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Please state your name. |

Kathleen M. McGee,

Your business address?

4603 Brookpark Road, Cleveland, Chio 44134

Are you currently employed?

Yes. | am empioyed by and am an owner of ARE Appraisals, Inc.

What is A&E Appraisals, Inc., and what is your roll there?

A&E Appraisals provides appraisal services regarding all types of
residential, commercial and industrial property throughout Ohio, uifizing
advanced techniques to compare and evaluate properties. We have been
in business since 1991 and provide valuations for, among other things,
litigation and forensic evidence, acquisition, condemnation, eminent
domain, commercial and residential lending services and purchases and
sales negotiations.

Please describe your education.

| graduated with a BA degree in 1875 from Baldwin Wallace College as a
business major. Following graduation, | enrolled in law school at
Cleveland Marshall College of Law at Cleveland State University and
received a JD degree in 1978. |{ook and passed the Ohio State Bar
examination in February, 1979, and have been licensed as an attorney in
Ohio since that time.

Please describe your employment history.
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Following law schouol, | was employed by Corporate Financial Consuitants,
Inc., doing contract review, tax work and basic financial services work.
From 1978 to 1982 | worked for the Touche Rass accounting firm, now
known as Deloitte & Touche, working in its tax department. During that
time, { also heid a position as a adjunci professor at Baidwin Wallace
College, teaching tax, corporate and basic business courses o
undergraduates. In about 1982, | formed McGee & Associates with my
husband, which was a real estate brokerage company.

In the late 1980's we sold McGee & Associates to Oakiree Realty
Company, and | then joined Prudential in its real estate department, as an
in-house attorney. | formed A&E Appraisals m 1991.

Is there a formal process for becoming quaiified fo do real estate
appraisals?

Yes there is.

Please describe that process.

As an initial matter, a substantial amount of education and hours of
experience are necessary to obtain an appraisal license from the State of
Ohio. | am a General Ceriified Real Estate Appraiser in the State of Chio
and am licensed to perform ali types of appraisals.

Is there any certification process beyond licensing?

Yes, In addition to licensing by the state there is a four-part test known as
the “MAI General Comprehensive Examination.”

What is MAI?
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MAL stands for the designation, “Member, Appraisal Institute.” The
Appraisal Institute is a non-profit professional organization, similar to the
American Institute of Certified Public Accountants which provides testing
and certification for CPAs.

The MAI provides & four-part two-day examination covering appraisal
techniques and methodology on all levels. | passed this test and achiaved
the "MAI" designation in 1899,

Do you have any other certifications relating to appraisals?

Yes, | have also qualified for the designation of “SRA", meaning “Senior
Residential Appraiser.” MAI is the certification and designation that
applies more to commercial and industrial properties. SRI applies more o
residential properties. | am qualified and certified to do both.

Are there any other qualifications that relate to your ability to testify
regarding real estate property values?

Yes. | have been gualified to give expert appraisal testimony, including
appraisals for ufility easements, by various Ohio courts and by various
Ohio administrative agencies and | am on the Ohlo Depariment of
Transportation’s prequalified appraiser list.

You have been called as an expert withess regarding multiple properties
in Geauga County that are along two routes proposed by the Applicants in
this proceeding for the construction of an overhead electric utility
transmission line, is that correct?

Yes.

{K0445310.1) 3
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Do you understand what kind of transmission line First Energy is
proposing to construct?

Yes, as | understand it, the transmigsion line would be a wood pole, 80 to
90 feet tall and a 60 foot wide easement centered on the pole fine wouid
be reqguired.

Have you attempted fo quantify the specific financial impact of this
transmission line on any of the properties along the Preferred Route?

No. | have a general opinion about the impact of the power line on these
properties, but I have not performed any individual studies as to the
specific econornic effect on any individual property.

Same question regarding the potential impact of this transmission line on
the values of the properties along the Alternate Route. |

My answer is the same: | have parformed no specific quantitative studies.
My testimony today is to provide a comparison of the relative impact of
using properties along either the Preferred Route or the Alternate Route
as compared to utilizing existing, available transportation corridors.

Do you have any expertise regarding whether the use of routes other than
those proposed by Applicants is technically feasible?

No. My expertise is limited to the effect on property values where the
route chosen requires the taking of private property as compared to a
route which involves the use of publicly-owned property.

What factors related to a transmission line’s impact the value of a

particular property?
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First, the acquisition of an easement means the taking of a vested,
existing property right from a private property owner. Second, an
easement allowing for an overhead high voltage power line severely
restricts the property owners’ ability to use the easement property. In
addition, the creation of this type of easement has a significant impact
upon the value of the “residue”, meaning an impact on the value of the
property that is not taken that is adjacent to the easement.

What methodology is appropriate to determine impact on value in this
situation?

The appropriate appraisal methodology used to detemine property valuas
for the just compensation of property being taken though use of eminent
domain is the “before and after” approach. An appraisal is performed on
the effacted property before the easement exists and a separate appraizsal
on the value of the property after the easement is in effect. The difference
between these two values reprassents the *just compensation® due the
’property owner. By utllizing this method, the “just compensation® includes
not just the value of the specific properly taken, but also the diminution in
value of the remainder of the property.

What materials did you review and what investigations did you make in
order fo facilitate providing an opinion in this matter?

| reviewed the overhead maps for the proposed route located near State
Route 528, which | believe that First Energy refers to the “Preferred

Route” and similar maps of the route that primarily follows Clay Street,
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which [ believe First Energy refers fo as the "Alternate Route.” | also
looked at areal maps and photographs of these properties. | examined
the routes and what would be in the proposed easement areas.

In addition, | consulted the unusually-detailed and comprehensive
information for these properties which is provided on the Geauga County
Auditor's website, known as “Access Geauga®, and numerous media
articles regarding this proposed project. | also reviewed various data files
within my office that relate to values of properties that are effected by both
power line easements and other types of easements, and reviewed how
those easements effected value.

in'additidn, | visited the location and visually viewed the affected
properties from the adjacent roads.

What did your examination of the properties in the Preferred Route and
the Altemative Route reveal?

The transmission line easement will traverse through homes, agricultural
lands, wetlands, fances, drainage tile, septic systems, ponds and a golf
course,

When you say you reviewed appraisal files, please describe exactly what
you mean.

| reviewed various files from previous projects for which | have been
employed which involved a “paired sale analysis” for a group of properties
with a power line and a group of very similar propaerties without a power

line.
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Describe what a “paired sale analysis” is.

A paired sale analysis is a typical methodology used in the appraisal
industry, through which an appraiser can compare the values of similarly
situated properties, one with a particular feature, and the other without that
feature.

Describe the paired sale analysis regarding easements which you
reviewed.

This analysis was for a property deveioper who was attempting to
determine, for properties he owned, the difference in value between a
property with a power line easement and a similar lot without such an
easement. To do this analysis | looked at unrelated, undeveloped
properties in Plain Township in Stark County which had already been sold.
Pairs were identified, with each property in the pair selling within a similar
time frame, and each property in the pair being across the street from the
comparison property. | identifiad {en to twelve such pairs of properties,
and in each pair, there was a property that had a power line easement and
a property whiéh was similar, but which did not have the easement. The
properfies with the easement had a high voltage power line running
through the back yards. | paired the encumbered land sales to the
unencumbered iand sales, and determined the difference in sale price
{both in dollars and percentage.)

What was the resuit of the study?

{KD445310.1} 7



160
161
162
163
164
165
166
167
168
169
170
171
172
173
174
175
176
177
178
179
180
18]

182

{ concluded that the sale price for the land that was encumberad with the
transmission fine easement was between 40% and 60% percent less than
the sale price for the simitar fand that did not have the easement.

Do you have an opinion, to a reasonable degree of certainty, based upon
your training and expertence as an appraiser as to how the power line
easement proposed in this case for the properties along the Preferred
Route would effect their valua?

Yes.

What is that opinion?

Based upon my experience, my previous studies and my training as an
appraiser, in my opinion, the diminution in value of the properties along
the Preferred Route which wilt be subject to the proposed power line will
be in the range of 40 to 60 percent.

Do you have an opinion, to a reasonable degree of certainty, based upon
your training and experience as an appraiser as to how the power line |
easement proposed herein for the properties along the Alternate Route
would effect their value?

Yes.

What is that opinion?

Based upon my experience, my previous studies and my training as an
appraiser, in my opinion, the diminution in value of the properties along
the Alternate Route which will be subject to the proposad power line will

be in the range of 40 to 80 percent.
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Have vou also evaluated the impact of a power line easement on value of
property which is already utilized for a transportaﬁon or wtility corridor.
Yes, although | have not preformed empirical studies on this issue.

What is the impact of that easement on the value?

Generally speaking, there is little or no impact on the vaiue of the
transportation or utilrty cormridor property, hecause the property is publicly
owned, is already used for a public use, and the additional impact of a
power line easemnent is therefore negligible. For example, it is my
understanding that one potential aiternative site that has been discussed
would be to locate the fransmission line in the right-of-way currer_iﬂy
owned by the Geauga Park District, between the existing asphalt path
used as a bike trail, and the property line of the right-of-way. The right-of-
way was acquired originally by the Geauga County Commissioners for a
nominal cost, and was subsequently transferred {o the Geauga Park
District at zero cost.

What about the impact on the properties adjacent to a transportatéon.
corridor?

The impact on the value of those properties would be significantly smaller
than the impact on the value of properties not adjacent to the
transportation corridor, since they are already adjacent to a publiciy used
corridor and the added burden of a power line would not decease the
value of those properties nearly as much as the addition of a power line to

a property which is not near a transportation corridor.
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Have you had a chance to examine the location of the power line on the
properties on the Preferred Route?

Yes.

First Energy has claimed that its location of the power line on the
Preferred Route is designed to minimize impact on properties by following
the rear property line of most properties. Does the Preferred Route do
that?

| do not think that is accurate for the Preferred Route. In fact most of the
properties located to the south of Chardon-Windsor Road lose a
substantial portion of their rear area because the rear area of the property
wouid be on the other side of the power line.

Have you examined possible routes other than the Preferred Route or the
Alternate Roufe?

Yes.

What routes have you examined?

t examined the possible location of a pair of 138 Kv power lines utilizing
existing poles or pole locations along State Route 322, between the
Mayfield substation in Chesterland and the existing Ruth substation.
What was your cohctusion regarding the impact on private property values
for adjacent properties # this route was followed?

To the extent that existing poles or pole locations can be utilized, there
would be no impact on value, because easements authorizing this use are

already in place. To the exient that certain pole locations would need to
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be located outside of the easement area, the impact woukl be nominal,
because there already is an existing 36 Kv transmission line located there,
and the increase In pole size and wire spacing to accommaodate a new
transmission line would not substantiaily impact the value of any of those
properties.

Are you a member of CARE?

No.

Are any of your family members members of CARE?

No.

Is CARE paying you for your services?

No. | am providing testimony here pro bono.
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