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Q1: Please state your name for the record, and your title. 

 Jeffery D Stelle. I am president of Stelle Construction, Inc. and Stelle Homes, 

LLC.   

Q2. Please explain your training, experience and profession. 

I have a Bachelor of Science degree from Illinois State University. I have been in 

the business of real estate development, construction and management for more than 

thirty years in and around Central Illinois. 

Q3. Do you hold any special certifications or licenses? 

I am a licensed real estate broker in the state of Illinois and a certified building 

contractor in the state of Illinois. 

Q4: What is the purpose of your testimony in this matter? 

I have been asked to give my opinions on the issue of the proposed pipeline and 

whether it will affect the overall value of the real estate where it transgresses. I have been 

asked to comment as to whether the financial proposals or offers submitted by Enbridge 

to the landowners will fairly compensate them for the value of the property taken or 

damages that have occurred. I have also been asked to comment upon the issue of 

whether Enbridge has conducted itself properly when dealing with or negotiating with 

landowners in the path of the proposed project. I have been asked for my opinion as to 

whether or not Enbridge has been negotiating in good faith.  

Q5: What is your opinion as to how the proposed pipeline might affect the value 

of the property and please provide a rationale for your opinions.? 
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I believe the proposed pipeline will adversely affect the value of the real estate 

through which it passes. The proposed pipeline is apparently a 36” pipeline which will be 

transporting hazardous liquids according to the federal and state regulations. It is my 

understanding the specific types of liquids will vary, but as I understand the proposal, the 

pipeline is proposed to carry a variety of different types of petroleum. It is my 

understanding the liquids carried in the pipe will be highly flammable. 

In my experience as a real estate developer over the past thirty plus years, the 

proposed pipeline and easement will adversely affect the value of the land through which 

it passes. It will cause the real estate to incur an easement with restrictions that will 

prevent landowners from building upon, over, or through the easement right-of-way. As I 

understand the situation, landowners will not be allowed to plant any trees on the 

property. The project will prevent the real estate involved to be used for development 

purposes and will, without question, adversely affect the ability of the landowners to get 

the highest and best use for their property. 

Q6: Will the proposed pipeline adversely affect the price or value of the adjacent 

property next to or near the pipeline easement through which the pipeline passes? 

I believe the proposed pipeline will negatively affect adjacent properties near the 

pipeline, and decrease the overall value of these adjacent properties.  

Q7: What is your rationale or explanation as to why the proposed pipeline will 

negatively affect the value of adjacent properties, specifically the properties that are 

adjacent to the right-of-way easements?  

 Without question, any type of hazardous condition or undesirable condition on or 

near a piece of real estate has a tendency to negatively affect the value of a particular 
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piece of property. This is true whether the undesirable condition might be a garbage 

dump, a construction company with large trucks traveling nearby, or any other condition 

that is not desirable to the general public.  

 To use an analogy for the purpose of explaining my reasons, assume a particular 

piece of property is unaffected by any adverse conditions or undesirable market 

conditions. A landowner has only the traditional market conditions to deal with when 

valuing the property. Potential purchasers of the property assess a market value onto that 

tract of real estate and a landowner who wishes to sell the property sets a price at which 

he is willing to sell the property. There are no adverse conditions or outside forces 

affecting the value of the property. 

 Next assume a piece of real estate that is planned for a housing development, and 

then assume a railroad company wishes to build a new railway line adjacent to the 

property. For this hypothetical I have used a railroad as an example, but you can use any 

hypothetical adverse condition. It could be a construction company with lots of trucks 

driving near the property, a public sewage disposal plant with its unique problems, or a 

thousand other possible adverse conditions. These adverse conditions will most certainly 

affect the value of the adjacent properties, even though the adverse condition is not 

directly located on the property.  

 In this particular scenario, the proposal is to have a pipeline carrying hazardous 

liquids cut through properties within a right-of-way easement. It is my opinion and belief, 

after being in the real estate business for more than thirty years, this pipeline will 

adversely affect the value of the property within the easement right-of-way and the real 
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estate adjacent to the right-of-way easement. There will be restrictions of use for the 

properties adjacent to the right-of-way.  

Q8: What is your opinion about the value of real estate that has two separate or 

distinct pipelines through a particular piece of property?  

I believe that the type, size, and number of easements all affect the value of a 

piece of property in an adverse way. If a piece of real estate has two pipelines running 

through the property, this will have a greater negative impact on the property as opposed 

to a single pipeline. In my opinion, there is a cumulative effect, and also an exponential 

adverse affect in a negative way. 

Q9: What do you mean by an exponential adverse affect? 

An exponential affect is above and beyond simply a cumulative affect. For 

example, one plus one normally equals two. But if there is an exponential affect, then one 

plus one can equal four. An exponential affect occurs when adding the two independent 

variables together has a sum total that is more than their respective individual parts. In the 

example of two pipelines, I believe the two pipelines on a particular piece of property 

will greatly decrease the value far more than a single pipeline. This is an example of an 

exponential affect. 

Q10: Why would two pipelines running through a piece of property have an 

exponential adverse affect of the property? 

 For the reasons I stated previously, I believe the pipelines will adversely affect the 

value. If there are two separate easements with different and independent pathways, you 

will be impeding the use of the property in a much greater way. Potential buyers of real 

estate consciously or unconsciously assess probability ratings of adverse conditions on a 
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particular parcel of land. Most all people do this when evaluating property values, even if 

they don’t do this in a formal way by writing these matters down or individually 

calculating the adverse conditions. Everyone from the most sophisticated buyers down to 

the first time buyers do this type of mental calculation, when valuing a tract of real estate.  

 Two pipelines running through a property will have a much larger adverse affect 

on a tract of land when compared to a single pipeline. Three pipelines will have a greater 

adverse affect on the real estate valuation than two pipelines, and so on and so on. 

Purchasers of real estate calculate all the adverse conditions against a piece of property 

and then assess a discount based on the number of these adverse conditions. These will be 

exponential affects, in many instances.   

Q11: During your investigation into this matter, have you had the chance to come 

to an opinion as to whether Enbridge has negotiated in good faith with the 

landowners in the path of the proposed project? If you have an opinion, please so 

state it. 

I have investigated this issue and I am aware of landowners who have been dealt 

with Enbridge representatives during these matters. I do not believe Enbridge has 

negotiated in good faith with many of the landowners, and I will give several reasons 

why I hold that opinion.  

Many of the landowners who own property in the pathway are elderly people. 

Quite often these elderly individuals have limited financial resources, limited educational 

resources, and are also impaired by the normal processes of aging. It is my understanding 

Enbridge held meetings and sent literature out to prospective landowners explaining the 

company’s desire to construct a pipeline through the area. It is also my understanding, 
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that during the meetings Enbridge did not mention it would be asking landowners to 

accept two pipelines through their property. Some people were apparently told Enbridge 

wanted to survey their proper for the purpose of re-burying an old pipeline. It does not 

appear anyone was informed Enbridge sought rights for two pipelines. Some of the 

easements I have reviewed verify that Enbridge has inserted language into the right-of-

way agreement that would allow Enbridge to construct two pipelines on the property of 

these landowners. I believe it is unfair and improper for a company to conceal important 

information from landowners such as has occurred in this case. Ethical rules apply to the 

real estate industry, and such rules would prohibit this type of activity. In fact, I question 

the legal validity of any right-of-way easement that was signed by an elderly landowner 

granting Enbridge the right to construct two pipelines through their property. I do not 

know whether this was an intentional or unintentional deception on the part of Enbridge, 

but in my view it is entirely improper.  

Q12: Are you aware of other issues that cause you to believe Enbridge has not 

dealt fairly or in good faith with these landowners.  

 Yes.  It is my understanding that during meetings sponsored by Enbridge for the 

landowners, Enbridge representatives commented to the landowners that much of the 

proposed new pipeline would be utilizing the pathway of an old pipeline easement. 

During these meetings, it is my understanding Enbridge represented to these landowners 

the proposed pipeline would be constructed within the pathway of the old pipeline. After 

these meetings occurred, I have come to learn that Enbridge does not have defined plans 

to construct the proposed pipeline within the confines of the old pipeline easement. I have 

reviewed responses from Enbridge indicating the company has not determined where the 
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proposed pipeline will run in relation to the old pipeline. I believe this shows bad faith in 

their negotiations with the landowners and is different than what landowners were led to 

believe from the meetings. 

 I also believe Enbridge has not been open or honest with landowners by failing to 

explain to landowners what will happen to the old pipeline that now passes through much 

of the proposed pathway. In my opinion, lack of discussion on this issue constitutes bad 

faith negotiations. It is my understanding Enbridge alleges it owns an old pipeline, 

formerly owned by Central Illinois Pipe Line Company. Enbridge alleges it has merged 

into this company and now owns the old pipeline and the easement. I also understand 

there is an ongoing dispute in federal court as to the validity of this old easement. 

Nonetheless, whether or not the old easement is valid or invalid, prior to deciding 

whether to accept an offer for a new pipeline easement, landowners have the right to 

know what will happen to the old pipeline. Concealment of this material issue constitutes 

bad faith, in my opinion.  

Q13: Have you reviewed some of the offers made to landowners in regards to the 

proposal to purchase a right-of-way easement through property owned by these 

landowners, and come to any conclusions or opinions as to whether the offers 

constitute a good faith offer? 

 I have reviewed proposed offers and I find them to be far below fair market value. 

I have reviewed the financial amounts being proposed by Enbridge to landowners in 

McLean County and other counties. I am thoroughly familiar with the varying value of 

real estate in the region of the proposed pathway. I believe valuations for real estate are 

most accurately determined by negotiations between a willing buyer who is not under any 
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obligations to buy a particular tract of property, and a willing seller who is willing to sell 

but not obligated to sell a particular tract of land. I do not believe that it can be said that 

just because Enbridge has submitted a proposal to landowners, that that act of submitting 

a proposal constitutes a valid good faith offer to a landowner. There are many variables 

that go into determining whether negotiations and offers are made in good faith. I am 

aware of many landowners who have received offers that are so far below the actual fair 

market value of the land in question that it cannot be said that Enbridge has actually 

participated in making good faith offers to these landowners.  

 It appears landowners in the pathway of the proposed pipeline have been offered 

essentially the same offer up and down the path. It does not appear Enbridge has 

attempted to substantially differentiate individual tracts of real estate and determine a fair 

market value for specific tracts of property. Instead, for at least a very large part of the 

land I am familiar with, a set dollar fee per acre is proposed. Enbridge has not attempted 

to differentiate the value of individual tracts of land. This global method of valuing real 

estate in Central and Southern Illinois is certainly not the industry custom or norm for 

valuing real estate. Virtually everyone would agree there are differences in real estate 

values for tracts of land considered amenable to housing development as opposed to land 

less likely to be suitable for housing developments. Enbridge does not appear to have 

taken this into account and instead has submitted global offers without specifically 

valuing individual tracts of land. In my opinion, one of the most accurate ways to value 

real estate is by comparing similar sales. It is my understanding comparable sales of 

easement purchases are not a common thing when the power of eminent domain is not 

being invoked. It is my understanding that Enbridge does have some experience in this 
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arena from the late 1990’s when it purchased real estate from landowners in Northern 

Illinois for its Lakehead project. As I understand the situation, Enbridge made purchases 

at fair market value from willing sellers. I believe it would be appropriate to use 

comparable sales from the Lakehead pipeline acquisition to determine the fair market 

value of similar property when the threat of eminent domain was not looming over the 

heads of landowners. 

I have not seen any evidence to support a claim that Enbridge has individually 

valued the various tracts of land. In the industry, it is the norm to prepare valuation 

estimates using comparable sales and valuations for similar properties and uses. To my 

knowledge, Enbridge has not used valuation methods that are accepted in the industry. 

The absence of these acceptable methods of valuations causes me to believe Enbridge 

wants to create the perception or impression it has made good faith offers, when in fact 

the opposite is the case.  

I previously mentioned the two pipeline issue and how this might affect the value 

of the property. Materials I have seen lead me to conclude Enbridge has not attempted to 

determine the fair market value of the properties in question.  

Q14: Does it appear the Enbridge proposals include any valuation to compensate 

owners for the cost of removing or excavating the new pipeline, after Enbridge is 

through using it?   

 I have not seen any evidence that this issue has been addressed at all. The 

future cost of removing the proposed pipeline will be tremendous. It does not appear the 

landowners have been given any useful information on this subject, in my opinion. If the 

project is approved by the ICC, and if the pipeline is constructed, then at some point in 
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the future the useful life of the 36” pipeline will end. There is no definite explanation in 

the materials as to how this issue will be handled. The details surrounding this issue have 

not been explained by Enbridge. 

This is an extremely important issue because Enbridge claims it owns an old 

pipeline initially built in 1939. The useful life of that pipeline has ended. The old pipeline 

has not been used in many years. Apparently the pipeline is now eroding out of the 

ground and is in a state of disrepair. It is unclear as to who will be obligated to clean up 

this old pipeline. If the proposed project proceeds, at some point landowners or their 

successors or assigns will be left to deal with the large 36” pipeline when it is no longer 

capable of being used to transport hazardous liquids.  This is similar to the situation 

landowners now face with the old 1939 pipeline which is in a state of disrepair. 

Q15: Are their other issues that cause you to believe Enbridge has not dealt in 

good faith with these landowners.  

 Yes there are other issues. Some landowners have previously been 

contacted by specific Enbridge representatives. It is my understanding Enbridge has now 

retained the services of a new company, Contract Land Staff, to attempt to get 

landowners to sign right-of-way easements. It is my understanding landowners are now 

being harassed and pressured to by Contract Land Staff representatives in an attempt to 

get landowners to sign right-of-way easements. It is also my understanding these 

Contract Land Staff agents are being given financial bonuses for signing up landowners. 

This causes me great concern that these agents will use unfair techniques and methods to 

obtain the necessary right-of-way easements. I am especially concerned about elderly 

landowners who are being exposed to these types of harassment. 
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I have been told about one landowner who is 86-years-old. He owns property near 

Vandalia near the Kaskaskia River. He complains a female Enbridge agent or 

representative has contacted him and been extremely argumentative with him. He states 

he has tried to explain property issues to this representative yet she argues with him and 

is not willing to accept his concerns. On a most basic issue, he states she has argued with 

him as to where his property lies in relation to the Kaskaskia River.  

I am aware of another individual about 96-years-old. He is involved with property 

held in trust. He has been left with the misunderstanding that Enbridge already holds 

eminent domain powers.  

Some landowners have been told by Enbridge agents and representatives that the 

company already has been granted eminent domain powers, and thus these people have 

been misled in the negotiations.  

Q16: Are you aware of any specific individual landowners who have complained 

they have been pressured or harassed by Enbridge representatives or agents in an 

attempt to secure a right-of-way easement grant?  

Some landowners have been told that if they do not accept Enbridge’s proposal 

within the next several weeks, Enbridge will withdraw the offer and force them to accept 

forty percent (40%) of the initial offer. This is one example of a high pressure technique 

that is being used to try and secure easements from landowners.  

Q17: Are you aware of any other issues pertinent to your opinions?  

 The issue of the old pipeline remains a major concern, and I have not seen any 

information which explains how the old pipeline will be dealt with or removed. This is a 

major issue. If Enbridge does not plan to remove the old abandoned pipeline, then 
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landowners will be faced with the cost of excavating the old line and removing it from 

the property. It is very possible that any contaminated soil might have to be removed 

from the area. The costs for this type of activity could be tremendous. The old pipeline 

has not been used in many years, and real estate values obviously include the costs 

necessary to remove the old pipeline. It is my understanding Phase II environmental 

studies are now underway along sections of the old pipeline, including soil core 

sampling, ground water analysis, and other environmental testing. The outcome of these 

results will undoubtedly play a large role in determining whether good faith negotiations 

have occurred, or will occur in the future. Most certainly the outcomes of these Phase II 

studies will shed more light onto whether the Comprehensive Environmental Response, 

Compensation, and Liability Act (CERCLA) might be involved in this issue. 

Q18. Does this conclude your testimony? 

Yes, unless I am asked to provide additional responses by the parties or rebuttal 

information is requested.  
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