that's Page 14 of Joint Muni 456. And if

you go the to next page -- 256. M

apologies. |If you go to the next page, that
shows the hone fromthe street. Do you see
t hat ?

Yes.

And | understand that different angles m ght
show different itens. But at |east fromhere
you don't really see any wires or poles in
this picture, do you?

| don't believe so.

Ckay. Let's go to the next page. This is

t he proposed plan. And you can see there's
an arrow, a red arrow showi ng where that hone
on 37 Hoit Road is. Do you see that?

Yes.

Ckay. And you can see that there are going
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to be two structures | ocated behind the hone,
3132-86 and F1391-77. Do you see that?

A Ri ght.

Q And then at the corner Hoit Road, actually on
t he nei ghbor's property, which is 41 Hoit
Road, you can see two other structures that
are proposed; right?

A Yes.

Q Do you know how tall those structures are
proposed to be?

A. No, |I'd have to | ook at the chart.

Q All right. |If you go to the next page, we
have them hi ghlighted. And they're between
92 and 101.5 feet. Do you see that?

A Yes.

Q And the current heights of themare 52 and
56.5 feet. Do you see that?

A Ckay.

Q If we go to the next page, this shows the
tree clearing behind the house. And you were
not aware that there was clearing proposed
behi nd this hone at 37 Hoit Road?

A Not the specific plan on a site-specific

basi s, no.
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Ckay. But that doesn't change your opinion
as to how nuch of the conductor or the wires
wi ||l be visible because you had stated that

t he conductors were only partially visible.
But if there is clearing, it mght actually
be clearly visible; right?

Yeah, that's possible. But as | indicated
earlier, the focus -- although the conductor
visibility was recorded subsequently, that it
turned out that that was just too difficult
and anbi guous | think for some of the reasons
you' re suggesting, that we really just
focused on structure visibility.

Ckay. But in terns of structure visibility,
when you nade that |atter determ nation, you
didn't have this plan in front of you, did
you?

That's correct.

Ckay. So in your spreadsheet that you have,
that RONWNw th the before and after conductor
visibility, should we just ignore that?
That's what |'ve done subsequently.

If you go to the next page, the next property

I want to look at just briefly is 41 Hoit
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A

Road. We've already spent sone tine tal king
about that particular property this norning.
Do you recall that?

Yes.

And on this spreadsheet it doesn't say 7 feet
to the right-of-way; it actually says

36.1 feet. Do you see that?

Yes.

So that's a different nunber than what you
had provided in the case study?

Correct. This is -- right.

Ckay. And if we go to the next page, do you
see that black line in the red box?

Yes.

Ckay. That's the edge of the right-of-way,
isn't it?

Ckay.

And do you see the hone in the right-of-way
t here?

Yes.

So that 37.5 nunber that we just saw, that's
wong, wouldn't you agree, fromthis

over head?

Certainly appears to be.
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Q

| don't want to spend a lot of tine on this,
but in terns of the proposal for this
particul ar hone and the newline, if we go to
t he next page -- actually, let's take -- so

t hese are photographs of 41 Hoit Road. Do
you see this?

Yes.

You can see one of the poles in its back yard
there; right?

Ri ght.

And we | ooked -- we established earlier that
was about 50 feet high?

Correct.

And it's going to be about 100 feet high
after it's reconstructed?

Ri ght.

And if you go to the next page, you can again
see one of the poles in the back yard. And I
believe that's actually one of the |lines
that's not getting renoved. |It's 75 feet; is
that right?

I'd have to | ook at the maps to be sure.

Ckay. Go to the next page. That again shows
the pole that's about 45 to 50 feet high
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that's getting -- wll be about 100 feet
high; is that right?

A Yeah, | think so. Again, | --

Q W'll go back to the plans in a nonent. So
let's go back to the next page. And this is
Page 24. And in this vicinity you see a
shed; right?

A Yes.

Q And there's a pole in this particular area
t hat we can see on the plan, but you can't

see this currently in this photograph, do

you?
(Wtness revi ews docunent.)
A Is that in the tree |line there? Again,
there's sone vertical -- it's certainly not
cl ear.

M5. PACIK: Okay. Let's go to

105

the next page. Actually, we're going to have to

go back a few pages to the plan. | apol ogi ze.
Go back one nore. Keep going.

BY Ms. PAC K

Q All right. So we're back on Page 16 of the
PDF. And this actually shows where the new

pol es are going to get |located. And you can
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see that white one, the white 115 square that
the cursor is over is F 1391-76. You see
that's getting noved 45 feet closer to the

ri ght-of-way. Do you see that?

Ckay.

And we had | ooked at that picture of the
trees a nonent ago, where you weren't sure
whet her you could see a pole in that, and
that's in that vicinity. Are you aware of

t hat ?

Ckay.

Ckay. So when this pole is noved and it
doubles in size, the hone will basically be
in the shadow of that pole; is that right?
It'll be close to it, yes.

I'd like to go now to | ook at 516 Mountain
Road. So this property is actually the only
one in Concord that you concluded m ght -- or
w Il probably have an inpact on value when it
sells. And this property is 6.7 feet from

t he edge of the right-of-way. Currently the
conductor is partially visible, and you state
that it will be clearly visible after the

transm ssion line is constructed, if it iIs

106

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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]

approved; is that right?

A Correct.

Q If we go to the next page, this is an
over head that shows 516. And you can see the
tree buffer behind that hone; right?

A Yes.

Q And if you go to the next page --

107

MS. PACIK: Actually, we'll skip

this one. Skip that one, too.

BY Ms. PAC K

Q So, Page 29 of Joint Muni 256 shows the tree
clearing. And were you aware that all of the
trees behind this hone were going to get
renoved?

A No.

Q Ckay. But this is a situation where you
woul d agree that there's a probability that
there's going to be a property val ue i npact
to this house; right?

A Yeah, that's what we assunmed in any event.
Yeah, that's what we assuned, that there
woul d be a change in structure visibility
and, therefore, the probability of an inpact

shoul d the property be sold woul d i ncrease.
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Q Wher e woul d you have -- now, fromthe hone |
don't believe you can see any of the
structures. Were would you have to stand to
see the structures on this particul ar
property for purposes of naking your
spreadsheet ?

A Again, there are a couple of possibilities.

G ven the access to the corridor fromthe

ri ght-of-way, in sone cases we wal ked up the
ri ght-of-way. We certainly would have wal ked
up and down the frontage in front of the hone
and - -

Q So when you say it's partially visible
currently, it could be because it's partially
visible at the edge of the people' s property?

A No. W tried to assess it as it would be
seen fromthe house.

Q But you didn't go up to the house, did you?

A No.

Q So you had to nmake an assunption as to
whet her or not you could see it fromthe
house?

A Yeah, nade a judgnent based on the situation.
Frequently you could tell. | nean, you have
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a pretty good idea, you feel pretty
confident. |In sone cases it was difficult,
and that's why, again, |'d be careful to
represent that this is -- the purpose of this
is inportant. It's not to nake a definitive
statement with respect to this property, but
it'"s to try to cone to sone kind of

order-of -magni tude estimte so we can talk
about whet her or not there are going to be

di scerni ble effects on | ocal and regi onal

real estate markets. So it had a -- and the
| evel of detail we could achieve to neet that
objective | think was just fine. | feel very
confortable wth that conclusion. But the
concl usi on on any given property wth respect
to the particular clearing, the particular
structures, a definitive assessnment for any
given property woul d obviously require a | ot
of -- all of these maps and a careful on-site
I nspection, and very careful definition of
the points fromwhich the visibility was
bei ng assessed. And we didn't do that, and

t hat wasn't our objective.

Q Ckay. Let's go to the next page. So when
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you nade a determ nation as to whet her or not
there woul d be regi onal effects and whet her
there'd be any sort of inpact on property,
what you did is | ooked at all of the pages of
t he spreadsheet and you added up the "Yeses";
ri ght?

That's right.

So, whet her or not sonething was categori zed
as partial or clearly, it didn't nake any
difference at the end of the day in ternms of
what you were adding up, in terns of the
"Yeses"; right?

Yeah, the issue was change. The "Yes"
represent change, and it didn't nmatter

whet her it was none to partial or partial to
clearly. The yeses designate the nunber of
cases in which there was a change in
visibility of structures.

Ckay. So, setting that aside for a nonent, |
had a questi on because you go from Mount ain
Road to Gak Hill, and | was confused about
why Sanborn Road did not appear on your |ist.
And are you aware whet her or not there are

honmes on Sanborn Road that are within 100
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feet of the right-of-way?

There are, but they were built too recently.

Those are 215 construction, | think. And
they sinply m ssed the date at which this
list was originally conpil ed.

But you just updated this list in March,
didn't you?

Yeah, but we didn't update the -- we didn't
go out and do new neasurenents based on new
devel opnent .

Didn't you add 41 Haynes Road to this list?
Yeah, there were edits to that, but that
didn't have to do with new construction.
Wl l, new construction in 2015 before the
Application was submtted isn't really new
construction, is it?

Wll, | think that's the reason -- |'mjust
expl aining to you ny understandi ng of the
reason that | didn't -- that those two
properties were not included on the I|ist,
because they're clearly within 100 feet,
they're very close, is that they sinply
didn't show up at the tine these runs were

made by the engi neers.

111

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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]

When you did your site visit, did you
actually see those hones?

Which site visit?

Wl l, you had nmentioned that you did visits
to all of these properties to make your
assessnent as to whether there was clear,
partial or no visibility.

Ri ght.

When you did the drive, did you see the hones
on Sanborn Drive?

I had no reason to go to Sanborn Drive.

Ckay. Let's go to the next page. | don't
want to spend a lot of tine on this because |
t hink we've already discussed that they're
not there, and we know why now. But if we go
to the next page, this actually shows the two
hones on Sanborn Drive which you agree are
both within 100 feet of the right-of-way;
correct?

Yeah, they're -- yes.

112

MS. PACIK: Ckay. Can you go to

t he next page.

BY Ms. PACI K:

And t hese are just photographs, [|'IlI
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represent to you, of the hones. This is 61
Sanborn Road. Do you see that?

Yes.

Ckay. |If you go to the next page, that is

67 Sanborn Road. Do you see that?

Yes.

So you made no eval uati on as to whether or
not there would be an inpact on these
particul ar properties on your spreadsheet;
correct?

Yeah, | can -- | have | ooked at the aeri al
phot ogr aphy because apparently these two
properties cane up in a prior session of sone
sort. And they both have total clear
visibility of the existing. They're right on
top of the corridor, and they have cl ear
visibility of the existing corridor. The
driveway to one goes right down the

ri ght-of-way under or beside the lines, |
guess not directly under the lines. So there
won't be any change in visibility for these

two properties.

M5. PACIK: Let's go to the next

page.
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114

BY M5, PACI K

Q This is an area by Interstate 393 that | want
to look at for a nonent, and it's -- the hone
that | want to talk to you about is on
Portsmouth Street. And if we go to the next
page, it's highlighted in yellow. And the
house is 253 Portsnouth Street. And
according to your chart, the hone is
98.2 feet fromthe right-of-way. And you
state that it's clearly visible -- the
structures are clearly visible now They
will be clearly visible after the
transmssion line is built, if it's approved
and constructed, and that there's no change
in the probability of having a property val ue
inmpact if it's sold; is that right?

A Correct.

Q Ckay. So on the next page | just want to
take a quick | ook at the house. Do you see
t he honme? You can see the structure behi nd
that tree buffer; correct?

A Yes.

Q And 1'Il represent to you that that is

253 Portsnouth Street. Are you famliar with
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this particular |ocation?

A |'ve visited it once.

Q So I'll represent to you that during the
testi nony of the construction panel, that
pol e that you see behind that tree, we were
told that it's 74.5 feet high. Does that
sound correct to you?

A It could be. Yeah, | don't have any reason
tothink it isn't true, it isn't accurate.
Whi ch pol e are you tal ki ng about ?

Q Well, we just lost it. Steven Wiitley's
going to bring it back. There, he's got it
again. Do you see --

A Wl l, which one? The one on the far
ri ght-hand side or the one in the background?

Q Yes, the one on the far right. M apol ogi es.

Are you aware that Eversource had
submtted a proposal to the Departnent of
Transportation? It's a design concept which
woul d i ncrease the height of that pole to 165
feet fromits current height of 74.5.

A No.

Q This is the first you' re hearing of this?

A Is that not what's represented on the nmaps?
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Q It's a design concept that was submtted to
t he Departnment of Transportation to address
concerns about crossing Interstate 393, and
t hat was di scussed during the construction
panel's testinony.

MR. NEEDLEMAN: |1'mgoing to

object to that. Wth respect to the

116

construction issue, it was not to increase this

pole; it was a change in the plans with respect

to the proposed structures. | think that needs

to be clear to M. Chal ners.
CVSR. BAI LEY: Ms. Paci k?
MS. PACIK: My apol ogies. Let
clarify that.
BY Ms. PAC K
Q This particular pole is 74.5. It's P145-101.
And | believe it's proposed to be 120 feet
tall. Are you aware of that?
A No, not as | sit here. No.
Q And then there's another pole that wll be
added to it, which is the new proposed
Nort hern Pass Transm ssion Line, which would
be potentially 165 feet tall. Are you aware

of that information?

e
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A Not as | sit here, no.

Q Ckay. And the fact that there m ght be a
165-foot pole in the vicinity of this hone,
does that inpact your opinion as to whether
or not there's any potential inpact on val ue
If this house is sold?

A No. Qur conclusion here is that there would

be -- that there are structures visible now,

and clearly visible, and they woul d be
clearly visible in the after-condition as

wel | .

So it doesn't matter how high it is.

That's right.

Ckay.

Once it's visible.

o >» O > 0

And the fact that this home mght be in the
shadow of a pole, that doesn't make a
difference to you in terns of your

met hodol ogy and your opinion; is that right?
A That's right.

Q The next property I want to look at is on Add
Loudon Road, and | just have a couple nore |
want to qui ckly go through.

Just so you're aware, Dr. Chal ners,
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Page 40 of Exhibit 256 is the reference to
the height of the poles. And I'll just
represent to you that during the testinony,
where it says 160 feet tall, we were told
it's actually 165 feet, which is in the
desi gn concept. But you did not have that
I nformation; correct?

A No, | don't know what the -- how recent this
information is. | know, you know, there are
desi gn changes that have been going on pretty
much on a continuous basis. And | don't --
I*'mnot tracking that or revising these or
revisiting the field in |ight of these

changes that are occurring now.
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M5. PACIK: Okay. So let's go to

t he next page. Keep going.

BY Ms. PAC K

Q So the next one that | want to | ook at wth
you is 5-7 A d Loudon Road. And this hone is
14. 4 feet fromthe right-of-way. And it
states that it's clearly visible in terns of
t he structures now, and it will be clearly
visible if this line is built.

And if you go to the next page, which is
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>

A
Q

o >» O >

43 of the PDF, this is an overhead of the
honme that we're discussing. Do you see that?
| do.

Are you famliar with the house at 5-7 Ad
Loudon Road?

If | see a photo of it. But |I only visited
once.

Ckay. And if you go to the next page, this
shows the tree cl earing behind that hone. Do
you see that? And are you famliar w th what
| i nes show tree clearing on these nmaps, or do
| need to explain that to you?

Yes.

Yes, you need expl anati on?

No. No, | amfamliar with it.

Ckay. So the green dotted line is all the
area of tree clearing. Do you see that?

R ght.

And if you go to the next page -- | was just
told it's turquoise, but | see green. This
actually shows the structures that you're

tal king about; is that right?

Correct.

And you say that they're clearly visible?
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A Correct.
Q And after those trees are gone, they'll be
even nore clearly visible; right?

A Well, the way we define "clearly,"” there's
not less and nore clearly, there's just
clearly.

Q Ckay. Are you famliar with the fact that in

this vicinity 125-foot poles are being

pr oposed?
A. Not as | sit here, no.
Q If you go to the next page, this is just

anot her phot ograph that shows the tree |ine
behi nd the house that is proposed to be
renoved. Do you see that on the right-hand
side by the car?

A Ckay.

Q And you were not before today famliar wth
the fact that those trees were proposed to be
renoved?

A That's correct.

M5. PACIK: Can you go to the
next page?

BY Ms. PAC K

Q Do you see the yell ow highlights?

120
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A
Q

Yes.

That shows the proposed heights in this
vicinity. And you'll see that there's two
nunbers, 106, which is a 106-foot structure,
and 125, which is the height of the other
structure.

Ri ght.

Ckay. The last property I want to | ook at

W th you i s Penbroke Road, and it's

149 Penbroke Road. And this hone is

13.8 feet fromthe right-of-way. Do you see
t hat ?

Yes.

Ckay. It says the property -- the structures
are clearly visible now, and they w ||
continue to be clearly visible. If we go to
t he next page, | believe there's a photograph
of this honme. This is an overhead of

Penbr oke Road. Do you see that?

Yes.

And are you famliar wth the height of the
proposed structures in this area?

Not as | sit here, no.

Ckay. |If we go to the next page, the nunbers
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of the poles that you'll see there are in
red. You see there's two white squares,
C189-47 and P145-88, that have Xs in thenf

A. Ei ghty-three, right.

Q Ckay. And those are getting relocated. And
one of themis going to get rel ocated cl oser
to the hone. And then the newline is
3132-146. Do you see that?

A Yes.

Q If we go to the next page, we have
t hose highlighted. And those three
structures, the range of themis 110 feet.
Do you see that?

A Correct.

Q Ckay. So next to this hone there's going to
be three 110-foot pol es.

If we go to the next page, this is a
phot ograph of the hone froma street view of

Google Earth. Are you famliar wth that

hone?
A Again, |1've seen it.
Q Have you seen the photo simulations of what

this property mght |ook Iike after the poles

are construct ed?
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A No, | don't believe so.

Q If you go to the next page, this is a photo
simul ati on that was submitted with the
Departnment of Energy's Visual |npact Study.
This is the current structures. Do you see
t hat ?

A Ckay.

Q And you can see the pole behind the hone.
That's the one that's going to get rel ocated,
and it is approximtely 45 feet currently.

Do you see that pole behind that hone?

A | do.

Q Ckay. And if we go to the next page, this
shows at | east two of the poles after they're
constructed, which are going to be 110 feet,
and then there's a third one which you don't
see in this photo simulation. And according
to your opinion, there is no inpact on
property val ue here.

A The i npact on -- the probability of an
effect, there is no inpact on the probability
of an effect of property val ue inpact.

Q And this hone also will be in the shadow of

the poles; is that right?
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A It's close to them

Q I'd like to tal k about your suppl enenta
testinmony for a nonent, which is marked as
Applicant's Exhibit 104. 1In terns of this
whol e net hodol ogy that you've been using, you
tal k about this in your suppl emental
testi nony, and you tal k about a prior case
before the Site Evaluation Conmm ttee, which
was a 1985 case dealing wth Hydro- Quebec
Phase 11; correct?

A Yes.

Q Now, Hydro- Quebec Phase |l was sonewhat
simlar in ternms of the construction, which
Is, It took an existing corridor wth an
existing line and added a new line init; is
that right?

A Added -- well, | knowwhat's in it now. ' m
not sure when Hydro- Quebec was added. Agai n,
' mnot sure whether the two 230 kV |ines
were both in there before the Hydro-Quebec
| i ne was added. But in any event, there are
three in there now.

Q But when Hydr o- Quebec Phase Il was

constructed, there was al ready an exi sting
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line in the corridor; right?

A At | east one. What |'msaying is |I'm not
sure whether there were one or two existing
in the corridor at that tine.

Q Ckay. And in your supplenental testinony, if
we scroll down a little bit, we can see --
and this is Page 14 of your suppl enent al
testinony. On Line 21 you stated that M.
Lanprey's concl usion, based on his research,
was that, quote, The presence of HVTL does
not affect sale price or marketability of
near by properties, although it nay have sone
effect on depth of market, unquote; correct?

A. Correct.

Q And you reference certain pages of the Site
Eval uati on Commttee's decision, the cover
page and Pages 12 to 17.

A Correct.

Q You did not submt the entire decision?

A Correct.

Q And if we ook at the entire decision, which

is marked as Joint Muni 247, and if you go to
Page 7 of this decision, in terns of the SEC

findings in this case, by way of background
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on Page 7, it explains who was actual ly
i nvol ved in the proceeding. And according to
this, there was Counsel for the Public and
only one intervenor, the Powerline Awareness
Canpai gn. Wre you aware that only one
I ntervenor was involved in that proceedi ng?

A | had in fact reviewed the entire summary,
and, yes, | renenber that.

Q Ckay. And the next paragraph that's
hi ghl i ghted tal ks about what w tnesses were
call ed. So, the Hydro- Quebec, or the
Applicant, had witnesses. And then in terns
of other witnesses in the case, the only
ot her w tnesses who testified were w tnesses
called by the Site Evaluation Committee. One
was Dr. M chael Bissell, who tal ked about
health effects, and another w tness was Roy
Bar bour, who was from PSNH. And ot her than
that, there were no other w tnesses, correct,
for either the intervenors or Counsel for the
Publ i c?

A. | guess that's right. There are 14 w tnesses
testifying on behalf of the Project, right,

in the precedi ng paragraph, and then this
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par agr aph you' ve got highlighted shows j ust

t hese additional two, | guess; right?

So, in terns of wtnesses who m ght
contradict the testinony of M. Stewart,

t here were none.

Apparently, who did -- there were no

W t nesses who addressed his findings at the
heari ng.

Ckay. |If you go to Page 15 of the deci sion,
t he order actually notes that no

contradi ctory evidence was i ntroduced to
rebut M. Lanprey's testinony. Do you see

t hat ?

| do.

Now, yesterday and today you were asked about
whet her a property line -- a new transm ssion
| i ne could reduce the property val ue by

50 percent; right?

Whet her it could reduce it by 5-0 percent?
Fifty percent.

I n what context was | asked that?

| believe Attorney Pappas asked you a
questi on about a reduction of property val ue

and whet her or not you could foresee
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property, because of a new transm ssion |ine,
ever being reduced by 50 percent. And |
bel i eve your response was, "It would be very
unli kely, and maybe if the structure was in
t he bay wi ndow." Do you recall that

di scussi on?

Ckay. Yeah, we were having a di scussion
about a hypothetical; could |I inmagine a
situation that would be so bad that a
property woul d be inpacted to that extent.
Yes, | renenber that discussion.

Ckay. And today | know you were talKking
condom niunms, which is a little bit

different. But you also had a sim |l ar

di scussi on about whether or not a condom ni um

coul d have a property val ue reduced by

50 percent, and | believe you said it wasn't
even a renote possibility; is that right?
That's right.

Now |'d like to turn to what we've marked as
Joint Muni 260, and this is a decision by the
Board of Tax and Land Appeals dealing with an
abat enent request for the Hydro- Quebec Phase

Il line. Are you famliar with this
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A

deci si on?
| think so. Wat's the property? Wat's the

address or the property description?

It's on Saunders H Il Road in Wentworth, New
Hanpshi re.
Yeah, | believe |'ve seen this.

And you're aware that in this case the
property owners asked for an abatenent on
their 1989 and 1990 assessnent, and the
property had been assessed at $133,800. Do
you see that?

Yes.

And the argunents that the taxpayers made
were that they purchased it for $135, 000, but
since that date the new |l ine and towers were
in the right-of-way; that they ended up with
| ess than a half-acre of usable |and; they
beli eved the property was unmar ket abl e at any
price, and they paid too nuch for the
property. They stated that there was issues
W th wetness in topography in their back
yard, and the drinking water was taken from a
brook. Do you see all that?

Yup.
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Q Ckay. And the Town actually argued that the
assessnment was proper, and they tried to
defend their assessnent. And they stated
t hat the power |ine easenent was there at the
time of purchase and it was visible. And on
t he next page they tal k about the fact that
Hydr o- Quebec was constructed after 1990 and
that the | ocation of the new towers were
flagged in 1988. And are you aware that the
BTLA actually ordered a 50 percent reduction

on the property value in this case down to

$66, 9007?
A Yes.
Q And t he reasons they gave were not because of

t he topography of the Iand or the fact that

t he drinking water was from a brook, but they
stated that the taxpayers paid too much and
it shouldn't go unadjusted, even if they were
I gnorant when they bought the | and about the
expansi on. Under No. 2, they stated that the
knowl edge of i npendi ng constructi on of
Hydr o- Quebec woul d have a significant
chilling effect on the value dwelling, and in

general the property, because it was in such
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proximty due to its visual effect and the
uncertainty of health concerns rai sed by
el ectromagnetic radiation. And then the
third item which | think is a typo because

it says "two," they said that because of the
close proximty, which is the house was
within 50 feet of the right-of-way and that

t he house would be in the very shadow of the
tower, they were going to apply a 50 percent
reduction. Do you see that?

| do.

And we just | ooked at other homes that are in
the very shadow of the tower, right, or that
m ght be if this project is approved?

Yeah, there certainly woul d be honmes that
woul d be very close to it.

And the Town actually tried to defend this
abat enent appeal, and they lost in this case;
ri ght?

Apparently.

And | just want to show a photograph of this
hone we're tal king about. It mght be -- |
just need to find the exhibit nunber | gave

it. Just bear with ne one nonent.
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(Pause)
This is the property that we're referencing.
And we've marked it as Joint Muni 258 and
it's 81 Saunders Hi Il Road. And this is
i nformation obtained fromthe Town of
Wentworth. And you can see here this is the
tax map. And if you blow it up quite a bit,
at the top you can see a little square with
an arrow at it. And do you see that square
next to the right-of-way, Dr. Chal ners?
Yes.
Ckay. And if we go to the next page, this is
a map from | believe, Bing Maps. And you
can see the hone in proximty to the
right-of-way line. Do you see it there?
Ckay.
And you can actually see there's a tree
buffer; correct?
Yes.
And even so, there was a 50 percent reduction
gi ven by the BTLA to this hone; correct?
Yes.
Ckay. | have nothing further.

CVBR. BAILEY: Al right. Thank
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you.

Ms. Manzelli, you're up next.
Do you want to get started?

MS. MANZELLI: | think it would
be better if we wait. | don't have anybody to
help me with ny exhibits right now, but | wll
t onor r ow nor ni ng.

CVBR. BAI LEY: Gkay. How about
M. Thonpson?

MR THOMPSON: |I'mall set. No
questi ons.

CVBR. BAI LEY: No questions?

M . Baker?

CROSS- EXAM NATI ON

BY MR BAKER

Q Good afternoon. [|'Ill try that again. Good
af t er noon.

A Good afternoon.

Q In 2012, you did a study that's referenced in
your resunme that's on file here of Mntana
real estate in connection wth a proposed
power |ine project there. And you were asked
about that by Counsel for the Public, who had
Exhi bit 380 as one of the exhibits that
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refers to that. [It's a publication by
Headwat er Economi cs, entitled "Transm ssSi on

Li nes and Property Val ue | npacts.”

A Correct.

Q You' re famliar with that?

A | am

Q If we go to page 20 of that report, there's a
| etter that purports to have been aut hored by
you responding to criticismfroma M. Pierce
who was critiquing your Montana study. Do
you have any nenory of that?

A | really don't, tell you the truth.

Q "Il put that on ELMO to refresh your

recol | ecti on.
A Thank you.
Q But it is also in evidence, w thout objection

apparently, as Counsel for the Public

Exhi bit 380.
( Pause)
Q Does that refresh your recollection, Dr.
Chal ners?
A Yeah. Just scroll up to the top for a

second. Let ne just see the...

(Wtness revi ews docunent.)
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And then if we could go to the bottom And
is it signed? |1'mjust wonderi ng.

There is a second page. And it doesn't have
your signature, but it purports to have your
nanme typed at the bottom

Ckay. Yeah, | was just wondering. The way
it was worded in the beginning, it al npst
sounded like it m ght have been sonethi ng
that ny client prepared. But okay.

Anyway. . .

In responding to M. Pierce's criticism you
stated that he was wong in understandi ng
your report and that, in fact, you had found
two areas of land in Montana that were

I npacted by, or at |east the data indicated
that they woul d be inpacted by transm ssion
lines. This would be a high-voltage

transm ssion line. And you were working at
the tine for the proposed devel oper of a
transm ssion line; is that correct?

That's right.

What were the two types of property that you
found an inpact on in responding to M.

Pierce's criticisnf
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A Wll, I'"'mtrying to get the context back
here. There was a -- if | can establish the
context for a second here and then we'll get

directly to your question.

Nort hwest ern Energy was considering a
project, this MSTI project -- "Msty" they
called it. And | think that project was the
underlying notivation for ny study, for the
study they conm ssioned with us. But the
publ i shed study was, simlar to our research
report in this study, was a general study.

It didn't make any reference to NSTI

what soever. And it was a general study
along, really, a single transm ssion |ine

t hat spans Montana, and that's the 500 kV
line that runs fromthe Colstrip generating
pl ant right straight across the m ddl e of
Mont ana to Thonpson Falls, which is getting
close to the Idaho border, okay. So, again,
It was a research report that was intended to
be the foundation that they could use to
apply to the MSTI Project if they so choose.
Turns out they ultinmately abandoned the

project, so that never happened.
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So this was just a report on research
and it was a report on research as it rel ated
to all the various property types along this
500 kV, nuch of which, you know, ranch
country, ag country, rural subdivisions,
| arge tracts, cabin tracts --

Q | understand that. Wat were the two types
of property where you found an i npact,
potential property loss as a result of a
transm ssion line being built in Mntana?

A. Ckay. It was one residential property at
Avery Acres, a lot sale. There was the Aspen
Val | ey Ranches, which was a 150-1ot rural
subdi vision. And then there were sone ot her
| ot subdi visions, recreational |ots along the
C ark Fork River outside Thonpson Fall s,
where you had 20 or 30 or 40 lots lined up on
the side of the river, and the transm ssion
| i ne would run perpendicularly across the
river, and so a couple of lots in the mddle
of that string of |ots would be inpacted.

And we | ooked at the price and timng of the
sale of those inpacted lots relative to the

others, and we found sone in that category as
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wel | .

Q You did indeed. And the Aspen Vall ey
Ranches, you exam ned 183 sal es, correct,
appr oxi matel y?

A Yeah, | don't renenber exactly, but --

Q Yeah, and your statistical analysis there
I ndi cated that an average di scount of
15 percent of the sales price for the lots
within a 1,000 feet of the center |ine of

that transm ssion |ine would be warranted;

correct?

A That's correct.

Q Now, also in response to Dr. Pierce, in the
par agraph that | have hastily underlined --
and | apol ogi ze. | hope you can read that --

you tal ked about the need to do nore than
just take your report, but rather, to go and
| ook and do a site-specific appraisal of each
property in order to have any assurance that
there would or would not be a problem from
the construction of a transm ssion line. Do
you see that?

A. Yeah, site-specific investigation, not

necessarily an appraisal. But again, you
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couldn't apply these results wholesale to
ot her properties w thout taking into account
their particular characteristics.

Q And you woul d stand by that today wth

respect to the work that you brought before

t he SEC?
A Yes.
Q Ckay. Now, just a couple nore questions.

On your working for Northern Pass or its
attorneys, what is your hourly rate
currently?

A Fi ve hundred dollars an hour.

Q And how nuch does the State of New Hanmpshire
charge to renew a general appraisal |icense
for a year?

A I don't know, off the top of ny head. |
suspect it's in the $400 range.

Q That's exactly what it is, $400, according to
the web site | | ooked at |last night. So, for
an hour's worth of your work, you certainly

coul d have afforded to renew your |icense;

correct?
A. | explained that wasn't the issue | had. It
wasn't a nonetary issue. It was a continuing
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education issue. To keep it valid, you have
to have 28 hours of continuing education
credit. And although they woul d accept the
reci procal agreenment with Arizona to issue
the license, they wouldn't accept the
continuing education credits from Ari zona.
So the inplication was | had to cone to New
Hampshire and sit in a classroomfor 28
hours. And that sinply didn't seem
necessary, given the fact that it turns out
that | wasn't doing any appraisals in this
matter. So it just wasn't worth renewing it.
Q Di d anyone suggest to you during the course
of your engagenent, or prior to your
agreenent to do the engagenent, that you
shoul d beconme a |icensed general appraiser in

New Hanpshire?

A No.
Q That was your own idea?
A Yeah. It's sonething | generally do at the

begi nni ng of an engagenent, a | arge
engagenent, just 'cause | don't know howit's
goi ng to devel op and what | m ght be doing.

But that was at nmy initiative.
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Q Didn't you know when you fil ed your paperwork
to becone a general |icensed appraiser in New
Hanpshire that there was a continuing | egal
educati on requirenent?

A. OF course.

Q And so you changed your m nd based on
sonet hi ng you knew when you filed; is that
correct?

A. No, no. It was the fact that in nbost states
t he education requirenents are reciprocal
wth the state of the original |icense. So
nmy continuing education requirenents are all
up to date in Arizona. And nobst states,
that's sufficient to then renew a |license
t hat was obtai ned under a reciprocity
agreenent. New Hanpshire said no dice.

You' ve got to neet our -- you've got to take
courses that we have identified as qualifying
for a continuing education credit. So that
was a curve ball. And given ny role in this
project, it just didn't seem necessary.

Q Wien did you start your engagement in this
pr oj ect ?

A Late spring of 2013.
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And when did you file paperwork with the
State of New Hanpshire? O when did you
becone a |icensed general appraiser in the
state of New Hanpshire?

I'd have to check the records. But ny
suspicion -- yeah. Yeah, | don't know.
Sonehow 2014 sort of sticks in nmy mnd. But
it would have been early in the project. |
woul d suspect that | nay have applied in | ate
2013 and been licensed in 2014. Could have
been '15. It was only for, | believe, for
one year.

Yes, it was for the one-year period that
bracketed the tine period when you filed your
prefiled testinony in this case, wasn't it?

I don't have any recollection exactly what

t he dates were, no.

Ckay. Wuld it refresh your recollection if
| put in front of you the New Hanpshire
online licensing for Janes A Chal ners?

That woul d.

MR BAKER. |'mjust using this
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to refresh his recoll ection. | don't intend to

make it an exhibit because he's going to testify
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t hese are the correct dates or not.

BY MR BAKER

Q Can you tell us the dates when you were
| i censed in New Hanpshire?

A Ckay. Apparently it becane effective on
Decenber 17th, 2014, for a little nore than a
year; it expired on 1/31/2016.

Q And so you let -- did you file any paperwork
wth the State to | et them know you weren't
renewi ng, or did you just let it |apse?

A. | just let it |apse.

Q Ckay. And your first prefiled testinony in
this case was filed on Cctober 16th, 2015.
That's the date on the cover of your prefiled

testi nony, Applicant's Exhibit 1.

A That's correct.

Q Does that sound right?

A Yes.

Q And then again on April 17th, 2017, you fil ed
your supplenental prefiled testinony?

A That's right.

Q And that woul d be after the date of the | apse
by nore than a year; correct?

A. Correct.
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All right. Now, in your original prefiled
testinony, you filed an attachment to that
whi ch was your conpl ete resune?

Correct.

And in the first page of that attachnent --
or the first page of that prefiled testinony,
you stated that you were |licensed as a
general appraiser in several states. Do you
recall that?

Yes.

Now, Attachnent A to your prefiled testinony
listed a certification that you were a New
Hanmpshire-certified general appraiser, and it
gave your appraiser nunber. Do you recal

t hat ?

Correct.

And that was what you represented to this
Comm ttee on Cctober 17th, 2015. And it was
accurate at that tine.

Correct.

Wien you filed your prefiled suppl enental
testinony in April of this year, it was not
accurate, was it?

The resune wasn't submtted with ny
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suppl enental testinony.

Q No, it wasn't. But you affirmed in your
suppl enental testinony that everything in
your original prefiled testinobny was
accur ate, except for about four or five mnor
t hi ngs that you changed on the first page.

A. That's correct.

Q When was the first tine you told your client
or any representative of your client that you
were no |l onger licensed in New Hanpshire?

A You know, | don't recall when | decided --
the expiration date -- | would have received
materials probably fromthe State in the fal
of 2015 saying that ny |icense was going to
expire and with the forns to reapply. And I
began that process because, as you indicated,
it'"s not a terribly large fee and | just kind
of doit as a nmatter of practice. No
particular reason to do it in this case, but
particularly in litigation matters it
soneti nes makes sense. And then | don't know
exactly when | | earned that New Hanpshire
woul dn't accept the continuing education from

Arizona, but sonewhere along the line then
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in late 2015, | learned that they woul dn't
accept the Arizona continuing educati on
credits. And | presune at some point that I

spoke to M. Bisbee or his coll eagues and

nmentioned that. But it was not a -- it
wasn't an issue. It was nothing that | woul d
have called any attention to. It sinply

really had beconme kind of a matter of
conveni ence. If it was conveni ent to do,
woul d have done it. But it was going to be
quite inconvenient and so | didn't do it.

Q Let ne summari ze then. You filed your
prefiled testinony in this case and
represented that you were a |licensed general
apprai ser in New Hanpshire to this Commttee.
At some point you decided that you no | onger
wanted to be a licensed general appraiser,
and you just let it go.

A That's right.

Q And you didn't tell anyone ot her than
M. Bisbee, or soneone at that law firm And
i f you had not been asked about it by Counsel
for the Public, did you have any plans to

wave your arns in the air and say, Wit a
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m nute, | have to correct sonmething. |[|'m not
a |licensed general appraiser in New
Hanpshi r e?

A. No. Frankly, that didn't occur to ne.

Q Ckay. Last question. | think this will only
t ake about four mnutes. |'m hoping.

In your prefiled testinony, you went
into, at sone length, a concern with the
property val ue anal ysis contained in the
Draft EI'S, Environnent | npact Statenent.

A | did.

Q And you stated, anong other things, that the
Draft Environnental |npact Statenent both
m srepresents the published literature and

addr esses the wong issue. Do you recall

t hat ?
A | do.
Q | don't want to go into all the detail of

that, but on Page 15, Lines 1 through 4, I'd
li ke to ask you about the neani ng of the
phrase that |I'm going to put on ELMO here.
And if you need context for that and woul d
li ke to see the begi nning of your answer, we

can flip the page back. Do you see that?
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A Yeah. Yes, | do.

Q Now, I'd |like to ask you about the -- are
you -- oh, you're going to | ook at that.
Ckay.

(Wtness revi ews docunent.)

Q And then if we could flip back, | just want
to ask about that phrase that's been
underlined in yellow. \Wat does it nean?

(Wtness revi ews docunent.)

A Wl l, the basic point that's being nmade in
this sentence is that the DEIS is addressing
the issue as if this is a new transm ssi on
line, not a -- in a new corridor, not an
increnent to a transmssion linein a-- or
an increnent to a corridor in which there are
al ready transmssion lines. So that's the
basic point that's being nade. But that's
obviously not true for the 32 mles of
overhead line in the North Country, in the
far North Country. And that's what this
underlined section is, is qualifying that
st at ement .

Q You didn't nean to suggest that in that

32 mles of North Country where there is no
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A

existing corridor, that there would be an
absence of property loss or property damage
by the presence of a new line there, did you?
Basically the answer would be in the
affirmati ve there, that that is the
implication, that there is no proximate -- or
there's very scattered residenti al

devel opnent in relationship to that 32 m | es.
And in fact, none, |I think, within 500 feet,
and certainly none within a 100 feet.
Therefore, based on the analysis that |I've
described in ny testinony, there wouldn't be
any adverse inpact on residential property
val ues anticipated wth that section of the
line, and that's the one section that's not
in an existing corridor.

So what should I tell my client who has
bought undevel oped property and w shes to
subdivide it and is concerned wth the inpact
of this project on that property? Should I
tell himthat your opinion is that there's no
danage to his property and he should just go
ahead and subdivide it and put noney into it?

Depends on -- well, first of all, there's a
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whol e set of market conditions that would
relate to whet her that would nake sense to
pursue. But as it relates to other things
equal, as it relates to the transmn ssion
line, it would be ny opinion that it would
depend on the location of the subdivision
relative to this 32-mle segnent.

What should | tell M. Thonpson, who | ooks
out on a forested view of Bare Rock right
now, but who will be | ooking at, if this
project is built, a 100-foot tower on top of
a transition station surrounded by a
barbed-wire fence? Should |I tell himthat
your opinion is that because he lives in an
undevel oped area, that there is no damage to
his property possi bl e?

No. | think fromhis point of viewit nay be
a nmaj or change, and there may be significant
damage to his property. But froma narket
val ue perspective, there nay be a change or
may not. | don't know anyt hi ng about the

ci rcunstances of that property. But this
research mght inply there could be a narket

value effect or it may inply there woul dn't
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be.

Q What should we tell all the people that live
north of the Vernont border on Hall Stream
Road, who currently live in an unnol ested
vall ey, with no commercial devel opment
what soever, who, if this project is built,

w |l have to drive under a brand new,

hi gh-vol tage, direct-current transm ssion
line every tine they want to | eave their hone
and every tinme they want to conme in? Should
| tell themthat their property going to be
unli kely to be danaged by the presence of

t hat new transm ssion |ine?

A | really don't know what the specifics of
t hose circunstances are. | wouldn't have
anything to offer, as | sit here.

Q Have you been to Pittsburg, New Hanpshire at

all?

Yes.

When and how nany tines?

Per haps only once.

o >» O >

I have no further questions.

CVMSR. BAI LEY: Okay. Thank you.

Il think we'll -- M. Pacik.

151

{ SEC 2015- 06} [ Day 25 AFTERNOON Sessi on ONLY]{08-01- 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]

152
MS. PACIK: My apologies. | just
need to clear the record before we close it
t oday.
CVBR. BAI LEY: Okay.
M5. PACI K: I n cross-exani nati on,

when di scussi ng Case Study No. 44, | represented
that View Street and Wnterberry Lane were in
Penacook. | just received infornation, and |
want to clarify for the record, that only

W nterberry Lane is in Penacook, and View Street
is in Concord.

CVBR. BAI LEY: Okay.

MS. PACI K.  Thank you.

CVSR. BAILEY: W're going to
take a break for the evening, and we'll resune
with Ms. Manzelli at 9:00. Thank you.

(Hearing concluded at 5:31 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 st ered Professional Reporter
N.H LCR No. 44 (RSA 310-A:173)
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