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) 
278.020 AND 278.300 ) 

JESSAMINE-SOUTH ELKHORN WATER DISTRICT’S SUPPLEMENTAL RESPONSE 
TO THE KENTUCKY PUBLIC SERVICE COMMISSION’S FIRST SET OF 

REQUESTS FOR INFORMATION - REQUEST NO. 9 

Comes the Jessamine-South Elkhorn Water District (“Water District”), by counsel, and 

for its Supplemental Response to Request No. 9 of the First Set of Requests for Information from 

the Kentucky Public Service Commission (“PSC”), answer as follows: 

Without waiving its objection to the relevance of the information and the relevance of the 

issues raised by such information, appended hereto is the Market Analysis JessaminelSouth 

Elkhorn Water District Proposed Water Tank Site Adjoining Forest Hills Subdivision Jessamine 

County, Kentucky prepared by William L. Berkley, Jr. for rebuttal of the anticipated testimony of 

Intervenors’ witness, E. Clark Toleman. 

IWQUESTS FOLLOW ON NEXT PAGE 
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KPSC Case No. 2012 - 00470 
PSC’s Requests for Information 

Served December 4,2012 
Request No. 9 

Amended Page 12 of 22 

essamine-South Elkhorn ater District 

Information Request No. 9: Provide all studies, review, and analysis that Jessamine- 

South Elkhorn District’s Board of Commissioners has conducted on possible locations for the 

proposed water storage tank site. 

Amended Answer: See attached. 

[Witness: Counsel] 
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Respectfully submitted, 

W. Randall Jones, Esq. 
Kentucky Home Trust Building 
4.50 South Third Street 
Louisville, Kentucky 40202 

and 

Bruce E. Smith, Esq. 
201 South Main Street 
Nicholasville, Kentucky 40356 

Y CO-COUNSEL FOR DISTRICT 

CERTIFICATE OF SERVICE 

I hereby certify that the foregoing Jessamine-South Elkhorn Water District's Responses to 
Kentucky Public Service Commission's First Set of Requests for Information No. 9 was served 
by TJPS Overnight on March 12,201 3 and by e-mail, this the 1 1 th day of March, 20 13, to: 

Robert M. Watt, 111, Esq. 
Monica H. Braun, Esq. 
Stoll Keenon Ogden, PLLC 
300 West Vine Street, Ste. 2100 
Lexington, KY 40507-1801 
robert.wattG?skofirm.com 

A /- 

\BRUCE E. SMITH 

g:\ .WSEWD\Forest Hills\Certificate Proceeding\Supplemental Response to PSC First Set of Req. No 9 Final 0311013 
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MARKET ANALYSIS JESSAMINE/SOUTH ELKHORN WATER DISTRICT 
PROPOSED WATER TANK SITE 

ADJOINING FOREST HILLS SUBDIVISION 
JESSAMINE COUNTY, KICNTUCKY 

EFFECTIVE DATE 

MARCH 4,2013 

PREPARED FOR: 

JESSAMINE-SOUTH ELKHORN WATER DISTRICT 
802 SOUTH MAIN STREET 

NICHOLASVILLE, KY 40356 

PREPARED BY: 

BERKLEY APPRAISAL COMPANY 
366 WALLER AVENUE SUITE 203 

LEXINGTON, KY 40504 



A 
REAL ESTATE APPRAISERS 
366 Waller Avenue Suite 203 - Lexington, KY 40504 

Phone (859) 276-2278 
Cotnmercial, hidustrial, Multi-Family, Subdivision & Farms Appraisal Services 

March 4,20 13 

Jessamine-South Elkhorn Water District 
802 South Main Street 
Nicholasville, Ky 40356 

RE: Proposed Water Tank Site 
Jessamine South Elkhoin Water District 
Adjoiniiig Forest Hills Subdivision 
Jessamine County, KY 

Dear Gentlenien: 

Following your request I have performed a market analysis in order to form opinions as 
to any diminution in the market value of real property as a result of having proximity to or being 
within the viewshed of the proposed elevated water storage tank. 

The proposed site is located at the tei-rnination of Chinkapin Drive which is within the 
Forest Hills subdivision located off U.S. 68 in Jessamine County. The property was purchased 
by the Jessamine South Elkhorn Water District in 2004 as the location for a future elevated water 
storage tank. The adjoining Forest Hills subdivision was subsequently developed in 2006 and is 
an executive class subdivision. The Forest Hills neighbors have indicated that they were unaware 
of the proposed water tank until approximately June 2010 when they voiced their conceins at a 
public meeting of the Jessamine South Elkhoin Water District. The neighbors contend that the 
proposed siting of the water tank has and will continue to result in the diminution in the market 
value of their property. 

The market analysis which has been performed has relied upon data collected froin 
Jessamine County and specifically the Forest Hills and Harrods Ridge subdivisions as well as a 
storage tank site in Fayette County. The analysis which is detailed in the following report has 
resulted in the following conclusions; 

0 The decline in lot and home values within Forest Hills subdivision since June of 201 0 is a 
result of the real estate cycle and is siinilar to the trends found in other competing 
subdivisions. 

BERKLEY APPRAISAL COMPANY 2 



There is no market evidence that would indicate that the proximity to or location within 
the viewslied of a 1.OMG elevated water storage tank would result in the diminution in 
the market value of property within Forest Hills subdivision. 

We are pleased to provide you with our professional appraisal services. If you have any 
questions please do not hesitate to contact me. 

Sincerely, 

William L,. Rerkley, Jr. 
Rerkley Appraisal Company 
Kentucky Certified General Appraiser #72 1 

BERKLEY APPMISAL COMPANY 3 
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The pui-pose of this assignment is to analyze and draw conclusions of the impact that tlie 

siting of tlie proposed Jessamine South Elkhorn Water District 1,000,000 gallon elevated water 

storage tank would have on tlie market value of real property located within the adjoining Forest 

Hills subdivision. The assignment has been carried out tlwougli an analysis of market data that 

lias been collected from Jessamine as well as Fayette County, Kentucky. 

The methodology eiiiployed relies on a comparative market analysis of sales of both lots 

and residential hoines in order to measure any changes in market value as a result of proximity to 

or within the view shed of an elevated water storage tank such as the one proposed for the 

subject site. Market data has been collected froin Forest Hills subdivision of which a portion 

adjoins the proposed site as well as the competing Harrods Ridge subdivision which is located 

directly across U.S. 68 fioin Forest Hills and is the location of an existing 500,000 gallon 

elevated tank. Additional market data has been collected fiorn Fayette County and specifically 

the site of tlie Arboretum water tower located off Aluinni Drive. The analysis which lias been 

cairied out is based upon a coinparisoii of the market value of both lots and residential lioines 

which are in proximity to or within the viewslied of elevated water storage talk and those wliicli 

are not. 

AM SG N 

The proposed site of the 1 .O MG elevated water tank is coimonly referred to as the 

Switzer site. The 1 acre site has been owned by the Jessamine South Elkhoiii Water District 

since May 24,2004 when it was purchased for the location of a future elevated storage tank. The 

location is east of 1J.S. 68 and noi-th of West Catnip Hill Road and being near the southern end of 

Cliinkapin Drive which is within the Forest Hills subdivision and tenninates near tlie subject. 

Included on the following page is an aerial photo of tlie proposed site. 

BERKLEY APPMISAL COMPANY 5 



F TANK & AE S SIJ N 

The proposed metal tank is to have a storage capacity of 1,000,000 gallons and supported 

by eight legs with a leg height of approximately 1 10 feet and a total height of approximately 160 

feet. The diameter of the tank is to be 70’. Access to the tal& site will be fi-om the ternhation 

of Chinkapiii Drive via an existing 20’ easement. There is also an easement from West Catnip 

Hill Road which will likely be used during the construction process. 

Forest Hill subdivision which adjoins tlie proposed site was developed iii 2006 as a 

residential subdivision under the cluster ordinance. Located at the front of Forest Hills 

subdivision is an existing SOKG elevated storage t a l k  

BERKLEY APPRAISAL COMPANY 6 



View of Existing SOKG Tank @ Eiitrarice to Forest Hills 

The following is a suiivnary of additional facts related to the subdivision. 

a 

* 
a 

33 Lots Including Residual Tract (32 Buildable Lots) Developed in 2006 

25 Existing Hoines & 2 Under Construction 

Average Home is 8,170 Square Feet & Custom 

The 20 13 Average Assessiiierit is $842,369 For Hoines 

BERKLEY APPRAISAL COMPANY 7 



Typical Home Within Forest Hills 

As with most upper end residential subdivisions in this portion of Jessamine County, the 

housing bubble has had a negative effect on home atid Iot values within Forest Hills with the 

average home sale price being $672,803 in 201 2 versus $720,000 in 201 1 , $830,000 in 20 10, 

$1,058,200 in 2009, $919,991 in 2008 and $995,123 in 2007. When the residential lots were 

originally sold by the developer beginning in 2006 the price was $170,000. In 2012 there was a 

total of 7 lots which sold for an average of $95,635. However, it is noted that four of the lot 

sales were a result of bank liquidations which also clearly had an effect 0x1 the price of the thee  

private sales within the subdivision. This is in comparison to the average lot price in 2009 of 

$1 5 1,667, the 2007 average of $1 77,346 aiid tlie 2006 average of $1 70,385. It is noted that no 

lot sales occurred in 2008,2010 or 201 1. The tables on the following pages detail the lots and 

house sales which have taken place in Forest Hills subdivision aiid which are considered for 

analysis. 

BERKLEY APPRAISAL COMPANY 8 
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L,ocated across U S .  68 from Forest Hills subdivision is a coinparable residential 

subdivision luiown as Harrods Ridge. Harrods Ridge began developing in 2004 around a public 

golf course lmown as Golf Club of the Bluegrass Golf Course. Similar to Forest Ridge Haiyods 

Ridge was also developed under the cluster ordinance. This subdivision is significant for 

comparison for the reason that it is located across 1J.S. 68 from Forest Hills, was developing in a 

similar time frame as Forest Hills, and the lots and homes in the subdivision are of a similar size, 

quality and value range as Forest Hills. Included on the following page is an aerial photo which 

shows the proximity of the two subdivisions with Harrods Ridge being west of U.S. 68 and 

Forest Hills east. Harrods Ridge is also significant to the analysis for the reason that Eagle Drive 

which was plated in 2005 has proximity to and is within the viewshed of an existing 500,000 

gallon elevated water storage tank as well as the existing 50,000 gallon tank that is located in 

front of Forest Hills. 

View of 50KG Tank Froin Eagle Drive 

BERKLEY APPRAISAL COMPANY 11 



OTO HAIUiODS L s  s 

The following is a suimiiary of facts related to Eagle Drive within the Hai-rods Ridge 

subdivision. 

0 

0 

0 

0 

24 L,ots Developed in 2005 

17 Existing Homes & 2 Uiider Coiistructioii 

Average Home is 8,342 SF & Custom 

The 2013 average assessment is $846,980 

As indicated by a coinparison of the statistics, Harrods Ridge subdivision and specifically 

Eagle Drive is very comparable to Forest Hills aiid tlierefore a reasonable comparable. 

BERKLEY APPRAISAL COMPANY 12 



TYPICAL HOME ALONG EAGLE DRIVE 

Homes which have an even address along Eagle Drive back to an existing 500,000 gallon 

elevated water storage talk and have visibility of an existing 50,000 gallon tank from the front. 

Homes with an odd address back to the existing 50,000 gallon elevated storage tal& that is 

located in front of Forest Hills subdivision and are within the viewslied of the S00,000 gallon 

tank from the front. The followiiig are photographs of the existing 500,000 gallon tank taken at 

various points along Eagle Drive. 

View of S00KG tank fiom Eagle Drive Cul-De-Sac 

BERKLEY APPRAISAL COMPANY 13 



View of 500KG tank Behind 302 Eagle Drive 

View of 500KG Tank Between 300 & 302 Eagle Drive From Street 

Included in the following pages are suininary tables of lot and lioiiies sales which have 

occurred along Eagle Drive as well as lot and lioiiies sales from Golf Club Drive of Harrods 

Ridge. A comparison of these two streets is significant to this aiialysis for the reason that a 

majority of the lotshoines along Golf Club Drive are not within tlie viewslied of 500KG t a l k  

Some of tlie lots towards the front of tlie subdivision are within the viewslied of the 50,000 

gallon tank but because many of the lots/homes within Forest Hills are also within the viewshed 

of the 50,000 gallon tank a comparison can be made. 

BERKLEY APPRAISAL COMPANY 14 
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The following table shows a sumnary of the average sale prices for lot and homes within 
Forest Hills, the location of the proposed tank, Eagle Drive in Hai-rods Ridge subdivision which 
is within the viewshed of a SOOKG tank and a SOKG tank and Golf Club Drive in Harrods Ridge 
subdivision. 

Lot Sales Avg. 2012 2011 2010 2009 2008 2007 2006 2005 2004 
Forest Hills $ 95,636 $0 $0 $151,667- $0 $177,346 $170,385 --SO 

Eagle Drive - Harrods Rdg $150,667 $0 $225,000 $0 $0 $200,000 $189,000 $185,667 

Golf Club Dr - Harrods Rdg 

Annual Change i n  Value -12.31% -7.24% 4.09% 

Annual Change in  Value -16.52% 4.17% 5.82% 1.80% 

Annual Change in  Value -9.67% 1.45% 6.75% 
$95,000 $184,000 $181,375 5169,913, - 

Homes Sale Avg. 2012 2011 2010 2009 2008 2007 2006 2005 
Forest Hills $672,803 $720,000 $830,000 $1,058,200 $919,991 $995,123 $937,324 - I__ 

Eagle Drive - Harrods Rdg $750,360 $652,000 $750,614 $0 $0 $974,639 $924,900 $728,320 

Golf Club Dr- Harrods Rdg $750,000 $872,000 $0 $1,000,000 $903,483 $969,711 $1,101,960 $941,333 

Annual Change i n  Value -6.56% -13.25% -21.56% 15.02% -7.55% 6.17% 

Annual Change i n  Value 15.09% -13.14% -7.66% 5.38% -26.99% 

Annual Change in  Value -13.99% -6.40% 10.68%, -6.83%, -12.000/0. 17.06%. 

$250,000 

$200,000 

$150,000 

$100,000 

$50,000 

$- 

Lot Sales 

Forest Wills 

3 Eagle Drive - Harrods Rdg 

Golf Club Dr - Harrods Rdg 

BERKLEY APPRAISAL COMPANY 19 



$1,200,000 

$1,000,000 

$800,000 

$600,000 

$400,000 

$200,000 

SO 

Forest Hills 

c? Eagle Drive - Harrods Rdg 

Golf Club Dr - Harrods Rdg 

An analysis of this data indicates that Forest Hills, Eagle Drive and Golf Club Drive 

within Hanods Ridge have all experienced a decline in both lot and homes values which began 

between 2007 and 2009 for lots and between 2009 aiid 2010 for improved homes. Althougli 

some variance does exist from year to year between the three study groups, the trend is very 

similar wliich indicates that the decline in values is related to the real estate cycle versus the 

knowledge of the proposed storage tank by the Forest Hills neighbors at the JSEWD meeting on 

Julie 9, 2010. 

For the reason that several of the years have limited data which can skew average values 

and in consideration that the homes within Forest Hills aiid Hanods Ridge are custom and prices 

can vary significantly as a result of different levels of quality, finish, design aiid square footage, 

the better comparison for isolating any change in value as a result of proximity to or being witliiii 

the viewshed of a large elevated water storage tank is realized froin a comparison of lot sales. 

The following is an analysis of those sales; 

BERKLEY APPRAISAL COMPANY 20 



The 2012 Lot sales involving 301 Eagle Drive ($1 S0,OOO) which does not back to the 

larger 500KG tank sold to tlie same buyer arid for tlie same price as 306 Eagle Drive 

($150,000) wliich backs to the larger SOOKG tank. The same was true for the 2010 sale 

involving 3 12 & 3 13 Eagle Drive aiid the 2006 sale of 302 & 303 Eagle Drive. This 

would indicate that there is no difference in value as a result of backing to tlie large 

elevated water storage tank. 

BERKLEY APPRAISAL COMPANY 21 
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The 2006 sale of 300 Eagle Drive ($189,000) which backs to the SOOKG tark sold for 

the same price as 303 Eagle Drive ($1 89,000) which is across the street with different 

buyers. This would indicate that there is no difference in value as a result of baclciiig to 

the large elevated water storage tank. 

BERKLEY APPRAISAL COMPANY 24 



The 2005 sale of 100 Silver Fox Drive ($179,000) which is located on the collier of 

Eagle Drive but where its viewshed of the tank is blocked by the house at 10 1 Silver Fox 

Drive demands the same price as 102 Silver Fox ($179,000), 201,203, and 205 Eagle 

Drive ($179,000) all of which are in the viewshed from the front of the house. This 

would indicate that there is no difference in value as a result of being within the 

viewshed of a large elevated water storage t a l k  

BERKLEY APPRAISAL COMPANY 2.5 



The 2006 sales at 300,302 and 303 Eagle Drive ($189,000) deinanded siiriilar prices to 

the properties at 21 1 and 2 10 Golf Club Drive ($179,000 & $1 89,000), neither of which 

are within the viewslied of either tank. This would indicate that there is iio difference in 

value as a result of being witliin the viewslied of a large elevated water storage tank. 

BERKLEY APPRAISAL COMPANY 26 



Located within the Arboretum on tlie University of Kentucky Campus and lying next to 

L,ansdowne Sliadelarid neighborhood is a SOOKG elevated water storage tank which has a high 

water elevation of 1 185 feet which is slightly higher than the proposed subject at 1 172 feet. The 

analysis has focused on two historical sales of residencies which are in close proximity to the 

described elevated water tar& arid tlie termination of Rellefonte Drive. 

BERKLEY APPRAISAL COMPANY 27 



Prior 
Property Sale Price Sale Date Prior Sale Price Sale Date 
1839 Bellefonte Drive $164,000 5/30/1996 $134,500 8/11/1986 
1835 Bellefonte Drive $185,000 11/13/1998 $99,900 12/12/1983 

The analysis lias relied on the back to back sales of each property as well as a comparison 

to the overall average change in values within the larger subdivision during each of the time 

periods covered. The data is significant to the question of the effects of proximity to a large 

elevated water storage tank: in that both sales show a substaritial increase in relative value 

between each of their respective sale dates. In comparison to the larger subdivision it was found 

that the property at 1839 Bellefoiite slightly lagged the larger subdivision in teiins of the average 

annual rate of appreciation while the sale at 1835 Bellefonte exceeded the annual average 

increase found in the larger neighborhood. 

elevated water storage tal& does not support a diminution in value. 

As such, the data indicates that proximity to a large 

Annual Neighborhood 
% Change Annual %Change 
2.00% 2.38% 
4.19% 3.66% 

BERKL,EY APPRAISAL COMPANY 28 



The analysis of tlie data provides the following conclusions; 

Forest Hills, Eagle Drive and Golf Club Drive within Harrods Ridge have all 

experienced a decline in both lot aiid hoines values which began between 2007 aiid 2009 

for lots and between 2009 arid 20 10 for improved homes. This trend has contiiiued 

through 201 2 where the market appears to have stabilized given the iiuinber of 

transactions which have occurred in 201 2. 

e Although some variance does exist from year to year between the thee  Jessamine 

County study groups, the trend is very siinilar which indicates that tlie decline in value is 

related to the real estate cycle versus the knowledge of the proposed storage talk by tlie 

Forest Hills neighbors at tlie JSEWD rneetiiig on Julie 9, 2010. 

The lots within Hai-rods Ridge along Eagle Drive which are within the viewshed of the 

SOOKG and 50KG tailk have consistently sold at or above those lots along Golf Club 

Drive which are not within the viewshed. This indicates that there is iio market evidence 

of any diminution in value as a result of being within tlie viewshed of a large elevated 

water storage tar&. 

Lot prices along Eagle Drive have coiisisteiitly been higher than those within Forest Hills 

even though Eagle Drive is within the viewshed of a S00KG elevated storage talk aiid a 

SOKG elevated storage tank. 

No variation in lot prices was indicated for those which are within the viewshed of the 

existing 50KG tank versus the 500KG talk. As such, the fact that the proposed tank has 

a capacity of 1 MG is iiot anticipated to result in a different conclusion. 

e Close proximity to aii elevated water storage talk does iiot result in a dimiiiutioii in 

market value. 
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