Wallingford-ingo, Gail

From: Melvin Manrose <ml4570rose@yahoo.com>

Sent: Saturday, January 4, 2020 12:37 PM

To: Wallingford-Ingo, Gail

Subject: Black Hills Energy 1041 2019-003 #6535174 Further Rebuttal
Attachments: 202001032030.pdf

Dear Gail and Commissioners,

In response to Black Hills Energy's claim in their study of property values we would like to submit the following opposite
view. It shows values can be affected as much as 59%. It was not biased by an energy company.

Thank you,

Melvin Manrose

228 E. Parkridge Dr.
Pueblo West, C0.81007
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High-Voltage Transmission
Lines and Residential Property %
Values in New England:

What Has Been Learned

by James A. Chalmers, PhD

Abstract
This arice
New England. which HVTLs
e
aric, however,

ffect

Vel The research

effects of proposed projects both i new and existing coridors.

Tntroduction

purpose of this acticle is to address both

conidors.

the

ssues and examine the implications for the eval-

The generation and transmission of electrical
energy s in @ period of rapid change in the
United States. The. i
coal-ired and nuclear power plaats combioed  ©
with new, and in many cases, more decentralized
generating soutces s creating the need for signif-

wation of proposed projects
The

research has been carcied out in the con-

text of three large projects.

Project 1: 2008 Massachustts and Co

. The fist tesarch project
involved the 2008 statistical analysis of
1

These projects are frequently controversal, and
che possible ffect on property values remains a
high-profile and poorly understood issue.

The value effect issue is complex because (¢
has wo very disinet but incercelated pares. The
fist issae s the cffect of one or more existing
high-voltage tansmission lines (HVTLs) on o
sesidential property values. The second, and
increasingly promincat, issue is the incremental

des whe

al 998-2007 in
four Massachusetts and Connecticut study
areas. The resulis of that escarch were pub-
lished in The Jowamalin 20091 For
purposes o discussion, this study will be
teferred 1o s che 2008 Massachusects/
Connecticut Scudy”™
Project 2: New Hampshise Research Study:
The second research project involved a case
study of residential salesin New Hampshice;
013 102018,

are reengineeted to carry increased loads. The

Due to the low density of housing develop-

" —

T o
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Exhibit 1 HVTL Research Locations

ment in much of New Hampshir,  sa
clizudy was noe posible, Theceore, he
focusof the New Hampshir research was on
78 cse sy sl o sidenil poperic
that were mbered by, or adjacent.
w30 HIVTL 1ight-obway (ROW). Thecue
study research is decribed, and the esults
preenel, o whot il b e 0 the
New Hampeite Resarch Repo
* Project 3: 2018 Man
it Resareh S T m.d mech

nd Con-

Lines nd Resdential Property Valuesin New England: What Has 8

Connecticut study areas and a case seudy
s o 42 edenil propery sls i
clght sy e tesults of
hls e pojct are prcsened i wha wil
be referred t0 as the *2018 Massichuserts/
Connecticur Research Report.”’

Exhibit 1 shows the locations of the swisial
study areas and che 120 case study transactions i
the research projects. The purpose of this arud(
1s 0 oyt e findings from
initiatives, wit

onsfor the cvalaaton of 1 T M P pro-
posed high-voltage transmission line projects,

Rescarch Background

Literature Review

e prior esearch on the effects of HVTLs on
property value has been exhaustively reviewed
in the professional lterature and wi
repeated here.! There are two recent aricles,
bovever,hat dseve menion, Thefot il
eports on research by Tatos, Glick, and Lunt,
a0 appeard 1 the Somnes 2015 e of T
Appraisal Journal? The approach was
onique in char data were collcted or approvt:
ey 125000 mls n Sl Lake Couney U
over

iy o ecanple, ¢ bl

2201720 consrd of o compone
saisticl sty of over 1,800 reientil
rty sales in ,..m Massachusetts and

pbangeong g
nare, s ).

Ve s W e 8
ber of observations studied and the large number

A s Rt~ e 30, 2015,

et oy 15 2018

) i
Ay 5 2018
- e
» Trom:
- o2 2010 23
vy 2011
Popery Ve
ko e e e g e e
5 e T, ik i s Substaions” The
Apovtal e 2161 235-22,

e ppraisaitiute org

en Learned

Fll 2019+ The ApprasalJourmal 265




Peer-Reviewed Aride

o conel s s spplcadon tothe HVTL

versity is located i the southwest corner of the
county.

i o i

e o fobservanmu) e ey

e three mml drivers of

y values are

enly s b proxn sl s

encumbrance, and there are shoricomings wi
e e e Tocs e, s
pechcaly n ha sty there re

st e

able, but as the authors note, it is not clear

i

i saung maacuriog base. Moving north ©
the cental and esers pocions of
oveopieat pavers s o seatered
ety ol and peopery valucs are ow: I ehs
heterogeneous context, all vacant
lot sales of properties with fewer than 20 acres
were studied over a seventeen-year| ptlwd How-
ever, there are no controls for zoni
€ e o for the cxcent 6 which cecats

or to some subset of the easements; and Avally,

there s no distance measure from the h

the ROW—ather chere i sepate diance
dis-

and best

sidential
e and ameniy impeovements. The lows e
sumably range induserial,

commerci
mnzulmnl pole hn:hu( and best

o between pmmnv b 15 5 e

o e oo or o w115 KV lines

epattecotdos. Th muhors cknowlede hat

sl

e and the

e bty queston s very diffeut o
resolve without a site viit.

A second study of noce, by Wyman and Moth-
orpe, shares some similarities with che Salt Lal
County sty in that it ses public domain prop-
exty tecords and OIS databases 1o look at a large
fumber ions. The subject of this study
inover 50 vacan o ales hat ok pace o
the peciod 2000 to 2016 in Pickens
South Carolina Unlike the Salz Lake Caumv

propertis adjacent t transmission lines and

Tt o o 3 g ofcatent s o

quately account for the lack of uniformity in the

sy progerie, Ak, 0 wih the Sel

County study,there are isues wi wee crit-

il BVIL e of dmnce, vu.b.h.' nd
Distance is

(znumd o the porcel, which on hkgt parcel
sy be a poor proxy for the likely home site. i
iy b cleuaed o

m viewshed analysis that

deas
ed dubasen, b such
abases require cefinement before  they can

eseatch advances interesting
geocoded

1000 et o e EVT
o e e ot devlegment i ik
s Cownty o extromely diven, T weern
undary is Lake Keowee, which has been suc-
centullydeveloped ntoseveral lwhigh amén
lty golf courseflakefront communities wheze lots
sell from low- to midvsix figures. Clesnson Uni-

ofHVTL s on edental gopery vl
“The cenmal mesmge o he et o
lm\mxmk G about halfo hest
i ome messue ofadvene property

deca nd half do vo. Where egative o
are found, they are stall (usually in the 1% to
6% mnge} and the effects diminish rapidly with

“
of et e 0,01 Q016 121153

gy
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distance.? Most troublesome i that chere is no
g It fol
propeny vl fcs on neary

resumed. It is also
.ru..;e of effects cannot be

ot produced results that are su

ey ot ox onalacnt 5 liow gmesil
tion to unstudied siuations.

Study Methodology
Snticl Acais Eve s Wil Kinnady
pioneering work in this area
research methodology related to i e
fed o

step forward from what historically amount
mecdonlaccounts he resarch rsqently -
red from a lack of precision in measuring the

HighVoltage Transmission Lines and Resdential Property Values in New England: What Has Been Leamed

e ¢ v i tha comenc that, he cal
analysis was undertaken in the 2008 Massachu-

sete/Conneeicut Study.

tudy Apocoach. Afethe publcasion of
oy

from the Coliip e south-
™ Montana to Thompson Falls near the
Monnna Idaho border. (/xven the sl number
of observations and the us mix
property types in that ,..my area, it was mpu'
bl w0 condcr the kAR i i
in other 0 the devel.
opment of Ml sy sppionch dicuend
this article.
The

anHVIL G

spproach relies on a combina-

e

5 OW, vis
e and conductors, and the extent to which
cty i encunbered by the R

ne snther cch st be ey e b
indpenden fc s o be ceraned- [t

i e have s e fepreted
iind of sveag, I ol anlis vt
property

Unfortnately,the saisical soabisdons vk

or the marketing time in a particula transaction.
four basic components of the case study are
the facts of the sale, che physical relationship of
the property to the HVTL, interviews with trans-
scson o xo ol eviece of
the market value of he property i
of HVTL flucnce. Upon consderton of al
fow compenan, n opinin i tendesd 1
whether or not the transaction was influenced
oy the HIVTL or whether the :vldenoc does not

ay be respon-
sible for these exceprions.
Notwithstanding these Rk A
analyss is the most reliable way to answer the
quesion of whether there are e
rable efiects iy il ox
g ddid o propercy

Whec i 1 conchuded el el e
adversely affected by the HVTL, the best evi

that difference must be interpreted cautiously,

the ey b rsinsi.

. st s

1907 269280

e Aprasl Joamal W 2012 0.5

oW e

v apprasairsitse o
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beca :

market value for many reasons, including scarciy

of compatablesals in some of the study areas for

some of the time periods, no interior inspection

possible at the date of valuation, varying negori-
Jils and

and analysis the base
‘Which conclaions were eached, s repored
inthe New Humgaire Resnch Repor.
0 2016, Eversource Energy commissioned sim-
ch 1o prov

ipants, and the influence of other property ot
locational factors that are pareiculaly diffcult to
determine

service.terttories, partcularly in castern
sty wod el G
d

There is a tendency to mischaracterise the
case study approach as anecdotal, but it i much
more than that. I is based on an empirical foun-
dation regarding the facts of the sale and the
property to the

physical relationship of the

fogs oo the satisical by, bt the
Insights gained in the New Hampshire case stud-
ies were sufficiently valuable that a case study
zpvmad\wa(pmsne a5 wel

spose of this acticle i, therefore to con-

ber of observations i lcely o be smal relarive
o statstical stdies; so, the conclusions that

u rawn from the approach depend
o the v wichwhic th s r cared
out and the consistency of the conclusions. As

pacical i Roweves, 05 he only fesble
approach in the context of an

fes i Massachusetts and Connecticut combined
with the case studies carred out in New Hamp-
shire and in Massachusests and Conneeicu.

Study Summaries

“The methodology and findings of the previously
referenced studies are thoroughly documented
in the 2000 Appall Tormal aticle and the

tural Montana

12013, \lmmnpm'rmmlsm LGy
Public Ser pehie
(Evesource Eneray and Nt G Sh
commissioned development of a research base
that

Reseatch Reports. The objectve hete is to pro-

be spplied t e valuaton o roposed pojecs.

(VTLs on resi-
dential property values in New Hampshice with
articulas aenton t the ncremencl fec of
additions to an existing coridor.S The study
arcas in New Hampshire presented many of the
of low-density residential develop-

k that had

search. Sta
isical analysi could have been carried out in
s New Hampehine aound Concd, bt
that would b only a very small sub-
e el s s B
these facts, a case study approach was indicared

Statistical Study

‘The 2008 Massachusetts/Connecticut saristical
sty Tooked ar over 1,200 sales in four study
s Hafod, Connectos Spingfeld, Ve

sachusetts suburbs; westemn Cor
w0 soutyesten Bmm\ bt Th
all occurred over the period 199

from the e curh cppotc mr Fonc door w

:

the RO ones (07
s 16-150 e, and ot o 5
meters), number of structures visibl, weighted

oo mercion

g o

Ji—
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High Voltage Transmisic

number of structures visible, and squ

are footage

nectct st i showe o et
pattern of statisical s

lther e roninty o e visibily variables

ly variable that o

tematic effect was the encumbrance variable,
which sheay coered wih o neadoe i and
was statistically significant in two of the four
study aeas.

2018 Massachustis/Connacticut

istical Study
In the 018 Massachuserts/Connecticut staist-
oy, e

Casa Studias: Now Hampshira and
Proarimenlis s o
Thor me 70 cis 509 o e
the New Hampshire Research Report and 42
ransactions repor

Connecticu eport
shire,the ansacions represent al he sl of
encumbered or adjacent properties in the desig-
nated study areas and time period. In Massachu-
setts and Connecticut, because the number of
candidate transactions was large, the case study
sales were randomly selected from: the total num-
ber of encumbered and adjacent properties in
each of the cight study areas in the designated
time period.

sl s gne o Cope ol e i Bosars
one in Speingfekd, Masachuerts and
southern Connectict. A toal of over 1,600 sl

properties d, VTL specific
data were collected and public record data assem-
bled from the il ing ervice and o
erty record cards. The three VTI/reIa:ed
variables—proximity, vmlml\zy, and encu
brance-—were investigted sing both  diance
zone model and a continuous distance model

‘The data st for cach of the sty areas repre-
sented the universe of market sales of propertis
located within |

Exhibic
study results. Each cell tepresents the total
number of case study transactions that fell into
the indicated visibility and distance category

s vell s the dnburion of thecaes showing
Yhether an adve price effect of the
HVTL was idicated, wes i il o€ s

indeterminate.? The cell in the lower right

ws the total of 78 transactions and the over-
all result that an adverse sale price effect was
concluded for 12 sales, with an absence of effect
concluded in 54 sales, and an indeterminant
effect in 12 sales.®

seguent in
v for e period 0092015 The sl

vealed no measurable effect of
FVL prowimiy iy, or cnmmbﬁl\ce on
the sale price of residential properties in the

study & Withou
mung intoche detaed e, ofthe mrecn

the cases in which a sale price effect

cluded. Eleven of the 12 afeced properis had
homes located within 100 feet of the ROW
boundary; the exception was a home locared 106
feet from the ROY results were similar for
visibility, where 10 of the 12 affected propes
had clear he perim-

only four vaiables were sinifcan s¢ the 3%
fevel and one of those had an unanticipated sign

eter of the house and the two exc
e s vy, Pl o s

+ Cloty Vi

ot Vbl potionof e sl e e prete o e

i odocirs v st

o

on et oo et

o agpraisainsiue o
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it 2 Case Sty Reslts fo New Hampshir by HVTL Visiity and
Dist: ror

ance of Home f

Sala Price
Visibiity Ettac ow ot ot
Not Vb o 0 T s \1
edetermivate o 2 o 2
Yes: o wal 0 w3 0 mS 0 waio
Fartaly Vs o s s 0 .
* ndetaminoe 3 3 3 s
= 2 om0 0 w7 0 w2
ClntyViste  No: s 8 2 ®
ndeteminate: o ' o '
9 mew 1 w0 0 w2 0
s 1 " z st
deterate: 3 s 3 1
How2 1 w0 0 w12 w7

N e iy conccd e s o s s

properties are encumbered by the ROW ease-

sale
However, he fact that  of the 17 properties with
clear visibility and encumbrance sho
effect strongly suggests that the combination of
dhese properey atributes significantly increases
the probabiliy of an HVTL efect on sale price.

Ehibic 3 summarizes the proximicy, visbilcy,
and encumbrunce b of e 12 New
Hampsbire case study propectcs for which (¢ vas
conchuded e the HVL Inlucneed the sle
price in the transaction. For affected propertics,
the avemge distance of homes from the
boundary was 42 feer, with predominandly clea
visbility of stuetures, and encumbered area
averaging 40% of the property

The resals for che 42

T

for 13 propertes it was concluded that there was
an adverse effect of the HVTL on the sale price.
Al of the 13 properties concluded o have an
advers price effct had homes within 100 feet of
the ROV wih the cxopin of See 24, which
« from W. Further,

ctures we leadly vsbe fctso’(hatplup
s and paralyvisble for 3 ochers,
Exhibit 5 summaices the HVTL
hey st ihe 13 propeis e sl prce
13 were fo e New Harpic
by e MomachsmConmetns

he ROW with structures
rhnrly vl ol ot 3 ffecrd p
red by the ROW casement. The homes
eced by price impacts averaged 47 fect from
she ROW hid cea o parial view o sctures,

necticut case study properties are presented in
the same format in Exhibit 4 and Exhibic 5. As
shown o Eshbic 4 21 o the 42 properies vers
concluded to

by the ROW. A‘am, Iespea thatcse i
ity of the house to the ROW combined with
Snare vy and_<ecumbrance. s

oFthe propenies had fndeerminae effcts, and
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High-Voltage Transission Lines and Resdentia Property Values in New England: What Hs Been Leamed

HVTLRelated Variables for New Hampshire Case Study Properties with Sale Price Effects

Distance Nofboperty
ofHome 10 ROW  Encumbersd
Address Towniclty Boundary () by RoW
Long et Webter 0 n2
1 HoizonDive Golsown u 43
15 syRamine Bt @ %9
Al Autuma Smet windbarn £ a5
3 mers Thomion = 2
2 Sserliosd  Thomon 106 63
A Lakswe Frankin o 2 1 o
% Honore Comcord 7 619 2 Claar
A4 ridgecestoe  Grentnd o 26 3 Clear
A Newhosd Nevmrtet n 190 1 Cloa
B BackRosd Do B 204 o Parit
815 GononDive Dl o 23 2 e
Men B o .. g fias =
Exhibit 4 cticut G Visibility and

Distance of Home from ROW

Distance from ROW

Salo prica o spDeieeafomnon v e
Visibility Etfects 0wLIOf 10120k 201 ftormore Totals
Not Visble T 2 O

ndsterminate o o 3 o

s O Wil 0 w0 w2 0 wad
Parialy Viibe o 2 6 2 10

deteminate ' ' o 2

s 4 w7 0 w? 0 w2 4wl
Coy Vil to: 4 s o ’

ndeterminate 4 2 o s

s 8 w6 1 w6 0 w0 9 w2
Toas No: ’ 0 . 2

ndetermiate s 3 o s

T 0 e 1wk

Mo e st o s s ke ks et
ittt s sl e affect b ot cancoded sy o et
R ST TR ————
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Suhbis 5 HVTL Related P Sale Price Effects
Diance  %ofbopery Mo Visbiiy
Property offomatofROW  Encumbersd  of Stucares  of
Wo. ddros Townicity Boundary () byROW onProperty Structres
5 odmomns Barstatie, A B E) v Farit
7 Cheandst Nortolk MA 7 o o partit
"o ren Fankin, MA E o o e
5 st Walpde, A s W o Gl
7 it Fraringham, 1A s o o Clear
1 Sonebidgec  MatdkMA el . o parial
2 bowlkaRd  Famingam, A ' st ° o
2 moweamd Famioghom, MA ' s o Clear
2 supnest Burgion, A o B o e
FE Burogon, MA a7 2 o e
% s Burington, A u = o e
0 Woodkhukct Norwak, CT 2 » o paria
3 Eenorin Norwalk, CT © » o panal
Ve — - 67 362 - =

setsfConnecticut and gives
intothe likelihood o sal price effectsas proxim-
iey and visibiliy increase. I che table, che prox-
imity and visibiliy ateibutes of the 23 total cases
in which sale price effecs were found are com
pared to the total oumber of cases n cach atri-
bute cell. Cases where no conclusion was teached
(indecerrinate cases) are set aside in chis table
since the object is 19 show the percentage of
cases in which a sal was found rela-

ertes with homes less than 100 feet fom the
'ROW thatalso have clear or patialstrcture vis-
ibilzy; for propertics with both atributes the

< of adverse price eficct anged from
46% t0 59%

As suggesed in the inicial discussion of the
case study approach, che only evidence of the
magniude of the sale price effect is the diffr-
ence between the tetrospecrive appraised value
and the sale price. This difference needs to be
nterpreced cautiously given the variecy of infl-

tive to the total number of cases in which a con-
clusion was teached. G

o diverge from a market value opinion. In the

the

price effect d due to the HVTL, the
from 1.6% to 17.9% and aver-

i
homes beyond 100 feet from che ROW have
very small chanee of sale price effect. However,
that changes significantly for encumbered prop-

aged 9.5% for the New Hampshite cases in the
Masachusetes/Connecticut cases the diffrence
tanged from 2.8% t0 10.9% and averaged 5.9%.

F—

i et 0 g T, et
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High-Voltage Tran

wision Lines and Residertial Poperty Values ia New England: What Has Been Learned

Exhibit 6 Case Study Properties with Sale Price Effects as Percentage of Total Properties,
Net of Indeterminate Cases, in Each Distance/Visibility Category*

Distance from ROW

Sole Price il o
Sffact 0L 1010200 201 formore Total
e o o o
ol Cases: 2 o : o ow oo o%
Pty Vible  Yes 6 o o s
Tlcues 13 4% 0 0% 2 0% ERE Y
Cloaty Vst es " 2 o )
TolCaes 29 so% 1 1w 2 o “ e
ouls » 2 o 3
alCos 44 s% 25 B% N 0% 10 5%
et e e 20 odrrtecore
Rl Implications foc B ion

uat
lfcets on Residential

l’mp:rtv Vs
What s been lemed s he New Englnd
fatnial o o sy rorerch

Ls ey sl T
lowing fve ket poins ca b v rom the
research resul

L. Based on the multiple regression analyss,
there is no satistically sgnificant evidence in the
12 urban and suburban neighborhoods studied
in Massachusetts and Connecticut of consistent,
measurable advers effects of HVTLs on the

enyis o negiv. ¢ s e tht e welght
this factor relative to riables

:m 0 o che deciion 0 pumhase « home b
nly €00 small to materially affect market

va\ur Second, s resl s ot Inonstent with

the external environment of their homes. Their
pesenl racion o the
onditon” ro 1
,mm value of the
nt from che reaction of the market o the
a/z:l conditon” as measured by objective mar-
« o There e aparenly enovgh par
pans i che marke or shon HVTLs e

When careful

Bkl for whom the cectn

of distance of
the home from he ROW boundary srweure vie
ibilty, and extent t which the property is
encumbered by the HVTL ROW e combined

with data for location, property-specifc charac
ol condions of sl daa n mlipe

%
of e HVIL, cha o cortment, mosnunbe
effect of the HVTL on market value is found.

. The case study research suggests the
unigue comiinnion of FVTL sty vilb

sistent, HVTL relaced vari

bles o the market value of nearby propetis.
Appropriate R

The nurka s e bt bl o s the
quest Ls result in consistent,

© two impo Firs, chis does not
mean that the directon of the effct of HVTLs
on the desirability and value of residential prop-

o apprisinstine o

T T by
" ‘propertes, but the absence of statist-
cally significant adverse effects does ot suggest
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Eahibit 7 Distance from House to ROW Boundary, Price Effects Summary

30—

9 Case it Prce Efects Found

si-100

0150 5120 01250

2130

WM B0 A4 dsor

Distancefrom House to ROW Boundary (Fact)

Toal Cmes St

that theteare no affected progerties, Because the
anber of porendally vlogable properis s

The findings in New Hampshie led to the
selcaion of the s sudy sppronch i, the

usually sall
there may be insufficient data to isolate those

intrusive on some properties t cavse market
value effect. Unfortunately, th statitical analy-

Mo and Cos

e goneralacons
e rom. the New Hampehie resarch. As
shown i Eshibi 6, which combines all he case

of et rpesties
As explained above, the case study approach,
was mgmu, designed as a pragmatic response
to the sparse and heterogencous development
patcens i Montana and orthern New Hamp-
on the sale of prop-

lfeces, namely propertis ether encumbered by
the ROW or adjacent o the ROW. The expecta-
tion was that the suudy area could then be

Cepanded  ircancad by the e fo hese
most proximate properties. The Montana cases

m..x.d,w and strcrures were cither clearly oc
e judged t

par
Sivense e pric efcts. In contat, of the a
cases with homes farther than 100 feet from the

The results are

very close to the ROW— n average—
nd hadunobtnctedviews of s i 18of

limited generaliations, but the 78 New Hamp-

other 7 cases.
“The raph i E<hiie st he highcor

wete remaskably consistent in their findings. [c

was the combination. of close proximity, clear
Vil of e, 20 sgfiant lves of
encumbrence that significantly increased the
likelihood of 1 market value effect.
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celation of W bourd
ary, with a case seudy conclusion that there was
n advere fectof che HVTL on e prie
Proximity,visibiliy of strctures, and encum
brance ae hghly conelaeed, o 1 i il ©
know the independent influence of cach. The.
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High-Valtage T

licerature shows chat visual intrusion, health

effects concers, and precluded development

Ao st aolfesa spaciia ey
ociaed with 1 ROV caen

desie straceae vty andl
or encumbrance, n the absene of proiniy
there is ot sinl

o T ki Cof WAl s e
butes were present (wih the exception of three
properts tha et the prosmiy and vy

easement) was an adverse price effect found. It
wst also be emphasized that when :tm autr-
butes were present, there were still may

(about bl o properic it homes within 100
feet of the ROW) for which ic was concluded
that chere was no adverse effect of the HVTL on
the sal price.

3. For encumbered properties with homes within
ROW boundary

ansisson Lines and

Values in New England;: Wh

projec, aggresive mitigation measures could be
considered for_potentially affected properties
routing, seructue.type, lcation, and landscape

screening are the principal miigation mesurcs.

4. the future, the most common HVTL pr
raive chaage o existiog HVTL
comidor. In these cases, there is the possibilty
o il gl i L e
exteot that there is an i the mumber of
evpanin i s kil 100 ot of ha
ROW boundary combined with partal or clear
structure visibiliy.
If there arc no changes in the ROW boundari
amocloed with 8 proect,thn thee wil be
change in the location of homes relative to the
boundary, and the number of homes within 100
fect of the boundary ant

posals wil

ple, the number, location, or height of serucrures

changes, it is possible that some properties will
ave increased visibility of the structures.

il of the roject the would be 0 creme

ity of a sale price ffect,should they be sod, i
indicated by the reseaech to be in the range of  the prob e prce cfect in the event
6% to 5 that

It not possble o predict an adverse price efect

forthe sale of any particular property, The results

of tn ndividial ke wil depend oo the speific

motivational factors influencing the  partics,

negotiating skils, and market conditions a they
ot  of product available n the

ket at che time. The research just indicates thac

5. System upgrade projects may create changes

of lines, line voltage, or height and type of struc-
ture appears not (o affect market value once
proximity of the home (o the ROW and

noted conditions are preser
mplicedons of e findings are dicy
elevant o the construction of a new, o
VT coio s s i e v
deatisldevelopment. These.
e bt

cases are increasingly
t were being analyzed, the

ld be the number of properties with
thin 100 feer of the ROW boundary

Foraneslvingpropesy owner ving ey e
o the ROW with an unobstructed view of one
adding  lin 1 the ROW
with perhaps taller structures could be a sigaif
cant change in the visual

whers may represent tha
property (subjectively to
ously diminished; whether the market value of

tures once the line was constructed.® For such o

cheit ed isa dif-
ferent matter,

nseprcn s o s by e i

e apprasainsitte og
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2 e prevalence of changs 0 xising
oo e opponad 1o he devclop
corridors, this is @ very impor
deace on this point to date comes from th
study research where there does not appeat to be

1 Dors the abence o consten, mesnsble
effects ensure that no propertics a
adversely afected?
2. Can the incremental velue effects of system
upgrades i exising HVTL corridors be
o

sty of conidor development. The case studis
cover a wide tange of corcidor types. The best
controlled situation is in the New Hampshire
studies where there are 24 properties along what
was called Corridor 1. This corridor is typically

propertes?

The rescarch reviewed in this arccle provides

guidance in answering both questions.

Fist,depie the generlntion sgpoprtely

bored o e mmum .nn\m. thcw s small
of

ine an
0 230 KV lnes, ail on seel lattice srucautes
anging from 65-95 fect high. There also are 28
case study propert

ximity of
e home 1o the RO\V/ vnlb\hty of seveure,
sd cncambenncr—Gx hich there & ¢ sl

along what was called Cor. ~ cant probability of an adverse sale price cffect
o 2. Thar <oridor une toughly parall 5 should chey be sld. The esach i n
[ el niifying th

Corridor 1 pi

congains one 115 kY line on either 535-foot wood
Hframes o 75-foot steel poles. Despite the sub-
stantial diffrence in the intensicy of develop
ment tn thse o cnridony dhre i 00
discernible difference in the occurmence of sale
price el There were fou coes along ench
comtdor whee advete sl prie ofecs doe 0
the HVTL were concluded. Because of itsimpor-
tance, this is a topic. thac merits additional
s, Glon b vpgrde otz bave

cen ut recently, ic may be possib

findsumc-property sl e el cass e -
the time period of an upgrade projec.

If the case study indings in this regard con-
e o be supported by addicional reseasch, the
implasion v be trt the s e ot

of the subsec of potential buyers willing
Consldet  propentyclose 0 KV coror
ot sensicve to suucture size or intensity of
development of the ROW corrdor

Conclusion

propertiesthat fll ino chis group. P

sccond question ch s on whether
the system upgrade changes the number of prop-
ertes that fall into the set of vulnecable proper-
ties and on the extent to which the cffectsof the
project can be mitigated.

Tt has always been difficult for appraisers o
dovelop marer. cvkence 10 o el
obolecence The prevalnce i he lisaureof
:muncal e & of et bt beyond the

oo of ety il sy et
appropriate response, which aligas with tradi-
tonal practice, wold be o xtnt pproiate
adjustments from some
vy sprch. The ek

ed here is that it suggests that the cicical
e o et
tance of the home from the ROW boundary,
and the visibiity of structuees. For example, it
appraising @ propecty with a home 75 feet from
ROW with an unobstructed view of structures,
the research suggests looking for two or thiee

7

There has been y appraisers

are similarly located with respect € an exising
VL. T

et s
niques to answer the question of whether HVTLs
affct tesidential property values. Depending on

e geographic area of nterest, there may be use:
ol ha can, ol peves i quetion
n d of Massachusetts and Connecticut,
e sve mow 12 thudy e hat have been
investigated with the uniform result of no stats-
tically sgnificant proximity, visibility,or encuin

brance effects. But this leaves two imporcant
questions unansweret

ple analysis of each based on interviews with the
poriclyansand sl o sl les vt
fected by an HV the

priod. e sl of hat xescicouldthen b
Evluated i compasison o the resls s epored
here, with attencion to the similaity ofthe sucy

ranted, and if so, its magnitude.

SEE NEXT PAGE FOR ADDITIONAL RESOURCES >
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Additional Resources 5
Suggested by he Y. T and Lovise Loe Lo Ubrry

Appraisal Institute.
. Knowedge Base [Login required]
Information ies—fealesate damagesirovimity impacts

Electric Power Research Insttute—Research
s i com/Besearchanding

Federal Energy Regulatory Commission—Electric Smart Grid
s fer govlindustiesieectichndusctsmart i 259

s e naruc OTcpICDHbrary!

US Department of Energy—Electric Power
it e enesgy gowscience-nnovation/dectic power

US Enargy Information Administration—Electricity
it i ovilecicly

o appraslnsiute org £312019.+ The Apprasalsounal 277



