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ILLINOIS COMMERCE COMMISSION 1 

DOCKET No. 13-   2 

DIRECT TESTIMONY OF 3 

ROGER D. NELSON 4 

Submitted On Behalf Of 5 

Ameren Illinois 6 

 INTRODUCTION I.7 

Q. Please state your name, business address and present position. 8 

 My name is Roger D. Nelson.  My business address is 8420 North University Street, A.9 

Peoria, IL 61615.  I am a Real Estate Supervisor for Ameren Services Company (Ameren 10 

Services), working as an agent for Ameren Illinois Company d/b/a Ameren Illinois (AIC or 11 

Company).   12 

Q. Please summarize your educational background and professional experience. 13 

 My educational background and professional experience is attached as an Appendix to A.14 

this testimony.   15 

Q. What are your duties and responsibilities in your present position? 16 

 I am responsible for transmission right-of-way acquisition and real estate services for A.17 

AIC in the State of Illinois, including the acquisition of rights for gas and electric transmission 18 

lines. 19 
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 PURPOSE AND SCOPE II.20 

Q. What is the purpose of the Petition filed by AIC in this proceeding? 21 

 AIC is requesting that the Illinois Commerce Commission (Commission) grant it eminent A.22 

domain authority with respect to four (4) parcels (owned by four (4) individual landowners) (the 23 

Unsigned Properties), along an electric transmission line route that will connect AIC’s Bondville 24 

Route 10 and Southwest Campus substations (the Bondville-Southwest Campus Line).  The 25 

Bondville-Southwest Campus Line consists of two (2) new, non-contiguous 138 kV 26 

transmission-line segments totaling approximately 8.5 miles in length and connecting to an 27 

existing 1.5 mile 138 kV line segment currently classified as a distribution line in an area west 28 

and south of Champaign, Illinois.  The Commission previously granted AIC a Certificate of 29 

Public Convenience and Necessity (Certificate) for the Bondville-Southwest Campus Line under 30 

Section 8-406.1 of the Public Utilities Act (the Act), and directed that it be constructed pursuant 31 

to Section 8-503, in Docket No. 12-0080.  The Bondville-Southwest Campus Line crosses a total 32 

of 49 properties (58 tax parcels) of private land. 33 

Q. What is the purpose of your testimony in support of this Petition? 34 

 The purpose of my direct testimony is to describe the process by which AIC identifies A.35 

and secures rights-of-way for transmission lines.  I will also provide information regarding the 36 

acquisition of property rights for the Unsigned Properties, AIC’s reasonable attempts to acquire 37 

the necessary property rights through good-faith negotiations with the landowners, and the need 38 

for eminent domain authority to construct the Bondville-Southwest Campus Line.  39 

Q. Are you sponsoring any exhibits in support of your testimony? 40 

 I am sponsoring the following exhibits: A.41 

• Ameren Exhibit 1.1 Map of Unsigned Properties  42 
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• Ameren Exhibit 1.2 Legal Descriptions of Unsigned Properties 43 

• Ameren Exhibit 1.3 Landowner Packet  44 

• Ameren Exhibit 1.4 Summary of Landowner Contacts and Offers (Confidential 45 
 and Public (Redacted) versions) 46 

• Ameren Exhibit 1.5 Land Agent Checklist 47 

Q. Please summarize your conclusions. 48 

 Based upon my knowledge of AIC’s processes involving landowner negotiations and its A.49 

offers of compensation made to the owners of the Unsigned Properties, I conclude that AIC has 50 

engaged in reasonable attempts to acquire the necessary property rights along the Bondville-51 

Southwest Campus Line through good-faith negotiations.  I also conclude that AIC will not be 52 

able to obtain the necessary property rights for all the Unsigned Properties through negotiation.  53 

Because a delay in the acquisition of easements for the Unsigned Properties will adversely delay 54 

the construction schedule for the Bondville-Southwest Campus Line, I conclude that AIC must 55 

receive authority to exercise eminent domain with respect to the Unsigned Properties. 56 

 BACKGROUND III.57 

Q. Please describe the background of the Bondville-Southwest Campus Line. 58 

 In Docket No. 12-0080, AIC sought and received a Certificate pursuant to Section 8-A.59 

406.1 of the Act authorizing and ordering the construction, operation and maintenance of the 60 

Bondville-Southwest Campus Line, including substation modifications at the existing Bondville, 61 

Southwest Campus and Windsor substations (collectively referred to with the Bondville-62 

Southwest Campus Line as the Project).  The Commission found that the Project was necessary 63 

to provide adequate, reliable, and efficient service to AIC’s customers and ordered that the 64 
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Bondville-Southwest Campus Line be built on the route shown on Ameren Exhibit 1.1.  The 65 

Commission also authorized AIC to construct the Project pursuant to Section 8-503 of the Act. 66 

Q. What is the current status of the Bondville-Southwest Campus Line? 67 

 The design of the line has been completed and AIC is seeking to acquire the land rights A.68 

necessary to begin construction.  The line crosses 49 properties (36 landowners) and AIC has 69 

currently acquired easements from 30 landowners covering 41 of those properties.  AIC is now 70 

seeking eminent domain authority with respect to four Unsigned Properties.    71 

Q. Are there any other properties that remain unsigned for which AIC is not seeking 72 

eminent domain authority? 73 

 Yes.  The University of Illinois and Illinois Central Gulf Railroad each own two A.74 

additional properties which remain unsigned.  AIC is not seeking eminent domain authority with 75 

respect to these four properties as negotiations are still ongoing and are expected to conclude 76 

successfully. 77 

Q. Is expedited treatment required for this proceeding? 78 

 Although I am not an attorney, Section 8-509 of the Act states “If a public utility seeks A.79 

relief under this Section after the Commission enters its order in the Section 8-406.1 proceeding, 80 

the Commission shall issue its order under this Section within 45 days after the utility files its 81 

petition under this Section.”  220 ILCS 5/8-509.  The Commission granted the underlying 82 

Certificate in Docket No. 12-0080 pursuant to Section 8-406.1, and, therefore, counsel has 83 

advised me that expedited treatment applies in this proceeding. 84 
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Q. Please generally describe the Unsigned Properties. 85 

 The Unsigned Properties are primarily parcels of agricultural, commercial and A.86 

transitional (future development) land.  The legal descriptions of the Unsigned Properties are 87 

found on Ameren Exhibit 1.2.  88 

Q. Please describe the right-of-way width AIC is authorized to acquire. 89 

 In Docket No. 12-0080, the Commission authorized AIC to acquire up to and including: A.90 

(i) 150-foot wide easements for a portion of the Project where it must accommodate a future 345 91 

kV line (starting at the Bondville Route 10 substation and extending south for approximately 92 

three and one-half miles) and (ii) 100-foot wide easements for the remainder of the Project route 93 

where AIC does not currently possess easements.  The Commission also authorized AIC to 94 

secure amendments to existing easements, or new easements, along approximately 0.5 miles of 95 

the existing distribution line and the three and one-half mile segment south from the Bondville 96 

Route 10 Substation, where necessary to accommodate construction and operation of the Project.  97 

Finally, the Commission authorized AIC to acquire construction easements, as necessary, of up 98 

to and including 100 feet in width, in addition to the permanent easements described above.  99 

Q. What are the land rights AIC is seeking for the Unsigned Properties? 100 

 Three of the properties are agricultural or transitional land on which AIC is seeking a 100 A.101 

foot wide easement along with the necessary access to the easement strip and temporary 102 

construction rights.  The remaining Unsigned Property, which is located along Curtis Avenue, is 103 

commercial property that presently contains a 15 foot wide easement and AIC is seeking an 104 

easement for an additional 15 feet in width (for a total easement width of 30 feet).   105 
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 LANDOWNER CONTACT IV.106 

Q. How did AIC inform potentially affected landowners and other stakeholders of the 107 

Bondville-Southwest Campus Line? 108 

 As set forth in Docket No. 12-0080, AIC consulted with various stakeholders during the A.109 

planning study process.  AIC sought input from affected political subdivisions including 110 

counties, cities and towns through conversations with elected officials, planning agencies and 111 

other personnel.  Various Illinois government agencies were also involved in the planning 112 

process, including the Departments of Agriculture, Environment, and Natural Resources.  As 113 

discussed below, landowners were notified by AIC and by the Commission of AIC’s proposal to 114 

construct the Bondville-Southwest Campus Line. 115 

Subsection 8-406.1(a)(3) of the Act required AIC to hold at least three (3) pre-filing 116 

public meetings to receive feedback from the public concerning the Project in each county where 117 

the Project is to be located.  Prior to AIC’s filing for a Certificate in Docket No. 12-0080, 118 

landowners along the proposed transmission line (and route alternatives) were invited to the 119 

three (3) statutorily-required public meetings separately held on October 11th, November 10th, 120 

and December 13th, 2011.  For purposes of notification and public participation in the siting 121 

process, landowners along the proposed transmission line were invited to the open houses 122 

through newspaper ads, posted flyers or personally mailed invitations. 123 

Q. Did the landowners along the Bondville-Southwest Campus Line receive notice of 124 

the Commission Certificate proceeding in Docket No. 12-0080? 125 

 Yes.  Landowners along the Bondville-Southwest Campus Line were sent official notice A.126 

of the initial hearing in AIC's application for a Certificate in Docket No. 12-0080 by the 127 

Commission on February 7, 2012. 128 



Ameren Exhibit 1.0 
Page 7 of 15 

Q. Please describe AIC’s process for contacting the owners of the parcels on the 129 

Transmission Line for purposes of easement acquisition. 130 

 AIC began its efforts to contact landowners and acquire the necessary easements in A.131 

October 2012.  Individuals and entities identified as landowners in the records of Tax Collectors 132 

in each county were sent a letter and “Statement of Information from the Illinois Commerce 133 

Commission Concerning Acquisition of Rights of Way by Illinois Utilities” (“Statement of 134 

Information”).  The information contained in the letter and Statement of Information complied 135 

with the requirements of 83 Illinois Administrative Code Part 300, and was mailed by certified 136 

mail, return receipt requested.  The letters and Statements of Information were sent to 137 

landowners along the Bondville-Southwest Campus Line in two mailings - - part one on October 138 

1, 2012 and the remainder on October 9, 2012.  Supplemental mailings occurred when changes 139 

in property ownership were discovered.  AIC did not initiate contact with the landowners who 140 

received these documents until at least fourteen (14) days subsequent to the mailing.  Efforts to 141 

contact landowners directly began in late October of 2012.  142 

Q. Please explain the process by which AIC negotiated for the purchase of any affected 143 

properties.   144 

 After the 14-day notice period elapsed, AIC representatives contacted landowners to A.145 

discuss the Project in detail.  Contact was made in person, if possible, and was intended to 146 

inform the landowners of both the reason for contact and the purpose of the Project.  AIC 147 

provided landowners with a written project purpose statement, a small-scale map, and a copy of 148 

an aerial photo of the easement area, as well as information regarding the type and location of the 149 

proposed facilities.  A sample landowner packet is attached to my testimony as Ameren Exhibit 150 

1.3.  AIC representatives also offered compensation and explained that the offers were based on 151 
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a third-party independent appraiser's market value determination of each property.  A copy of the 152 

appraisal was also provided to each landowner and contained the valuation of the easement (as 153 

determined by the before and after value of the entire property) and determination of any 154 

diminution of value to the remaining property (if pertinent).  AIC representatives also explained 155 

the dimensions of the proposed easement and the proposed easement document.  Further, AIC 156 

representatives were available for discussion and negotiations, as required and/or requested by 157 

each landowner.  158 

Q. How many times has AIC contacted the landowners on the Bondville-Southwest 159 

Campus Line? 160 

 Each landowner who has not yet signed an easement agreement has been contacted at A.161 

least 15 times, by letter, phone or in person.  The number of specific contacts for each of the four 162 

landowners of the Unsigned Properties is detailed on Ameren Exhibit 1.4. 163 

Q. How would you characterize AIC’s efforts to contact and negotiate with 164 

landowners? 165 

 AIC has made reasonable attempts to acquire the necessary property rights for the A.166 

Bondville-Southwest Campus Line through professional and good-faith efforts.  AIC retained 167 

professional, experienced land agents to represent the Company in discussions with landowners.  168 

These agents often met repeatedly with landowners and/or their attorney.  The agents also 169 

provided landowners with written offers in order to help facilitate agreement.  A “check-list” of 170 

to-do items for the agents is attached as Ameren Exhibit 1.5.  When acquiring land rights for 171 

electric transmission lines, including the rights for the Unsigned Properties in this proceeding, 172 

AIC records (or requires the land agents to record) a log of all contacts with landowners in the 173 

course of negotiations.  Ameren Exhibit 1.4 (public version) lists the names, addresses and 174 
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records the number of specific contacts between AIC and each landowner of an Unsigned 175 

Property.  Ameren Exhibit 1.4 (confidential version) contains the information in Ameren Exhibit 176 

1.4 plus information on appraisals, offers to landowners and other comments.  As Ameren 177 

Exhibit 1.4 shows, AIC has made numerous attempts to contact and negotiate with each 178 

landowner.  179 

Moreover, AIC has retained local counsel to negotiate with counsel retained by 180 

landowners.  AIC has responded promptly to landowner requests for additional surveys, access 181 

to the parcels, and relocation of poles.  AIC has also responded promptly to all counteroffers 182 

made by landowners.  In sum, AIC has made reasonable attempts to acquire the necessary 183 

easements through good-faith negotiation. 184 

Q. Has AIC successfully acquired the necessary land rights for the remainder of the 185 

properties along the Bondville-Southwest Campus Line? 186 

 Yes, with two exceptions.  As mentioned earlier, AIC has not acquired rights from the A.187 

University of Illinois or Illinois Central Railroad, but will not be seeking eminent domain 188 

authority on these properties.  Overall, AIC has acquired land rights on approximately 84% of 189 

the properties on the Bondville-SW Campus Transmission Line Route.   190 

 EXPLANATION OF COMPENSATION OFFERS V.191 

Q. As a general matter, did AIC explain the basis for its offers of compensation to 192 

landowners? 193 

 Yes.  Each landowner and/or their attorney was provided a calculation sheet stating the A.194 

total market value of the land, the easement acreage, the percentage of market value that AIC 195 

believed the easement should be valued at, and the compensation offer itself.  An example of the 196 

calculation sheets presented to each of the landowners is included in Ameren Exhibit 1.3.  197 
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Additionally, AIC informed landowners and/or their attorney that the initial offer was based on a 198 

third-party independent appraiser's market value determination of their property.    199 

Q. How does AIC plan to address construction damages to the property of each 200 

landowner? 201 

 AIC is responsible for the restoration of, or payment of damages for, property of A.202 

landowners and tenants.  Each landowner will be notified prior to commencement of 203 

construction, and each property will be assessed for damage by AIC.  Each landowner will also 204 

be assigned an AIC representative who will be available for them to report any damage.   205 

 REASONABLENESS OF OFFERS OF COMPENSATION VI.206 

Q. What is AIC’s philosophy with regard to landowner compensation? 207 

 AIC’s intent is to fairly compensate affected landowners for the impact of the A.208 

transmission line, so that after the line is constructed, there is no impact upon property value 209 

beyond the compensation paid by AIC.  In other words, AIC’s offer of compensation for the 210 

easement is intended to “make the landowners whole” by fully compensating them for any 211 

impact on the market value of their property caused by the imposition of the easement.  Payment 212 

is made in the form of a check, at the time of or shortly after the time that each landowner 213 

provides an executed easement to AIC.  Upon completion of construction, AIC’s representatives 214 

assess, and, if necessary, repair or compensate landowners for damages that may result from 215 

construction of the transmission line.  This includes damages to crops, soil, fences and other 216 

property or improvements.  In most cases, landowners were offered by AIC, and have accepted, 217 

advanced payment (at the time of easement payment) for anticipated crop loss and reparation of 218 

crop land. 219 
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Q. Is damage to drainage tile included in the property to be restored or paid for by 220 

AIC? 221 

 Yes, it is.  Furthermore, AIC and the Illinois Department of Agriculture have agreed on A.222 

the methodology for identifying and repairing any damaged tile.  An Agricultural Mitigation 223 

Agreement concerning a broad range of agricultural concerns, including tile repair, became 224 

effective on November 4, 2009. 225 

Q. How was the amount of compensation determined? 226 

 AIC retained American Appraisal Company to prepare a brief appraisal for each affected A.227 

property for which new or additional property rights were needed.  The appraisals determined the 228 

total market value of each property, if purchased in fee, based on the zoning category (i.e. 229 

agricultural, commercial, or transitional) and existing use or planned future use of the property.  230 

The appraisals then determined the effect on the market value of the property caused by the 231 

imposition of the easement, including whether there was any diminished value to the property 232 

outside of the easement strip.  The value of the easement was then determined to be the 233 

difference between the market value of the property without and with the easement.  This value 234 

was typically within a range of 30–50% of the fee value of the easement acreage.  In an effort to 235 

negotiate in good faith, in most instances, AIC's initial offers were approximately 75% of the fee 236 

value of the easement area.  Thus, in all cases, AIC's offers of compensation far exceeded the 237 

appraised market value impact of the easement.  In addition, the appraisals also took into account 238 

any diminution of value to the remaining property (if pertinent) as a result of the imposition and 239 

location of the easement.  In most cases, this did not apply. 240 

The 75% factor represents recognition of the fact that the rights conveyed pursuant to the 241 

easements are for a limited purpose only (the Bondville-Southwest Campus Line), and do not 242 
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represent the full fee simple value of the land to be encumbered by the easement.  The landowner 243 

retains all other existing property rights, apart from the easement rights sought by AIC.  Farming, 244 

access, and all uses that do not conflict with the transmission line rights remain with the 245 

landowner.  Additional non-typical factors specific to each individual parcel that impact property 246 

value, were also factored into the compensation offer determination.  247 

Q. Do you consider the initial offers of compensation reasonable? 248 

 Yes, I consider the initial offers reasonable.  In most cases, AIC has offered each A.249 

landowner 75% of the fee simple value of the easement area, in exchange for limited easement 250 

rights.  The landowners therefore receive a significant portion of the full market value of their 251 

land while retaining all other rights incident to the land.  As such, I conclude that the landowners 252 

have been offered more than adequate value in exchange for the easement rights sought to be 253 

acquired by AIC.  254 

Q. What reasons have the landowners given for refusing AIC’s offers? 255 

 The primary reason given by the landowners is the level of compensation is too low.  In A.256 

addition, some landowners have requested changes to the easement document or changes to the 257 

location of structures as discussed below. 258 

Q. Has AIC sought to address the concerns these landowners have raised? 259 

 Yes.  With regard to landowners’ concerns about the level of compensation, in some A.260 

instances, offers were revised upward to reflect additional valuation information received or to 261 

reflect compensation offered to other landowners.  In addition, in the interest of encouraging 262 

settlement, AIC has recently increased its offers to several landowners who continue to negotiate 263 

in good faith and provide evidence that they wish to conclude negotiations.   264 
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Q. Could the landowners have obtained their own appraisals? 265 

 Yes, however no landowner did so.  If a landowner had obtained an appraisal, AIC would A.266 

consider that appraisal in determining its offer, provided that the appraisal was current.   267 

Q. Do you consider the revised compensation offers reasonable? 268 

 Yes.  As I mentioned above, I consider the 75% of fee value offered initially to be more A.269 

than fair compensation for the easement rights being sought.  Accordingly, I also conclude that 270 

the higher revised offers are similarly reasonable. 271 

 EFFORTS TO ADDRESS NON-COMPENSATION RELATED CONCERNS VII.272 

Q. What other concerns besides compensation did landowners raise? 273 

 Typically, other concerns were about specific changes they wished to make in the A.274 

language of the easement document itself.  These proposed changes caused restrictions or limited 275 

the usefulness or intent of the easement beyond what could be considered reasonable. 276 

Q. How has AIC sought to address these other concerns? 277 

 With regard to requests to make changes to the language of the easement documents, AIC A.278 

has considered each request on a stand-alone basis and has been willing to incorporate changes 279 

when the requested changes do not compromise the easement rights being sought by AIC.  280 

With regard to requests to change the location of structures, AIC has been willing to 281 

make such changes when the change will not compromise AIC’s design standards for reliability 282 

and/or of the integrity of the line and are otherwise appropriate in relation to the certificated 283 

route approved by the Commission.   284 
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 NEED FOR EMINENT DOMAIN VIII.285 

Q. Do you believe that AIC will be able to obtain property rights for all the Unsigned 286 

Properties through continued negotiation? 287 

 No.  AIC has made numerous contacts with these landowners over a period of 6-8 A.288 

months, and has made offers of compensation that are fair and reasonable.  Although AIC will 289 

attempt to continue negotiating with the owners of the Unsigned Properties, and is still seeking to 290 

acquire the rights-of-way for those parcels through negotiation, at this point we have no reason to 291 

believe that further negotiations will be successful.  Given the current status of negotiations, I do 292 

not believe that all of the Unsigned Properties can be obtained in a timely manner through 293 

negotiations.  Further, as discussed by Mr. Murbarger, given the construction schedule for the 294 

Bondville-Southwest Campus Line, any delay in acquiring easements for the Unsigned 295 

Properties will adversely impact the construction schedule for the Project.  Therefore, AIC must 296 

receive authority to exercise eminent domain for the Unsigned Properties. 297 

Q. Are the facts supporting AIC’s request for eminent domain consistent with those of 298 

past Commission decisions granting such requests? 299 

 Although I am not an attorney, I believe they are.  For example, recently, in Docket No. A.300 

11-0469, the Commission granted eminent domain authority where AIC contacted landowners at 301 

least eleven (11) times and made offers of compensation using a methodology similar to the one 302 

employed in this case.  In Docket No. 10-0173, the Commission granted eminent domain 303 

authority where Petitioner contacted landowners at least five (5) times and again made offers 304 

using a similar methodology.  Likewise, in Docket Nos. 08-0291 and 08-0449, the Commission 305 

granted eminent domain authority to Petitioner for certain parcels where Petitioner contacted the 306 

landowners at least fourteen (14) times and made initial offers of compensation of at least 75% 307 
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of fee value.  Similarly, in Commonwealth Edison Docket No. 05-0188, the Commission 308 

authorized use of eminent domain, finding that the utility had attempted to acquire the necessary 309 

property “by voluntary or reasonable terms,” but had not been successful in doing so.  Order, 310 

Docket 05-0188 (Feb. 23, 2006), p. 7.  Furthermore, in Docket No. 95-0484, the Commission 311 

noted that the utility (CIPS) had made numerous telephonic and face to face contacts with 312 

landowners, had independent appraisals of the property interests made and made reasonable 313 

offers based on those appraisals, to no avail.  314 

Q. What do you conclude about AIC’s request for eminent domain authority for the 315 

Unsigned Properties? 316 

 I conclude that, based on AIC’s negotiation process and the offers of compensation: (i) A.317 

AIC has reasonably attempted to acquire the rights-of-way across the Unsigned Properties via 318 

negotiations in good faith; (ii) AIC cannot reasonably expect to acquire the rights-of-way for the 319 

Unsigned Properties through negotiation; and (iii) the Commission should authorize the exercise 320 

of eminent domain for the Unsigned Properties.  321 

 CONCLUSION IX.322 

Q. Does this conclude your direct testimony? 323 

 Yes, it does.A.324 
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APPENDIX 

STATEMENT OF QUALIFICATIONS 
ROGER D. NELSON 

I have been employed by Ameren Services Company and/or its affiliate, Central 

Illinois Light Company (“CILCO”) (now known as AIC) for 29 years.  I have held my 

present position for nine years.  I began work at AIC as a Right-of-Way Agent in 1984.  

Through my years of employment with AIC and Ameren Services, I also fulfilled the 

positions of Real Estate Agent, Land Management Administrator and Senior Real Estate 

Agent.  I have a bachelor degree in agriculture, previous experience in land appraisals 

and land management, and presently hold a real estate broker’s license. 
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	A. AIC has made reasonable attempts to acquire the necessary property rights for the Bondville-Southwest Campus Line through professional and good-faith efforts.  AIC retained professional, experienced land agents to represent the Company in discussio...
	Moreover, AIC has retained local counsel to negotiate with counsel retained by landowners.  AIC has responded promptly to landowner requests for additional surveys, access to the parcels, and relocation of poles.  AIC has also responded promptly to al...
	A. Yes, with two exceptions.  As mentioned earlier, AIC has not acquired rights from the University of Illinois or Illinois Central Railroad, but will not be seeking eminent domain authority on these properties.  Overall, AIC has acquired land rights ...

	V. EXPLANATION OF COMPENSATION OFFERS
	A. Yes.  Each landowner and/or their attorney was provided a calculation sheet stating the total market value of the land, the easement acreage, the percentage of market value that AIC believed the easement should be valued at, and the compensation of...
	A. AIC is responsible for the restoration of, or payment of damages for, property of landowners and tenants.  Each landowner will be notified prior to commencement of construction, and each property will be assessed for damage by AIC.  Each landowner ...

	VI. Reasonableness of OFFERS OF COMPENSATION
	A. AIC’s intent is to fairly compensate affected landowners for the impact of the transmission line, so that after the line is constructed, there is no impact upon property value beyond the compensation paid by AIC.  In other words, AIC’s offer of com...
	A. Yes, it is.  Furthermore, AIC and the Illinois Department of Agriculture have agreed on the methodology for identifying and repairing any damaged tile.  An Agricultural Mitigation Agreement concerning a broad range of agricultural concerns, includi...
	A. AIC retained American Appraisal Company to prepare a brief appraisal for each affected property for which new or additional property rights were needed.  The appraisals determined the total market value of each property, if purchased in fee, based ...
	The 75% factor represents recognition of the fact that the rights conveyed pursuant to the easements are for a limited purpose only (the Bondville-Southwest Campus Line), and do not represent the full fee simple value of the land to be encumbered by t...
	A. Yes, I consider the initial offers reasonable.  In most cases, AIC has offered each landowner 75% of the fee simple value of the easement area, in exchange for limited easement rights.  The landowners therefore receive a significant portion of the ...
	A. The primary reason given by the landowners is the level of compensation is too low.  In addition, some landowners have requested changes to the easement document or changes to the location of structures as discussed below.
	A. Yes.  With regard to landowners’ concerns about the level of compensation, in some instances, offers were revised upward to reflect additional valuation information received or to reflect compensation offered to other landowners.  In addition, in t...
	A. Yes, however no landowner did so.  If a landowner had obtained an appraisal, AIC would consider that appraisal in determining its offer, provided that the appraisal was current.
	A. Yes.  As I mentioned above, I consider the 75% of fee value offered initially to be more than fair compensation for the easement rights being sought.  Accordingly, I also conclude that the higher revised offers are similarly reasonable.

	VII. EFFORTS TO ADDRESS NON-COMPENSATION RELATED CONCERNS
	A. Typically, other concerns were about specific changes they wished to make in the language of the easement document itself.  These proposed changes caused restrictions or limited the usefulness or intent of the easement beyond what could be consider...
	A. With regard to requests to make changes to the language of the easement documents, AIC has considered each request on a stand-alone basis and has been willing to incorporate changes when the requested changes do not compromise the easement rights b...
	With regard to requests to change the location of structures, AIC has been willing to make such changes when the change will not compromise AIC’s design standards for reliability and/or of the integrity of the line and are otherwise appropriate in rel...

	VIII. NEED FOR EMINENT DOMAIN
	A. No.  AIC has made numerous contacts with these landowners over a period of 6-8 months, and has made offers of compensation that are fair and reasonable.  Although AIC will attempt to continue negotiating with the owners of the Unsigned Properties, ...
	A. Although I am not an attorney, I believe they are.  For example, recently, in Docket No. 11-0469, the Commission granted eminent domain authority where AIC contacted landowners at least eleven (11) times and made offers of compensation using a meth...
	A. I conclude that, based on AIC’s negotiation process and the offers of compensation: (i) AIC has reasonably attempted to acquire the rights-of-way across the Unsigned Properties via negotiations in good faith; (ii) AIC cannot reasonably expect to ac...

	IX. CONCLUSION
	A. Yes, it does.

	APPENDIX
	STATEMENT OF QUALIFICATIONS
	ROGER D. NELSON
	I have been employed by Ameren Services Company and/or its affiliate, Central Illinois Light Company (“CILCO”) (now known as AIC) for 29 years.  I have held my present position for nine years.  I began work at AIC as a Right-of-Way Agent in 1984.  Thr...


