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I. INTRODUCTION 1 

A. Witness Identification 2 

Q. What is your name and business address?  3 

A. Richard J. Roddewig, Clarion Associates, The Inland Steel Building, 30 West Monroe 4 

Street, Suite 810, Chicago, Illinois, 60603. 5 

Q. By whom are you employed?  6 

A. I am President of Clarion Associates, Inc.   7 

Q. Who are you testifying on behalf in this proceeding? 8 

A. I am testifying on behalf of Commonwealth Edison Company (“ComEd”). 9 

B. Background and Qualifications  10 

Q. What are your duties and responsibilities in your current position? 11 

A. I am President of Clarion Associates, Inc.  Clarion Associates is a real estate and land use 12 

counseling and appraisal firm with affiliated offices in Chicago, Denver, Cincinnati, 13 

Philadelphia and Chapel Hill.  Our Chicago and Philadelphia offices specialize in 14 

appraisals, feasibility studies, and market analyses of single-family and multi-family 15 

residential, retail, commercial office, industrial, hotel and motel properties and vacant 16 

sites all over the country.  We also undertake land use planning/zoning assignments 17 

especially out of our Denver, Cincinnati, and Chapel Hill offices.  As President of the 18 

Chicago affiliate of the larger Clarion organization, I am responsible for supervising all 19 

of the activities of the Chicago office. 20 

Q. Please summarize your educational qualifications.  21 
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A. I received a Bachelor of Arts degree, summa cum laude, in 1970 from the University of 22 

Notre Dame, where I was elected to membership in Phi Beta Kappa.  I hold a Masters of 23 

Arts degree in political science and a Juris Doctor degree from the University of Chicago. 24 

Q. What relevant professional certifications and licenses do you hold? 25 

A. I am a Member of the Appraisal Institute (designated MAI), a member of the Counselors 26 

of Real Estate (designated CRE), a member of the Royal Institute of Chartered Surveyors 27 

(designated FRICS) and am currently licensed as a Certified General Real Estate 28 

Appraiser in Illinois, Missouri, Michigan, Wisconsin, Indiana, Maryland, New York, 29 

Tennessee, Louisiana, Florida, Mississippi, Alabama, Oklahoma, and Colorado.  I am 30 

also a licensed real estate broker in Illinois and also licensed to practice law in the State 31 

of Illinois.  Although I do not now actively practice law, I have legal experience 32 

concentrated in land use and zoning. 33 

Q. Mr. Roddewig, please briefly describe your professional experience in the real estate 34 

appraisal and land use planning and zoning areas? 35 

A. Yes.  During the past 35 years, I have: 36 

 Appraised numerous residential, commercial, and industrial properties as well as 37 

undeveloped land in more than 30 states for individuals as well as major 38 

corporations, financial institutions, developers, and government agencies; 39 

 Served as a Senior Vice President of a real-estate appraisal and consulting firm, 40 

and as a Senior Principal in the real estate division of a major national accounting 41 

firm; 42 
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 Acted as an appraiser and land use planning consultant undertaking land use and 43 

zoning studies for numerous public and quasi-public agencies. 44 

Q. Do you have any professional experience in the evaluation of the impact of 45 

environmental factors on real estate markets and property values? 46 

A. Yes.  Much of my appraisal and real estate counseling work in the past 25 years has 47 

involved analysis of the impact, if any, of actual or perceived environmental risks on 48 

property values.  I have analyzed concerns arising out of the development, operation, or 49 

expansion of landfills, power plants, airports, regional malls, and quarries.  Clarion 50 

Associates, Inc. has a national reputation for analysis of the impact of environmental 51 

factors on property values, and for planning the areas surrounding significant regional 52 

developments.  Some of the environmental issues I have researched for their impacts on 53 

residential properties include soil, air, groundwater, and river water contamination. 54 

Q. Does any of your experience with environmental factors specifically involve 55 

evaluation of impacts, if any, of transmission lines on property values? 56 

A. Yes.  In three transmission line proceedings before the Illinois Commerce Commission 57 

(“Commission”), I analyzed the sales data in studies done by intervenors concerning the 58 

possible impact of transmission lines on property values in the Chicago metropolitan 59 

area, and in one of those assignments, I reviewed, summarized and analyzed national 60 

studies of the impact of transmission lines on property values.  As part of my teaching 61 

work involving the relationship between environmental factors and real estate markets, I 62 

keep current on research related to transmission lines and property values. 63 
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Q. Have you testified before governmental agencies? 64 

A. Yes.  I have testified before many government agencies and in state courts in Lake 65 

County, Cook County, Kane County, and DuPage County in Illinois.  I have also testified 66 

in state courts in Alaska, Arizona, Colorado, Wisconsin, Pennsylvania, and Maryland, 67 

and in federal courts in Illinois, Minnesota, Colorado, and Louisiana as an expert witness 68 

in the areas of real estate valuation, real estate market analysis, and land use planning. In 69 

Illinois, I submitted testimony in the following Commission proceedings: 70 

 Docket No. 92-0221, ComEd’s Petition for a Certificate of Public Convenience 71 

and Necessity, under Section 8-406 of the Illinois Public Utilities Act to construct, 72 

operate, and maintain a new electric transmission line and substation in DuPage 73 

County, Illinois. 74 

 Docket No. 94-0179, ComEd’s Petition for a Certificate of Public Convenience 75 

and Necessity, under Section 8-406 of the Illinois Public Utilities Act to construct, 76 

operate, and maintain a new electric transmission line in Kane and DuPage 77 

Counties, Illinois. 78 

 Docket No. 96-0410, ComEd’s Application for a Certificate of Public 79 

Convenience and Necessity, under Section 8-406 of the Illinois Public Utilities 80 

Act, and for an Order, under Section 8-503, of the Illinois Public Utilities Act, 81 

authorizing and directing ComEd to construct, operate, and maintain new electric 82 

transmission lines in Kane and McHenry Counties, Illinois. 83 

Q. Please describe your teaching experience and publications related to real estate 84 

valuation and land use planning issues. 85 
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A. I have taught Real Estate Valuation as an adjunct professor in the Department of Finance 86 

at DePaul University, as well as various courses as an adjunct lecturer at other 87 

universities including Northeastern Illinois University, Governor's State University, and 88 

the University of Illinois at Chicago.  I have also authored, co-authored, edited, or 89 

contributed to 12 books and published more than forty articles in such publications as 90 

The Appraisal Journal, Real Estate Issues, Urban Land, and The Urban Lawyer.  For a 91 

number of years in the 1990s, I was the regular environmental columnist for The 92 

Appraisal Journal, the peer-reviewed professional publication of The Appraisal Institute, 93 

and have developed and taught various seminars and courses for The Appraisal Institute. 94 

Q. What is The Appraisal Institute? 95 

A. The Appraisal Institute is the largest professional organization of real estate appraisers.  It 96 

develops courses and publications for the real estate appraisal profession and awards a 97 

series of designations to real estate appraisers who successfully complete the required set 98 

of courses and demonstrate the relevant level of experience. 99 

Q. Have you developed any seminars or courses or done any teaching for the Appraisal 100 

Institute related to valuation of property affected by environmental factors? 101 

A. Yes.  I am the co-developer of three seminars for the Appraisal Institute on the topic of 102 

the impact of contamination and other types of environmental risks on property prices 103 

and values.  I have taught those seminars to appraisers all across the country including 104 

Chicago.  I have also developed and taught a number of other seminars for the Appraisal 105 

Institute. 106 
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Q. Is the seminar you teach for the Appraisal Institute its official seminar on evaluating 107 

the impact of environmental risks on property values and property markets? 108 

A. Yes. 109 

Q. Who wrote the course books for the three Appraisal Institute seminars related to 110 

environmental issues? 111 

A. I co-authored all three of the course books. 112 

Q. As part of the Appraisal Institute seminar you teach, do you instruct appraisers how 113 

to consider whether transmission lines have an impact on the value of particular 114 

parcels of property? 115 

A. Yes.  That has been one of the topics in the seminars. 116 

Q. Has any of your previous court testimony involved consideration of the impact of 117 

environmental factors on real estate markets or values? 118 

A. Yes.  In addition to my testimony before the Commission, I testified in Alaska state court 119 

in 1994 concerning the impact of the 1989 Exxon Valdez oil spill on property markets in 120 

south-central Alaska.  I have also presented testimony related to environmental impacts 121 

in both Wisconsin and Maryland.  The Maryland case involved the impact of 122 

groundwater contamination from a gas station spill on the values of hundreds of homes in 123 

suburban Baltimore.  The Wisconsin case involved the impact of sewage backups on 124 

home prices and values in the City of Milwaukee and its northern suburbs.   125 

Q. Do you have any particular appraisal or land use analysis experience which is 126 

particularly relevant to the valuation of property on or near a utility corridor? 127 
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A. Yes.  In addition to the research I did in the previously mentioned Commission 128 

transmission line proceedings, I have appraised a great deal of land near and on utility 129 

and transportation corridors such as transmission line rights-of-way.  I was one of the 130 

appraisers selected by the federal bankruptcy trustee in the reorganization of the Rock 131 

Island Railroad, and in that assignment appraised over 1,300 miles of railroad right-of-132 

way in five states.  Much of that land was undeveloped farm land or land with future 133 

potential for development.  I was also involved in the valuation of the commuter rail lines 134 

of the Chicago & Northwestern, Milwaukee Road, Illinois Central Gulf, and Rock Island 135 

during the negotiation of their sale to the Northeast Illinois Regional Commuter Railroad 136 

Corporation, also known as METRA.  I have been involved in a number of appraisal 137 

assignments for the Illinois Department of Transportation involving right-of-way 138 

acquisition including an appraisal of a corridor for widening of Northwest Highway 139 

(Route 14) between Palatine and Barrington.  I also have substantial experience 140 

appraising land abutting forest preserves and other open space land. 141 

Q. Has any of your right-of-way valuation work been for ComEd or Exelon 142 

Corporation, ComEd’s Parent Company? 143 

A. Yes.  I was involved as one of the appraisers working for ComEd in the acquisition of the 144 

right-of-way for the 138 kV line
1
 between Huntley and Algonquin in McHenry County. 145 

Q. Do you have a resume that states your qualifications and experience in more detail? 146 

                                                           
  

1
 Overhead transmission lines are classified by the electrical power industry by reference to the voltage they 

carry expressed as a number in front of the letters “kV”.  1 kV equals 1,000 volts.  A 138 kV line carries 138,000 

volts. 
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A. Yes. A copy of a current resume is attached to this testimony as ComEd Exhibit (“Ex.”) 147 

19.01. 148 

C. Purpose of Testimony 149 

Q. What is the purpose of your testimony? 150 

A. There are six purposes to my testimony: 151 

 first, to address the lay opinion testimony submitted by certain intervenors related 152 

to their concerns about possible adverse impacts of the proposed right-of-way on 153 

property values; 154 

 second, to summarize the conclusions in the published national real estate 155 

literature concerning the impacts of transmission lines on real estate prices and 156 

values; 157 

 third, to summarize my research into the effect on home prices of the existing 138 158 

kV line adjacent to the Sugar Ridge and River Ridge single-family home 159 

subdivisions in South Elgin; 160 

 fourth, to summarize my research related to the impacts of existing transmission 161 

line corridors on the value of town house projects similar to the Bowes Creek 162 

Country Club development; 163 

 fifth, to summarize my prior local research into the relationship between 164 

proximity to transmission lines and property values; and 165 

 sixth, to describe the typical cycle of media attention and public perception about 166 

issues raised by environmental risks, as well as describe that cycle as it relates to 167 
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the way in which real estate markets consider the uncertainty about possible 168 

health effects of transmission lines.  169 

D. Summary of Conclusions 170 

Q. What conclusions have you reached? 171 

A. I conclude that published studies do not support the various claims by the intervenors that 172 

past studies have consistently shown anywhere from a 10% to a 39% adverse impact on 173 

prices and values.  Actually, more than half of the published research has found no 174 

adverse impact on prices and values.  Furthermore, a review of comparable developments 175 

located near or adjacent to existing transmission lines demonstrates that there has been no 176 

adverse impact on property values.  Finally, the development of the transmission line 177 

corridor, including the installation of a second set of monopoles in the portions of the 178 

corridor that already contains a 138kV line on 95 to 110 foot monopoles is unlikely to 179 

have an adverse impact on the market value of the single family homes and townhouses 180 

either currently located adjacent to the corridor, or to be developed in the future.    181 

E. Itemized Attachments to Rebuttal Testimony 182 

Q. Are you sponsoring any attachments to your rebuttal testimony? 183 

A. Yes.  In addition to ComEd Ex. 19.01, I am sponsoring 184 

 ComEd Ex. 19.02, which is an article from the Appraisal Journal (October 1996), 185 

entitled “Stigma, Environmental Risk and Property Value: 10 Critical Inquiries” 186 

and 187 

 ComEd Ex. 19.03, which is the Expert Appraisal Report and Declaration of 188 

Richard J. Roddewig.  189 
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II. METHODOLOGY USED TO EVALUATE INTERVENOR CLAIMS 190 

Q. Mr. Roddewig, on what is your testimony based? 191 

A. My testimony is based upon the following: 192 

 my familiarity with the published literature in the real estate appraisal and real 193 

estate economics literature related to the impact of transmission lines, and other 194 

environmental conditions, on real estate generally; 195 

 my review of maps and my physical inspection of the proposed right-of-way; 196 

 my inspection of the Sugar Ridge and River Ridge subdivision, the Bowes Creek 197 

Country Club development, and other existing residential developments adjacent 198 

to, or in relatively close proximity to, the proposed right-of-way; 199 

 my review of the lay testimony presented by certain intervenors; 200 

 my collection and analysis of sales data from the Chicago metropolitan region 201 

multiple listing service; 202 

 research undertaken by me and by Clarion Associates on the market for single-203 

family homes and other properties near transmission rights-of-way; 204 

 past interviews with knowledgeable appraisers from across the country who have 205 

analyzed the impact of transmission lines on property values; 206 

 my own personal knowledge of the residential real estate market; and 207 

 my professional expertise in the area of land valuation, especially the impact of 208 

environmental factors on property markets and values, and in the area of land use 209 

planning, including my past experience in evaluating the impact of transmission 210 

lines on property values. 211 
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Q. What do you mean by interviews with other appraisers? 212 

A. One of the things that I have done when teaching the Appraisal Institute course that I 213 

mentioned earlier is ask appraisers in the audience to summarize their experience 214 

determining the impact, if any, that transmission lines have on property values. The result 215 

has been consistent in all parts of the country where I have taught the course.  Some 216 

appraisers have found some evidence in some locations indicating possible impacts on 217 

property values while in other locations they have found no impact from proximity to 218 

transmission lines.  The consensus seems to be that great care must be taken in comparing 219 

one situation to another, and transmission lines do not in all situations have a discernible 220 

impact, either positive or negative, on property values. 221 

III. IMPACT OF TRANSMISSION LINES ON PROPERTY VALUES 222 

A. Intervenor Testimony 223 

Q. What testimony by the intervenors concerning the possible impact of the proposed 224 

transmission line corridor have you reviewed? 225 

A. Some intervenors have presented testimony claiming that the value of their properties 226 

will be adversely impacted by the proposed corridor either in its primary or alternative 227 

configurations. 228 

Q. Are any of the intervenors who have submitted testimony either licensed real estate 229 

appraisers or licensed real estate brokers? 230 

A. From their qualifications as summarized in their testimony that does not appear to be the 231 

case. 232 
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Q. Have the intervenors presented any reports by Chicago area professional real estate 233 

appraisal or other real estate experts? 234 

A. No. 235 

Q. What support do the intervenors provide for their conclusions that the proposed 236 

transmission line corridor will adversely impact property prices and values? 237 

A. They provide their personal opinions.  One of the intervenors claims it is “self evident” 238 

that there will be a 10% to 30% impact on values
2
 but presents no studies or even 239 

published literature references to support that claim.  A second intervenor claims that the 240 

construction of the transmission line will “most certainly destroy our property values”
3
  241 

but again presents no studies or references to the published literature to support that 242 

statement.  An official from one of the school districts states that the proposed corridor 243 

“will have a negative effect on the value of numerous properties within the District.”
4
   244 

No study or other price impact support is provided by that official, however.  Another 245 

intervenor states that “studies I have read show a 15% to 50% drop in values of nearby 246 

homes due to overhead high voltage transmission lines.”
5
 247 

Q. Does the intervenor who states that studies show a 15% to 50% drop in values of 248 

homes provide references to those studies? 249 

A. That intervenor references a British study allegedly showing a 38% drop in values of 250 

homes within 328 feet and a Canadian study showing a 16% to 29% impact on farmland 251 

                                                           
  

2
 Direct Testimony of John Tomasciewicz of 1035 Riviera Drive, Elgin, Illinois, p. 4, Lines 57-64. 

  
3
 Direct Testimony of Robert Mason, 38W520 Savanna Lakes Drive, Elgin Township, Illinois, p. 3, Lines 

36-37. 

  
4
 Direct Testimony of Jeffrey King, Chief Operations Officer, School District U-46, p. 4, Lines 83-84. 

  
5
 Direct Testimony of Jeffrey C. Pane, 17219 East Big Mound Road, Monroe Center, Illinois, p. 4. 
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that has an easement for a power line corridor.  In response to a data request, that 252 

intervenor provided website links to a “Fact Sheet # 9” dated January 30, 2010,
6
 and a 253 

2008 ASKON Consulting Group (Germany) report published in Ireland.
7
  Both of those 254 

links reference the British and Canadian studies, but do not include copies of the studies 255 

referenced and do not even provide citations to the studies that would allow us to obtain 256 

copies and check the accuracy of the claims about their content.  257 

B. Studies Related to Impacts of Transmission Lines on Property Values 258 

Q. Have you reviewed national and international studies related to the impacts of 259 

transmission lines on property values, and do they support the claims of these 260 

intervenors of either a 10% to 30% or a 15% to 50% impact on home prices? 261 

A. Yes.  I have been collecting and reviewing the published literature for more than 25 262 

years.  That published literature does not support the claims of the intervenors. 263 

Q. What national research concerning the impacts of transmission lines on property 264 

values have you undertaken? 265 

A. Over the past 25 years, my research has been of two types.  First, as I indicated, when I 266 

teach the Appraisal Institute course on valuing property affected by environmental risks, I 267 

have discussed the issue of power line impacts and gathered information from other 268 

appraisers who have studied the issue.  Most of the appraisers whom I have talked with 269 

                                                           
  

6
 Jeffrey C. Payne, Susan Payne and Charles Payne, Response to Commonwealth Edison Company’s 

Restated First Set of Data Requests to Staff and Intervening Parties, February 28, 2014, referencing the website 

http://www.brucejme/Fact.9.pdf. 

  
7
 Jeffrey C. Payne, Susan Payne and Charles Payne, Response to Commonwealth Edison Company’s 

Restated First Set of Data Requests to Staff and Intervening Parties, February 28, 2014, referencing the website 

http://burythe cable.ie/askon.pdf and an ASKON Consulting Group “Media Information Pack” dated October 9, 

2008.  
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who have studied the issue have found no impact, either positive or negative, from 270 

proximity to power lines.  A few of the appraisers who have studied the issue have found 271 

some potential impacts, but they have agreed that the impact may be due to 272 

circumstances and conditions specifically associated with the particular power line 273 

situation they have studied.  Second, I have also collected and reviewed the published 274 

literature on the impact of power lines on prices and values of nearby properties.  Half or 275 

more of the sale price research studies in that published literature find no impact from 276 

proximity to power lines on residential prices and values. 277 

Q. Do the published studies typically find that power lines negatively impact the prices 278 

and values of adjacent homes? 279 

A. No.  Quite the opposite.  The majority of the published studies find no adverse impact on 280 

prices or values of adjacent homes and neighborhoods.  281 

Q. In those sale price studies in the published literature in which price impacts are 282 

found, what is the range in impacts and are the impacts permanent or temporary? 283 

A. When impacts are found, they are typically quite small, in a range between 2% and 7%.  284 

Some of the studies have found that the impacts on prices, when they do occur, are 285 

temporary rather than permanent.  That is, when the lines are first announced or installed, 286 

there is a small impact on prices, but then the adverse impact goes away over time as the 287 

marketplace of buyers and sellers becomes comfortable with the presence of the 288 

transmission lines.  Some studies have even found that adjacent prices can even be higher 289 

due to the benefit created by the additional open space in the adjacent transmission line 290 

corridor. 291 
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Q. You indicated that your national research has been conducted over the past 25 292 

years.  Have you seen any changes in the conclusions reached in the national sales 293 

data research studies over the past 25 years? 294 

A. No.  The conclusions have been very consistent, whether the studies were done in the late 295 

1980s, the 1990s, or the 2000s. The majority of the published studies from each decade 296 

have found no adverse impact on prices or values of adjacent homes and neighborhoods.  297 

However, the number of studies done in the 1980s and 1990s was higher than it has been 298 

in the 2000s. 299 

Q. Why were there more real estate studies related to power line impacts in the late 300 

1980s and 1990s than in the 2000s? 301 

A. The late 1980s and 1990s was a period of time when there were some widely publicized 302 

studies, especially in Sweden, that raised concerns about the possible health effects of 303 

living near power lines.  A number of real estate researchers in the United States were 304 

therefore especially motivated to determine if the prices paid in actual real estate markets 305 

were reflecting the concerns raised in those late 1980s and early 1990s studies.  Some of 306 

that public concern has lessened in the United States in the wake of the publication of a 307 

1996 National Research Council report and subsequent 1998 National Institute of 308 

Environmental Health Study in the United States.  As a result, the number of real estate 309 

market studies in the published real estate literature related to transmission line impacts 310 

in the United States has decreased in the 2000s. 311 
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C. Study of Impact of Transmission Lines on Property Values in the Sugar 312 

Ridge and River Ridge Subdivisions in South Elgin 313 

Q. You indicated that the third task you undertook was a study of the impact of 314 

transmission line proximity on prices and values in the Sugar Ridge and River 315 

Ridge subdivisions in South Elgin.  Why did you choose those two neighborhoods 316 

for study? 317 

A. I chose them for the following three reasons. 318 

 First, the existing power lines adjacent to those two neighborhoods were the 319 

subject of a 1990s Commission proceeding (Docket No. 94-0179) in which I 320 

presented testimony. 321 

 Second, prices in those neighborhoods can be studied to determine if the current 322 

power lines adjacent to the south end of those subdivisions have adversely 323 

impacted prices and values. 324 

 Third, there have been many public comments posted on the Commission website 325 

for this proceeding from residents of those communities concerning the possible 326 

impact on their home values from installation of an additional power line in the 327 

existing ComEd right-of-way. 328 

Q. What data did you collect and analyze to understand if the existing power lines 329 

adjacent to Sugar Ridge and River Ridge have had an adverse impact on prices and 330 

values in those communities? 331 

A. My staff and I collected and analyzed multiple listing sales data between 1994 and 2013 332 

in Sugar Ridge and River Ridge. 333 
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Q. What did that analysis indicate? 334 

A. It indicated that the average price per square foot paid for homes in the portions of the 335 

subdivisions closest to the transmission line corridor was about 3.5% higher than the 336 

average price paid for homes not located in proximity to the transmission line corridor.  It 337 

also indicated that homes that either backed up to the existing transmission line corridor 338 

or had clear views of the power line outperformed the rest of the Sugar Ridge and River 339 

Ridge marketplace in terms of price appreciation between 1994 and 2013. 340 

Q. How close to the transmission line corridor were the homes that you considered to 341 

be near the transmission line? 342 

A. The area we defined as close to the transmission line corridor was within approximately 343 

500 to 700 feet from the north line of the right-of-way. 344 

Q. Did the construction of the transmission line have any temporary impact on prices 345 

in Sugar Ridge and River Ridge during the years that the poles were being put in 346 

place? 347 

A. No. Our current sales analysis indicates that in 1994, the year before construction began 348 

on the 138kV line on a monopole with eight arms (four cross arms), homes located 349 

closest to the previously platted right-of-way sold at an average price that was about 16% 350 

higher than homes further away in Sugar Ridge and River Ridge.  Work on the new 351 

138kV line was completed and the line energized on August 1, 1996.  In 1997, the first 352 

full year after completion of construction and activation of the line, homes located closest 353 

to the previously platted right-of-way again sold at an average price that was about 16% 354 

higher than homes further away in Sugar Ridge and River Ridge. 355 
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Q. Does that mean that even during the years when the proposed transmission line 356 

corridor had been proposed but not yet constructed there was no impact on prices 357 

from the proposal? 358 

A. That is correct.  We had previously looked at that same issue in 1994 as it relates to Sugar 359 

Ridge when the existing power line was being proposed.  At that time, we found no 360 

discernible adverse effect from the announcement of the transmission line on prices in 361 

Sugar Ridge.  In fact, at that same date, intervenors in the proceeding involving approval 362 

of the current existing line retained a real estate expert to look at prices in Sugar Ridge.  363 

The expert for the intervenors in 1994 also concluded that the then pending proposal to 364 

construct the transmission line had no adverse effect on new home sales in the 365 

subdivision. 366 

Q. Have you separately analyzed prices in Sugar Ridge and River Ridge for homes that 367 

back up to the existing transmission line right-of-way or otherwise have 368 

unobstructed views of the monopoles and the 138kV line? 369 

A. Yes. We have separately analyzed the sale and subsequent resale of 12 homes on Lenox 370 

Court, Longbow Court, Lilac Court, Locust Court and Conway Court that either back up 371 

to the right-of-way or have clear views of the power lines. 372 

Q. What did you do in that analysis and what did it show? 373 

A. We compared the rate of appreciation for those homes to the average rate of appreciation 374 

for homes in Sugar Ridge and River Ridge that sold over the same period of time but 375 

were far enough away from the transmission line corridor not to be affected.  Because 376 

some of the homes backing up to the transmission line corridor have sold more than once 377 
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between 1994 and 2013, there were 16 sales and subsequent resales that we could 378 

analyze.  In 13 of the 16 sale/resale comparisons, the homes backing up to the right-of-379 

way or with clear power line views outperformed the price appreciation rate for homes in 380 

Sugar Ridge and River Ridge not located in proximity to the transmission line corridor.  381 

In other words, homes immediately adjacent to the power lines outperformed the rest of 382 

the market in Sugar Ridge and River Ridge.  See ComEd Ex. 19.03. 383 

Q. Is that contrary to what would have been expected if proximity or view of the power 384 

lines was adversely impacting prices and values? 385 

A. Yes.  If homes immediately adjacent to the corridor or with clear views of the monopoles 386 

were being impacted by that location, they should have appreciated at rates that were 387 

worse than the rest of the neighborhood.   388 

D. Study of Impact of Transmission Lines on Property Values in the Bowes 389 

Creek Country Club Development 390 

Q. You indicated that your fourth task was to summarize your research related to the 391 

impacts of existing transmission line corridors on the value of townhouse projects 392 

similar to the Bowes Creek Country Club development.  What research have you 393 

done on that issue? 394 

A. In order to understand if the proposed corridor would adversely impact resale prices at 395 

Bowes Creek, we did three things.  First, we reviewed our past Chicago area research 396 

involving analysis of townhouse prices near power lines.  Second, we reviewed satellite 397 

maps to find townhouse projects developed in recent years adjacent to monopole power 398 

lines.  Third, we did internet research to identify age restricted 55 and older townhouse 399 

projects adjacent to transmission line corridors. 400 
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Q. What previous Chicago area research did you conduct concerning townhouse prices 401 

adjacent to transmission lines? 402 

A. In 1995, we reviewed an analysis of townhouse prices at the Concord Pointe development 403 

in Carol Stream.  That analysis had been done by an expert retained by intervenors in a 404 

previous ComEd corridor case (Docket No. 94-0179).  405 

Q. What did your prior review and analysis indicate about townhouse prices at 406 

Concord Pointe?  407 

A. An expert for intervenors in Docket No. 94-0179 in which I was also a witness claimed 408 

that the developer of the Concord Pointe townhouses was offering a $2,500 to $3,500 409 

discount to purchasers of the units located immediately adjacent to the transmission line 410 

right-of-way.
8
  I interviewed a sales agent at Concord Pointe who indicated that even 411 

though some potential buyers were not concerned about the proximity of some of the 412 

units to the transmission line or do not even mention proximity to power lines as a 413 

concern, the sales technique for the townhomes located adjacent to the transmission line 414 

was to automatically tell the purchaser that a discount will be provided if the buyer takes 415 

one of those units.  There was no bargaining involved, and the discount was a sales 416 

promotion device.  417 

Q. Have you revisited Concord Pointe and done an updated analysis of sales prices at 418 

that development? 419 

                                                           
  

8
 Testimony of David W. Phillips, MAI, SRA, David W. Phillips & Company, as of December 9, 1994, 

page 26, lines 22-26, and page 27, lines 1-5. 
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A. Yes. We have collected the Northern Illinois area real estate brokers’ multiple listing 420 

service (MLS) sales data since 1995.  We compared sale prices per square foot 421 

townhouses located adjacent to the transmission line corridor to prices paid for other 422 

Concord Pointe townhomes not located adjacent to the power lines.  The average price 423 

differential is less than 1.0%.  That indicates no impact on prices due to the power line 424 

proximity.  It also indicates that the discounts provided by the developer in the 1990s – 425 

equivalent to about 2% to 3% of market value – were not warranted. 426 

Q. In addition to updating your prior analysis of sales of townhouses at Concord 427 

Pointe, what other research did you do into prices paid for townhouses adjacent to 428 

recently developed transmission line corridors in the Chicago area? 429 

A. We looked at developments along the 138 kV power line energized in 2001 between 430 

Huntley and Algonquin in McHenry County. 431 

Q. Why did you pick that line? 432 

A. For three reasons.  First, it is one of the most recently acquired and developed ComEd 433 

transmission line corridors.  Second, the 138kV double circuit power line is constructed 434 

on 64 to 99 foot monopoles.  Third, there has been some new development adjacent to 435 

that line since the date of its completion. 436 

Q. Did you find a townhouse development project adjacent to that Huntley to 437 

Algonquin corridor that you were able to study? 438 

A. Yes.  The Coventry townhouse development at the northwest corner of the intersection of 439 

Haligus Road and Wildspring Road. 440 
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Q. What did your research into that townhouse development indicate? 441 

A. Sales of townhouses first began to close in 2004.  We collected sale price information for 442 

the years 2004 to 2013.  We first compared prices on the south and west side of 443 

Wildspring Road immediately adjacent to the transmission line right-of-way to prices on 444 

the other side of Wildspring Road.  The average sale price between 2004 and 2013 was 445 

exactly the same.  We then also compared sale prices for the townhouses on both sides of 446 

Wildspring Road to prices in the rest of the townhouse complex located away from the 447 

right-of-way.  The average price for the Wildspring Road townhouses was 8.3% higher 448 

than for townhouses in the rest of the development.  And townhouses on the south and 449 

west side of Wildspring Road located immediately adjacent to the transmission line right 450 

of way sold at an average price about 8.6% higher than in the rest of the development.  451 

There has been no adverse impact from proximity to the transmission line on the 452 

townhouse sale prices at Coventry.  453 

Q. You also indicated that you did internet research to identify age restricted 55 and 454 

older townhouse developments adjacent to transmission lines.  What resulted from 455 

that research? 456 

A. We identified an age restricted 55 and older townhouse development in Naperville 457 

adjacent to a transmission line corridor.  The name of the project is Hampton Park.  It 458 

was reportedly developed between 2005 and 2008
9
  long after the installation of the 459 

adjacent monopole transmission line corridor.  We investigated sale prices in Hampton 460 

Park for the years between 2005 and 2013.  We compared prices paid per square foot for 461 

                                                           
  

9
 http://www.55places.com/illinois/communities/hampton-park. 
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townhomes adjacent to the transmission line corridor to prices in the rest of the 462 

community.  Townhomes adjacent to the transmission line corridor sold on average for 463 

4.3% more than townhomes in the rest of the community.  See ComEd Ex. 19.03.  464 

E. Local Research into Sales Prices and Rents Adjacent to Transmission Line 465 

Right-Of-Ways 466 

Q. You indicated that your fifth task, in addition to research related to Sugar Ridge, 467 

River Ridge, and Bowes Creek involved review of your past independent local 468 

research into real estate sale prices and rents adjacent to transmission line right-of-469 

ways in the Chicago metro area.  What has been the nature of that other research 470 

you have you done? 471 

A. My staff and I at Clarion Associates have independently studied the value of commercial 472 

office buildings, shopping centers (both local and regional), residential apartment 473 

buildings, industrial and city and country government properties adjacent to several 474 

existing transmission line corridors in DuPage, Lake and Cook Counties.  In undertaking 475 

that research we both collected sales data and interviewed brokers, managers, owners and 476 

tenants.  Our research indicated that overhead electrical transmission lines have no 477 

measurable effect on the value of commercial, industrial, residential rental, and 478 

government property.  We have also reviewed and critiqued research done by others 479 

concerning power lines in the Chicago metro area. 480 

Q. What review and analysis have you undertaken of research studies conducted by 481 

others into transmission line impacts in the Chicago metropolitan area? 482 
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A. My staff and I at Clarion Associates have reviewed, verified and critiqued Chicago area 483 

research conducted by other real estate appraisers and analysts purportedly finding that 484 

electrical transmission lines decrease the value of adjacent residential properties. 485 

Q. What type of research was involved in these other studies? 486 

A. The analysts typically collected sales information in residential neighborhoods adjacent 487 

to transmission lines and then analyzed that sales information to determine if proximity to 488 

the power lines was a factor affecting the prices paid for homes.  This is often called 489 

“case study” research. 490 

Q. In all of the “case study” neighborhoods analyzed by these other researchers did 491 

they find adverse impacts on residential property values? 492 

A. No, they did not.  In many neighborhoods studied, the researcher could find no impact, 493 

either positive or negative, from proximity to power lines. In some neighborhoods, the 494 

researchers concluded, based on their data and analysis of it, that there was an adverse 495 

impact.  Some of the researchers in those other studies, however, reached the general 496 

conclusion that, based upon all of their research considered as a whole, power lines are 497 

likely to adversely affect the market value of adjacent residential property. 498 

Q. Did your review, verification and critical analysis of that research support that 499 

general conclusion reached in the reports of some of those other researchers? 500 

A. No, it did not.  Those other research studies were fraught with methodological and factual 501 

errors that called into question the final conclusion of the researchers about the impact of 502 

transmission lines on residential property values.  When those research studies were 503 

corrected for methodological errors, statistical sampling errors, factual errors, 504 
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inappropriate exclusion of additional sales data in the neighborhoods studied, the proper 505 

conclusion from those research studies in the Chicago area is that electrical transmission 506 

lines have no impact, either positive or negative, on the market value of adjacent 507 

residential property.  In some situations, when the research was corrected for the various 508 

errors, it was even possible to conclude that property values are enhanced by proximity to 509 

transmission lines. 510 

Q. In your evaluation of those other studies did you in fact conclude that overhead 511 

transmission lines enhance the value of adjacent residential properties? 512 

A. Our review and analysis of the data in those other studies confirmed our conclusion from 513 

our own research, that is, any conclusion that transmission lines adversely affect the 514 

market value of nearby single-family homes was not supported by the sales data.  And, 515 

we did indeed find one or two special situations in which it appeared that due to the open 516 

space created by the transmission line corridor, some houses located adjacent to the right-517 

of-way actually sold at a price premium compared to other homes in the same 518 

subdivision. 519 

Q. Were the detailed results of your review, verification and critical analysis of those 520 

other research efforts presented to the Commission in any previous proceedings? 521 

A. Yes.  I presented the results of our investigation of those other research efforts in the 522 

three transmission line proceedings in which I testified, Docket Nos. 92-0221, 94-0179, 523 

and 96-0410. 524 
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F. Media and Public Perception of Transmission Lines and the Effect on Real 525 

Estate Markets 526 

Q. You also indicated that your sixth task involved explanation and discussion of how 527 

the typical cycle of media attention and public perception about health issues raised 528 

by some types of environmental issues affects real estate markets.  Have you ever 529 

written about this in a professional journal? 530 

A. Yes.  One of the articles I have authored in The Appraisal Journal deals with the ways in 531 

which real estate markets respond to publicity, including publicity about possible health 532 

effects of various types of environmental conditions.  It is also covered in the seminar and 533 

course materials I have prepared for The Appraisal Institute. 534 

Q. How does media attention affect public perceptions about the impact of power lines 535 

on property values, and does publicity about various studies related to power lines 536 

and possible adverse health effects have any bearing on the real estate market for 537 

property in proximity to power lines?   538 

A. In an article I published in The Appraisal Journal, attached as ComEd Ex. 19.02, I 539 

indicate that an evaluation of various “cycles” is part of what is involved in evaluating 540 

the relationship between environmental risks and real estate markets.  The five cycles 541 

identified in that article are the “health risk cycle,” the “remediation cycle,” the “public 542 

relations (media) cycle,” the “regulatory cycle,” and the “lending cycle.”  A real estate 543 

appraiser can understand the relative stage of public concern about a particular 544 

environmental issue and its potential impact on real estate prices and values by evaluating 545 

and analyzing each of those cycles as it applies to the type of environmental issue being 546 

analyzed on the date of value.  For power lines, it would be expected that when publicity 547 
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about studies of possible adverse health effects of power lines is intense, the likely 548 

impacts of power lines on property prices and values would be highest.  Likewise, 549 

publicity about new studies indicating earlier health concerns about power lines are 550 

unproven or health effects are inconclusive would be expected to offset any adverse 551 

impact of the earlier adverse health effects publicity on prices and values. 552 

Q. In conjunction with your review of the published literature related to transmission 553 

lines and property values over the past 25 years, have you also looked at the “health 554 

risk cycle” and the “media cycle” as it relates to power lines? 555 

A. Yes.  As I indicated earlier, the late 1980s to the early 1990s was a time period when 556 

there were some widely publicized studies linking power lines to possible adverse health 557 

risks.  Studies in Sweden, and one in Canada, in particular received much publicity.  558 

However, in 1996, a three year National Research Council study commissioned by 559 

Congress was completed. It found no convincing evidence that exposure to electric and 560 

magnetic fields from power lines and appliances in the home presented any kind of health 561 

hazard.  It did, however, recommend further research.  The National Research Council 562 

report and conclusions were widely reported in the press.  In my testimony before the 563 

Commission in Docket No. 96-0410 (relating to Kane and McHenry County), I 564 

concluded that the National Research Council study marked the beginning of a shift in 565 

the type of publicity about power lines and health effects that would likely be important 566 

for real estate markets near transmission lines.  Although a subsequent 1998 National 567 

Institute of Environmental Health Study in the United States found a possible 568 

“relationship” between power lines and an increased incidence of childhood leukemia, it 569 
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did not find that power lines were a cause.  However, in the late 1990s and early 2000s, 570 

there were also a number of additional published research studies in the United States, 571 

Britain, Denmark, Switzerland and Greece that found no relationship between power 572 

lines and such health problems as childhood leukemia.  Since then while some studies 573 

have found evidence of increased risk of various health related problems, there have been 574 

a number of additional studies that have found no linkage between power lines and 575 

increased health risks.  As a result of the inconclusive results, the number of news stories 576 

focused on health risks related to electromagnetic fields produced by power lines and 577 

household appliances has declined. 578 

Q. Has this resulted in a change in the how the real estate markets have reacted to the 579 

proximity to power lines? 580 

A. No.  As I indicated earlier, even in the 1980s and early 1990s when publicity about 581 

possible health effects related to power line proximity was high, most real estate studies 582 

found no impact on prices or values and when impacts were found, they were typically 583 

quite small, in a range between 2% and 7%.  That has not changed, even with the lower 584 

level of publicity. 585 

Q. You mentioned that one of the intervenors stated that a right-of-way easement 586 

across farmland will adversely impact the prices and values of farmland.  How will 587 

this potential impact be addressed in the process of creating the transmission 588 

corridor? 589 

A. ComEd will negotiate with each of the farmers to acquire an easement across their 590 

property.  The negotiated price paid for the easement will reflect the effect of the 591 
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easement on both current farming operations and costs, as well as the potential effect of 592 

the easement on the market value of the farmland post-easement.  So the negotiated price 593 

paid for the easement will reflect the present value of the current and potential future 594 

impacts on farming operations and farmland values. 595 

Q. Three of the intervenors expressed concerns about the effect of the proposed right-596 

of-way on an equestrian facility that includes shipping and boarding of horses as 597 

well as equine therapy training.
10

  Have you done any research related to the 598 

proximity of transmission line corridors to equestrian facilities? 599 

A. Yes.  The “Bluegrass Region” of Kentucky is one of the premier horse breeding and 600 

horse training areas in the world.  We researched power line corridors in that region to 601 

determine if there are any horse farms located in close proximity to them.  We found a 602 

number of such facilities including Grey Ridge Farms in Versailles, Kentucky, and the 603 

Gayla Driving Center in Georgetown, Kentucky, that have transmission line corridors 604 

running either through or adjacent to their horse farms.  See ComEd Ex. 19.03.    605 

IV. CONCLUSION 606 

Q. Does this complete your rebuttal testimony? 607 

A. Yes.  608 

                                                           
  

10
 Direct Testimony of Jerry Drexler of 12N393 Waughon Road, Hampshire, Illinois, Drexler Ex. 1.0; 

Direct Testimony of Kristine Pienkowski of 12N393 Waughon Road, Hampshire, Illinois, Pienkowski Ex. 2.0; 

Direct Testimony of Debra Hirschberg, Pienkowski Ex. 3.0. 


