Worst Case Scenario - Lateral

« However,
— Tower is surrounded by steep downhill slopes.

— Debris will interact with the ground and travel
even farther.

— Debris with momentum could be expected to travel
several hundred feet before coming to rest.

— Therefore, WORST CASE SCENARIO debris

radius is 1800 + feet from the tower base in any
direction.

16

’8



Tower Collapses Kill
and Injure People

* The proposed tower represents more than
650,000 Ibs of shrapnel, traveling at 100
mph, that may strike any object within the

—— e eme o — . [ —_

WORST CASE SCENARIO debris radius.
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Tower Collapses Kill
and Injure People

¢ Inthe WORST CASE SCENARIO,
21 residences and 3 businesses are at
risk!

— LCG has options on only two of the homes and
none of the businesses!

18



Tower Collapses Kill
and Injure People

« THE TOWER SETBACK REQUIREMENT
IN THE ZONING REGULATION IS THERE
TO PROTECT THE RESIDENTS.
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Questions for Lake Cedar Group

Has Mr. Hill, as a registered professional engineer, ever designed an

antenna transmission tower of at least 854°? Has such a tower been
built?

Are there any towers of at least 854’ in height, designed by anyone,
any where in the world that have been designed to collapse within a
radius of 25% or less of their height in all failure modes? Assume an
act of sabotage is responsible for the failure: please explain how the

tower works in a simultaneous failure of all of the anchors on one side
of the tower.

Will Mr. Hill and WJE take professional engineering meos_m:uz#% for
LCG’s claim that they can design a tower that will not exceed 215’
debris radius for all possible tower failure modes?

20



Questions for Lake Cedar Group

» Has there ever been any tests to substantiate LCG’s claim that a tower
of at least 854” can be designed to collapse within a radius of 25% of
it’s height under a failure mode that includes guy cables failing?

* In the event the Commissioners elect to accept any setback less than
the 1800° WORST CASE SCENARIO setback:

e How will LCG’s and it’s successors guarantee that this tower will
not be sabotaged, or in any other way experience a guy cable or
anchor failure during the tower’s life? What monetary resources
will they use to back up their guarantee? Is LCG a limited liability
corporation, willing to expose all of the partners to such liability?

e Who will insure compensation, from now until the tower is
removed, for life and property of the residents that are within the
potential debris radius in the event of a tower failure?



Conclusion

¢ Protecting people from the LATERAL
FAILURE MODE is protecting people from
the WORST CASE SCENARIO.
— This is what is required by the zoning
regulation.




Conclusion

* The County should protect us
from the 1 in 10 chance of the
proposed tower collapsing.

* C.A.R.E. respecttully asks the Board of
County Commissioners to deny the Lake
Cedar Group tower as our County Planning
Department has recommended.
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BOB BARRETT

CONSULTING ENGINEER
792 Aspen Road

Goalden, Calorado 80401-8439
(303) 526~1800 (main)

(303) 526-1805 (fax)

January 5, 1999

RE: Analysis of Debris Radius for Proposed
Lake Cedar Group Tower
(B2CE PROJECT NO. 98001.00)

Dear CARE Board:

As requested, | have conducted an engineering study of possible debris radius should Lake Cedar
Group's (LCG) proposed broadcast tower collapse. This letter summarizes my findings.

INTRODUCTION:

in this report, | define “debris radius” as the distance from the base of the proposed tower to the farthest
significant debris from the tower, its antennae or its structural support system (including guy lines) in the
event of a particular mode of structural failure of the tower.

As you know, my expertise is in mechanical engineering, not structural engineering. Therefore my study
did not concem itself with specific elements of the tower’s structural design. The purpose of my study
was to conduct an engineering inquiry into the possibility that tower debris would extend past Lake Cedar
Group's (LCG) property line in the event of a tower failure.

| did not establish the probability of any mode of failure. It is my professional opinion that extension of
the debris radius past LCG's property line is probable enough that Jefferson County should retain a
qualified firm to conduct a more in-depth engineering study. This firm should establish the probability of
each of the failure modes discussed below. This will allow Jefferson County to decide if the risk to public
safety from the collapse of the proposed tower is acceptable, and if the County is willing to assume the
liability for such a decision.

For the most part, | have also not addressed the “coliateral” damage that is possibie in the event of a
tower failure. Almost every structural collapse in an occupied area creates more collateral damage than
structural damage. Debris may affect other communication towers (including Police and emergency
transmitters). Fire and natural gas or diesel fuel releases are distinct possibilities in the event of any
mode of tower failure. The County should aiso consider its liability with respect to wildfire or other
environmental damage caused by a tower failure.

My calculations of debris radius use relatively simple geometry and dynamics equations.

METHOD:

| examined.the information you gave me to review. It included a “Submission for the Record, Public
Hearing before the Jefferson County Planning Commission”, dated December 2, 1998; the Lake Cedar
Group LLC “Official Development Plan” (four drawings dated 2 NOV 98); and an architectural elevation
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of the tower and support building entitied sheet A<4 “LOOKOUT MOUNTAIN TRANSMITTER
BUILDING", dated NOV 2, 1988.

| spoke to two structural engineers from the firm of Martin/Martin, Inc. in Wheat Ridge Colorado. These
engineers have been responsible for performance specifications for broadcast and conveyance towers.
They have also performed structural review and mitigation of weakness in existing broadcast towers and
designed foundations for towers and guy anchors throughout the country. We discussed the nature of
possible collapse mechanisms (called “modes” below), and their opinion of the likelihood of such events.
They concurred that all of the failure modes discussed below are theoretically possibie. | also had a brief
telephone conversation with Mr. Raymond C. White, P.E. of Kline Towers.

| conducted a very brief Internet search on broadcast tower failures.

FINDINGS:

1) Broadcast towers fall down. According to my Intemet research, several self-supporting and guyed
towers have collapsed in recent years. The weight of the debris is significant. Each thirty-foot
section of the proposed tower may weigh as much as 8 tons according to Kline Towers. The
antennae and cables add several more tons of projectiles in the event of lateral or inertial tower
failure.

On Lookout Mountain, a self supported 330-ft. tower (for KOA), failed while under construction in
December of 1953, then again 15 months later. See the attached newspaper articles.

2) Guyed towers may fail in several different “modes”. If any one of the hundreds of structural
members or connections in the tower should fail, the tower may experience axial mode coilapse. If
both anchors (or most of the guy lines) on the same side of the tower fail, full lateral and inertial
mode collapse are possible.

a) AXIAL MODE: The most common mode of guyed tower collapse is axial faillure. There is no
redundancy in the structural members of such towers. Failure of a single member may cause
the tower to “fall in upon itself”. Kline Towers, the supplier of LCG's proposed tower reports that
the median debxis radius for a guyed tower that fails primarily due to icing is 20% of the tower
height (their letter to Mr. J. Bart Johnson, dated December 22, 1998). The deviation from this
mean is considerable. Failures that include other significant factors (such as wind) create much
greater debris radii. In addition, smaller debris (such as antennae) may travel outside of the
significant debris radius area. In my opinion, it would be imprudent to accept a debris radius
value of 170 feet.

Elsewhere in the same letter, Kline defines the debris radius for an axial failure as “within ... its
inner guy anchors”. This value is shown as 325 ft. on the “Official Development Plan”, and is the
value used in my analysis.

b) LATERAL MODE: it is possible for a tower to “fall like a tree”, with debris extending
approximately as far away as the tower is high. This can happen on a well designed and
constructed tower that is simultaneously exposed to design ice and design wind loads. See the
attached intemet posting conceming a 2000-ft. tower in Fargo, ND.

According to Kline Towers, each section of the proposed tower is rigidly connected to the
adjacent section. Such connections would probably allow the tower to stay together as it fell;
extending the debris radius at least as far as the tower is high. The tower and its highest
antenna are approximately 850’ above the ground.

it appears that collapse of one of the existing broadcast towers to the west of the proposed tower
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could also create some lateral type failure by striking the proposed tower’s guy lines.
| have used a value of 850 ft. for this mode in my analysis.

c) INERTIAL MODE: It is theoretically possibie for a lateral failure to cause the “loosened” guy lines
and remnants of their anchors to “whip” past the end of the tower as it falls. In such a case, the
debris radius would be an additive function of the longest guy lines and the tower elevation (less
the top antennae). Therefore, it is theoretically possible for significant debris to extend 1800+
feet from the tower base in any direction.

The tower will carry the undamaged guy lines to the ground with it. it is possible for the inertial
energy of the fall to create loops of guy wires that extend outward from their anchor points on the
ground and from the collapsing tower. This is analogous to throwing a jump rope over one’s
head. The loop extends much farther from the center of motion than its anchor points (one's
hands). Similarly, a portion of each “loop” of guy cable could extend much farther from the
tower's base than either its anchor or its connection on the tower.

Presumably, debris would interact with the ground and travel even farther away from the tower
base due to the potential energy released in the fall. Gravity would enhance travel for any debris
directed “downhill” after if contact the ground. On the steep side-hill to the east of the tower,
some debris may be expected to travel several hundred feet before it comes to rest.

| have used a value of 1150 ft. for this mode in my analysis.

Simultaneous icing and wind loading, an airplane strike or a well-designed, but simple act of sabotage
can all create lateral and inertial mode failures.

A simple geometric analysis of the tower location with respect to LCG's legal description and graphic plot
of its property line was performed.

The “Official Development Plan” EAST ELEVATION drawings show several sets of guy wires supporting
the tower. On these drawings, the tower is diagrammatically shown in relationship to its anchors on a flat
surface. The elevation contours on the other drawings show the real “lay of the land”. ‘All three “long
guy” anchor points are actually located at an elevation below the base of the tower.

The longest anchors are depicted to be approximately 600’ (perpendicular) from the base of the tower.
The eastem-most guy will be over 1100 feet long due to the drop in terrain towards Golden and Denver.
The longest northem guy anchor point is shown to be approximately 125’ below the base of the tower. its
length calculates to approximately 1040". The longest southem guy anchor point is shown to be
approximately 50' below the base of the tower. Its length calculates to approximately 975'.

1) AXIAL MODE DEBRIS RADIUS: A circle with a radius of 325 f. (adjusted for the terrain change in
elevation), and center located at the tower base extends outside of the property line in several
locations to the west of LCG’s property.

a) Approximately 100 feet of Cedar Lake Road is within the debris radius.
b) Several existing towers, and other broadcast structures (on LCG's property) fall within this radius.
c) Two private lots, including one residence (21109 Cedar Lake Road) also fall within this radius.

2) LATERAL AND INERTIAL MODE DEBRIS RADIUS: The worst case tower failure would see
collapse to the northwestern or southwestem quadrants. This is where other towers and residences
are closest to the tower. It could occur with an eastem or up-siope wind and failure of the eastem
guy wires or guy anchors.

The topmost antennae and tower would fall “like a tree” and extending approximately 850’ up the hill
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(to the west). The remaining, anchored guy lines would form several loops of heavy cable as the
tower fell. The longest cables would extend from the top of the tower (approximately 720’ from the
tower base) to each of the remaining two “long guy” anchor points. Depending on the exact direction
of the tower's fall, the guy wires could form a ioop that at some points extend over 1000 #. from the
base of the tower.

The possibility of full extension of the loosened guy lines (+1800 f.) is very slight due to the rise in
elevation and likelihood that the cables would encounter other obstructions before full extension.
However | have added a minimal safety factor to the calculated loop radius (adjusted for slope
distance) to account for the enormous potential energy contained in the tower and tower guy cables.
This may not be adequate in any direction that is downhill from the debris impact point. However,
most of the terrain of concemn projects uphill in the direction of impact.

a) Approximately 1600 linear feet of Cedar Lake Road, several more existing towers, and other
broadcast structures all fall within this radius.

b) In addition, approximately 250’ of Aspen Road (outside of LCG's property line) fall within this
radius.

C) Three additional residences on Cedar Lake Road (21139, 21189, and 21209) aiso fall within this
radius.

d) At least two residences on Aspen Road (732 and 743) fall within this radius.

e) |did not have time to determine all of the locations were impact debris material may travel
downhill. But it appears that several additional residences to the northwest and southwest of the
proposed tower on Cedar Lake Road and Aspen Road may be in harm's way.

f) A lateral or Iateral and inertial failure of the proposed tower could cause failure of one or more of
the existing tall towers to the west (e.g., KDVR, Channel 31). Secondary lateral failure of these
towers (in the direction of the proposed tower's fall or down the fall-line of the mountain) may
affect an additional ten residences on Cedar Lake Road and Aspen Road.

it is my professional opinion that all of the failure modes and resultant debris radii discussed above are
possible. In my opinion, a reasonable engineering “offset” from the base of the tower to “protect
dwellings outside of the property line” should extend at least 1200 feet from the base of the proposed
tower. This offset does not exist in the case of Lake Cedar Group's proposed tower.

| hope you will find this information useful.

Sincerely,

BOB BARRETT
CONSULTING ENGINEER

M. Robert D. Barrett, P.E.
Principal

MRDB/b2

Attachments: First page of Kline Tower’s letter to Mr. J. Bart Johnson (1 page)
Newspaper clippings of KOA'’s TV tower collapse (2 pages)
Representative Intemet postings on tower failure (S pages)

Lake Cedar Group.Debris Radius.doc
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GKLING

OIVISION OF KLINE IRON & STEEL CO.INC

v ’ December 22, 1998

Mr. ], Bart Johnson

Otten, Johnson, Robinson, Neff & Ragonetti, P.C.
Colorado National Bank Blvd., 16th Floor

950 Seventsenth St.

Denver, CO 80202

Re:  Denver Starmount Tower
. Lookout Mountain, Colorado
Kline Ref. No. 96-185

Dear Bart:

As requested, ! have reviewed Item | concerning falling ice and tower failures
in Mr. Timothy Carl's letter datad December 9, 1998 and will address each of
these items to what I trust will be both his and the Jetferson County Planning
Commission's satisfaction.

Regarding the possibility of a tower collapse, let me first say that any discussion
along these lines should be prefaced by our opinion that the collapse of a tower
is highly unlikely. In the unlikely event that a guyed broadcast tower would
collapse, its ultimate failure mode would be the buckling of the tower shaft,
Whether the failure is initiated by the buckling of an individual columa (tower
leg) or by the failure of a guy cable, the tower will collapse down on to of
@[ itself, typically within a radius defined by its inner gu anch This behavior
r mﬁﬁﬁ?ﬁ%{@'ﬁ%ﬁf{o the ground by
3zs the guy cables, despite the fact that one or more of the guys may have failed.
&N OFFrce M
Vevoromers At this time 1 am only aware of one source of information regarding an
e/ accumulation of data with regard to tower failures. This is a paper prepared by
: Mr. Nathan Mulherin entitled "Atmospheric [cing and Tower Collapse in the
United States" which was presented at an Intemational Workshop on Atmospheric
Ieing of Structures in June of 1996. Mr. Mulherin noted that in the cases he
studied, the median collapse radius was 20% of the tower height, Based upon
: Mr. Mulherin's study, the collapse radius of the proposed tower would be
MEV!Ay/  expected to be 170 f. (20% of 85! ft.). As we uaderstand it, the nearest

———— _ residence {s approximately 250 ft. from the site of the proposed tower.
e oLy
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[TowerTalk] 200¢' tower collapse (Fargo, ND) -

more

Joe Subich (WSIK@ibm.net)
Mon, 07 Apr 97 20:16:14 -0400

e Messages sorted by: _ .
e Previous message: .

"Re {TowerTalk] removing sibgong”

After posting the information on the 2000' tower collapse in Fargo, ND
this past Saturday, I had a chance to see video of the site today. Unlike
the Monroe, LA collapse, this one appears to have generally laid out for
most, if not all its entire length.

Considering that the Fargo tower was brought down by severe ice and wind
(a major blizzard/sleet storm was in progress), this tower looks like the
upwind guy wires failed allowing the wind to blow it down. With the
National Association of Broadcasters convention in progress this week, I
suspect it will be some time before further details and an exact cause

is determined.

Fortunately, there was nobody on site in Fargo and thus no injury or loss

of life. OTH, replacement towers and broadcast transmitters are not cheap.

Figure the Fargo and Monroe losses in the $3 million plus range, each (not
counting the loss of business <G>).

73,
Joe Subich, W8IK ex-ADSIT
<W8IKR@ibm.net>
<jsubich@ibm.net>
FAQ on WWW: Bhoy s See.cortesTing, Som ToMAT LA LTAN. T
Submissions: towertalk@contesting.com
Administrative requests: towertalk-REQUESTR@contesting.com
Problems: owner-~towertalk@contesting.com

. ST T T vians HEE b T s T o T s et g o
o Previous message: i-i3iduolcony "le! [TowerTulh] removig o1

http://www.contesting.conm/_towertalk/9704/0209.html
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1550 ft. Tower Fails

Kris Mraz, NSKM (mraz@rockdal.aud.alcatel.con)
Tue, 15 Oct 1996 09:09:07 -0500

Messages sorted by: ' Lo bochiesl foaaie oauiing ]
Next message: i i .
Previous message: :
Next in thread: 3¢} Sy " (8500s Taomvar Badin

I'm not sure how widely this story was distributed but I'll repeat it
here.

Last Saturday moming a 1550 ft. television tower failed at Cedar Hills,

Texas

just Southeast of Dallas. Three men were killed. The men were in the
process

of installing a new antenna using a gin pole. One man was near the top
of the

tower and the other two were near the base. Cause of the failure is
unknown

at this time. There is speculation that there may have been human error
in

the use of the one ton gin pole. FBI investigators have ruled out
sabotage.

There is also another story that indicates the men were also trying to
get

a bend out of one of the guywires. (I'm a little unsure of this last
point.

Its difficult at times to interpret a reporter's version of the facts

when it gets technical).

There are several other similar towers at Cedar Hills. This is the site
of most

of the TV/radio towers that service Dallas/Ft. Worth. At the time of the
failure

several TV and radio stations went off the air. All TV stations were
back on the air within a few hours except Channel 39 and the radio
stations that

shared their tower. There were also minor fires/explosions and power
loss

as a result of the collapse.

According to newspapers the tower had failed before in 1969 and in 1987
a jet had
flown into one of its guywires and crashed but the tower stayed up.

http://www.contesting.com/_towertalk/9610/0176.html 1/2/99



Also according to the newpapers the tower was wind rated to 70 MPH. This
seems

incedibly low considering the size of this tower and this part of the

country.

73
Kris N5SKM
mraz@aud.alcatel.com

FAQ on WWW: LT wnor st S TR o o
Submissions: towertalk@contesting.com

Administrative requests: towertalk-REQUEST@contesting.com

Problems: K7LXCRcontesting.com

Sponsored by Akorn Access, Inc & KM9P

o Next message: . ..:h Loocvnialil: TFsr oteses luouoan’

¢ Previous message: . Uaric UHe:

e Next in thread: = Jepoop Mle: o Sy, Togmer Falia”

http://www. contesting.com/_towertalk/9610/0176.html

1/2/99
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[SBE] Ice Storms

Allen SKlar (oot o il i)
Tue, 13 Jan 98 02:41:49 PST

e Messages sorted by: ; cuic || i I osuljeor 1oautho
o Next message: “ix.ii
o Previous message: [\ 2 i POhapter 62 o Miae Met™
Tos . . s..-: ... .. -, radio-tech@broadcast.net, sbe@broadcast.net

From: Allen Sklar <:7 ciisr L7z iirii, o>
Subject: [SBE] Ice Storms

Date: Tue, 13 Jan 98 02:41:49 P3T

Hello AlL..

I found this on the airwaves.com mailer

e vy vy
N L TR S A T, RIS P LN o RN E e
I B RN SAPTO R R SR A U WE R T ETAE B AR S Tl T S .

Message-Id: <9801130702884674962.1rb15048@airwaves.com>
Date: Tue, 13 Jan 1998 07:02:42 G

From: NewsRadio <iihsv . buerion Soim>

Subject: Ice Storm: Important info for tower owners in Quebec/Ontario
Organization: ISP

Reply-To: jmckaviaanierlog.com

Summary:

ICE STORM INFORMATION FOR TOWER OWNERS

Monday; January 12, 1998, This information is posted as an advisory for
our customers by LeBlanc.

We will be posting important information for broadcasters and tower

owners here by the end of the

day. Several older broadcast towers have already collap sed due to the

extreme icing conditions in

Ontario and Quebec. As a safety precaution, technitians working in and

around communications and

broadcast tower sites should exercise extreme caution due to the dangers

of falling ice and the

possibility of tower structural collapse from the overloading weight of

ice. Many towers in this region

are reported to have upwards of 4" of radial ice whereas the current

design code calls for only 1".

Older towers may not have been designed to withstand any ice at all. The
http://www.broadcast.net/bmaillsbelo129.htm1 1/5/99



Dlrh., (O] Ive Divaaiil

web site for the above has been set up at:

(RPN
i L ;

We hope to have additional information, guidelines, and recommended
remedial action plans poster there later today for broadcasters and
other tower owners who have structures that were involved in the
Ontario/Quebec ice storm.

Regards;

John Mckay--

The Canadian Broadcast Directory
and Broadcast Engmeenng Page

oy Uivwawin b u.._...‘;_,:_._, ViLoh

Southem Ontano Storm Chasers/Canwam Page

AL O

Chlef Engmeer KTFI, KMXM, KIKX, KTPZ, KMHI, AA7BJ
FM Idaho Co. Impact Radio Group, Twin Falls ID

o Next message: }scar: suu Helic'
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minutes. All of you get out and stretch and take a walk and then we will all come

back.

HOLLOWAY: We're back. Is the sound on?
UNKNOWN: Yes.

HOLLOWAY: Okay, great.

SELSTAD: Am |l on? It's live | guess. My name is Ronald
T

Selstad and | reside at 23461 Morning Rose Drive. | am also one of co-owners
and administrative office manager of Metro Brokers Lakewood. We are an
association of 28 companies with 43 brokers and we serve the West Metro area
for about 23 years. We list 200 to 400 properties per year and we also act as
buyer agents for an equal number. | am also a registered appraiser and a
president of the Reservation of Genesee Homeowners Association. And with
that | have developed and am presenting to you, | have given you a copy of a
summary of data obtained from your tax records. It includes the total number of
homeowners in two zones. The first is about 1 1/2 miles of the proposed tower
and the second is between 1 1/2 and 3 1/2 miles from the tower. Within Zone 1
as shown as a present property value of between 240 and 265 million dollars.
Taxes paid about three million dollars. Zone 2 in addition present property value
1.1 billion dollars. Taxes paid 11 to 12 million dollars. Total of about 7,000 to
7500 homes, 1.35 billion dollars in property and 14 to 15 million dollars in taxes.
From those numbers the Real Estate Commission and the code of ethics require
that anything adverse, part of the property that may impact the value should be

disclosed to potential buyers so they can make a decision based on those

6126



10
11
12
13
14
15
16
17
18
19
20
21
22

23

factors. The caveat among responsible Realtors is if in doubt, disclose.
Disclosures regarding those towers the existing and proposed have started
being made already. Realtors serving Lookout Mountain and Genesee areas,
those disclosures will effect values. Matter of fact if this thing is passed | would
really recommend we change the name to the Realtor Retirement Act because it
will be a real boon to the listings in the mountains. You heard a lot of testimony,
you have heard about health effects, electronic interference, visual biight, if it's
approved those concerns will translate directly in a significant and adverse
financial impacts on values and taxes. Residents have stated already in this
meeting and to me if the tower is approved they will move for whatever price
they can get. The question of how adverse the impact will be can only be told
by time but by then the damage will have been done. For Zone 1, 1 1/2 miles |
would estimate the loss in value if this tower is approved between the range of
10%. | have heard figures higher | would go with the minimum number of 10%
that would yield a potential property value loss of 24, 26 million dollars in Zone 1
alone with taxes, if you include the figure in Zone 2, we are dealing with 1.35
billion and the losses are enormous. It's already happened in my area people
are lowering prices to sell homes based on concern about this tower coming in.
One in my area has gone down 17% already, just to get out. Two others have
already said they are going to sell if this thing is approved at whatever price they
can get. Contamination we are being asked to accept and by the way on this
map on Zone 2, | live where my finger is, about 3.4 miles from shall we say

ground zero and about the same distance Ralston is from the tower. The irony
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here is two-fold, one is the corporate entity asking you to make the decision is
the minimal liability, they are a corporation once you pass this decision the
(inaudible) falls on you. If values drop, if tax revenues drop, it falls on your
decision here. Not because of their request, but it falls on you. | have done
things like this before, | have sat as a counsel person, | have looked at decisions
like yours, it's hard, it's tough. But, | think...may | have a glass of water please?
| think the one thing is that the nice thing about being in your seat is you get to
decide what's right and do the right thing. | think we have had hundreds and
thousands of people presenting faxes and testimony and speaking from their
heart to you. What | am here to tell you is, that it's not just speaking from the
heart. It is going to affect directly. The school district gets about 60% of those
tax revenues. The County gets about 30% of those tax revenues. We are
talking large amounts of taxes. If you do pass this thing or when you look at the
question to pass this thing, | think you have to ask a couple of questions, several
at least three. One is this vote in the best interest of my constituents. | would
certainly answer that myself “no”. What are the benefits costs and risks to the
County? The health thing is still unknown | am not talking about that | am talking
about dollars and cents in real estate. | mean 1.35 billion dollars is to me quite a
bit of money. The prospect of having a large number of listings selling quickly
whatever is very enticing but don't do it, just don't do it, it would be just terrible
for the constituents. The last thing is if this does happen, | think Jefferson
County staff and Assessors have to consider how they are going to deal with the

lowered values and the tax revenues as a result of the visual blight and fears
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about that tower. The time and resource draining the county is certainly going to
increase. There is a lot of people protesting the assessments, which | think they
should. My family made up of myself, my wife and two teenage daughters own
property about 3.4 miles from the tower in the vicinity of Genesee Ridge Road
and Brook Crest. We are not on Lookout Mountain we are 3.4 miles away and |
have still got a real concern about that. At that distance emission levels are still
expected to increase by a factor of 60 times, that's 6-0 times, | am concerned, |
have two teenage daughters, | have heard no guarantees as levels we are
talking about will guarantee the safety of my famiiy nor based on the subjective
and sometime bontradictory testimony of the applicants. | am not sure that |
believe the guarantees. Their homes and families are not in the shadow of way
path of the tower. They will not have to worry about the long term benefits, only
long term profits at any cost. On behalf of my family and the president of the
Reservation of Genesee Homeowners Association | am expressing in the
strongest terms a unanimous opposition to the proposed tower. Do you have

any questions? Sir?

SHEEHAN: Do you base this on Dr. Hutchison's estimate of
15%7?

SELSTAD: He is speaking after me.

SHEEHAN: Oh, okay.

SELSTAD: Again, | estimated 10% he will speaking to whatever

his opinions are.
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SHEEHAN: Do we actually have any statistical enthuses based
on current towers of reduction of property values in these areas over a period of
time, (inaudible) okay.

SELSTAD: My biggest figures come from similar facilities that
have cause, concern about areas. Rocky Mountain Arsenal, Rocky Flats, 6th
Avenue Estates, | hate to mention it but it's happening. If there is concern about
something it effects values, it effects sale time, it effects the eventual price.
HUTFLESS: Ah, just a reminder you know the Board does have
an awful lot of documents in the package that was submitted in the support
testimony, if there is additonal documentation on which you are relying in
presenting your testimony and it hasn't been included in this package and you
want it included in the recérd, make sure that the Clerk gets it. Thank you.
HUTCHISON: Thank you my name is Roger Hutchison, it's H-U-T-
C-H-I-S-O-N. | reside at one hundred thirty Old ¥ Road on Lookout Mountain. |
hold a Doctorate degree in both engineering and economics from the Colorado
School of Mines. The emphasis of my study at the Doctor of Philosophy level
was how new materials specifically advanced materials in Telecommunications
impact traditional consumption of metal. It's not a field that people beat their
door to study and to the best of my knowledge | am the only person who has
ever pursued a Doctor of Philosophy in this subject. | think it is both timely and
appropriate to this Commission and by the way | do stand before you with both
humility and respect for your positions. | would like to talk very briefly about one

other credential | hold which I think is very, very relevant. My company CD
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FROM : SELSTAD-REALTY PHONE NO. : 525 5199 Mar. @8 1999 B4:36P

Mend Brokers - Lokewood

2009 Wadsworth
Lakewood, Colorado 80215

308/233-1000
— 303/233-0423 Fax

oy Gampwn
Witowy legsthee

Subject; Impact on Real Estate Values and Tax Base in Area of Influence of Proposed Tower
Speaker: Ranald W Selstad

A) Background/Credentials

Co owner and Administrative/Office Manager of Metro Brokers Lakewood
Metro Brokers Lakewood
1)assdciation of 27 separate real estate co mpanies
2) 38 total brokers and associates
3) MBL has served the Denver real estate market for 23 years, with an
emphasis on the west metro area
Broker/Owner of Selstad Realty
Registered Appraiser :
President of Reservation at Genesee Home Owners Association

B) Impact on Real Estate Values/Taxes
1) Data Summafy (enclosed)
2) Analysis/Opinion

a) potential loss/property value decrease of 10-20%
b) 10% loss in Zone 1 = approx $25 milfion in property values
¢) Zone 2 loss = §1+ billion x loss factor= 7 2 72 7
d) contamination Inescapable
e) approval of application relieves applicant of responsibility and shifts onus on
to Jefferson County.
f) overwhelming residential opposition
g) impact wili only be negative
— h) relevant questions for Commissioners to ask regarding application

- C) Proposed tower opposed by RGHOA
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IMPACT OF PROPOSED LOOKOUT MOUNTAIN

TOWER ON PROPERTY VALUES AND TAX BASE IN

AFFECTED AREA

March 9, 1999

Prepared by : Ronald W Selstad
23461 Morning Rose Drive
Goiden, Colo 80401
303-526-5190 (H)
303-233-1000 (O)

Broker License  TBO316259
Appraiser License ARO1317631

r. vul



arle eV JJUIVL] VJ-uy MGIRV DRVALAO LARLHUVL [RVIVIRVAVIVIRVANEVIRR TR ALY

CREDENTIALS
Ronald W Sclstad
Co owner and Administrative/Officc Manager
Metro Brokers Lakewood

have been with MBL for 7 ycars

MBL is an assaciation of 27 separate reul estale companics

total of 38 Brokcers and Realtors

office has served west metro arca for 23 yeurs

Broker/Owner of Sclsiad Realiy
Registered Appraiser
President of the Reservation at Genesee Home Owners Assaciation

As a real estnte broker and registered appraiser, T huve developed and am presenting o you o
swamary of dala obined from JefTerson County tax records. It includes total number of homcowners in
two zones, The first is within approximulely 1.5 miles of the proposed tower. The second is between 1.5
and 3.5 miles irom the tower,

(See Data Summary Page)

The Colorado Real Estatc Commission and the Code of Ethics of Realiors require that any
adverse conditions that are part of or thal may impnct g property must be disclosed 1o polential buyers so
that they can make their decision biascd on those faclors. The caveal among responsible Realtors is, if in
doubt. disclase. Disclosures regarding existing and proposed emissions huave already been begun being
made by some Realtors serving the Lookout Mountain and Genesee areas. Those disclosurcs will adversely

affect valyes

The question of how adverse the impact will be will only be deterivined by time but by then,
Jefferson County residents in the arca will have sufTered irreversible damage. For Zone 1, 1 would estimate
the loss in value, and subsequent loss in tax revenues to Jefferson County to be in the range of 10-20%,
with the minimum impact being in the area of 10%. The 10% figure yields a potential property value loss
of $ 24-26 million in Zonce 1 alone. When a loss factor is applied 1o the additional $1 billion + of values
in Zone 2, the potential losses are enormous. That process has already begun, based on the recently
released cancer study and buyer concerns about the proposed tower. I have been told by homcowncrs in
the affected area that, should the proposed lower be approved, they will move, even if it means accepling a
loss. :

The contamination residents are being asked ta accept is no different from and in some ways
worsc than other toxic contaminution. Some contamination can be avoided by avoiding inhaling or
ingesting them. The cmissions from this tower arc incscapablc.

The irony of the situation you are being presented with is twofold. One is that the corparate entity
making the request of you will have minimal liability because of their legal structure. The second ironic
facet is that, should the county vote for the requested tower, the responsibility and onus will have shifled
ta JeRerson County.
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1 have been in situations similiar to yours. | have sat as a Wheat Ridge Councilmun, listening to
proposals und speakers in fuvor and opposition (o them. I understand the difficulty in telling an applicant
no, but T also understand that that is exactly what makes the job rewarding, doing the right thing .
especially when it is difficult. On the onc side you are hearing (he applicant wha wanis the Jowest cost,
casiest way lo carry on their business. On the other, you are being presented with petitions, faxcs, letiers
and testimony from hundreds, if not thousands af homeowners and JefTerson County residents who are
asking you 1o listen, support and represent them. Yow arc making an cnormaus economic decision
affecting property values. The ono ceriinly is that a yes vole on the tower will nol hive a positive impact

on valucs. The impict can only be negative.

As you imake this decision, , | ask you (o ask yoursclves these questions :,

1) “Ts a volc for this request (1o erect the tower) the best decision for Jefierson County and

my constituens."”

2) “What are the benefits, costs and risks o Jefferson County and the residents, homcowners

and voters Jiving in the affected area.

3) How will the leflerson County staff and assessors office deal with the lowered values and
lax revenues as a result of the visual blight and fears about the increased levels of emitied radiation. The
time and resource drain on the couniy will almost certainly increase as large numbers of afTected residents
challenge their home asscssments.

My lamily, made up of mysell, my wile and iwo (eenage disughters, owns property within the
projected arei of influence of the tower at approximately Genesee Ridge Road and Brookcress, where
emission levels are anticipated 10 incroase by a factor of 60 times

As 4 resident and as the president of the RGHOA, 1 am expressing in the strongest terms our
unanimous opposition Lo the proposed towcr. | am also making that statement on behalf of my family..

N

Thank you for your time and atiention. Do you have any questions ?

r.uu
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Selstad Realty
2009 Wodsworlh
Sulle 100
Lakewood, CO 80215 )
o
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Prepared by Ron Sclstad, Real Estate Broker and Registered Appriliser

Source: Public Documents Center -Jefferson County Database

Assumplions/parameters

¢ properly vulues scarched between $ 10,000 and $5,000,000
* annual laxes range of $100-10,000
¢ searched by parcel (section) as shown on Jefferson County map
o il'S0% or more of a scetion was within a Larpet zone, it was included in that zone
s scarched up Lo approximatcly 1.5 miles for zonc |
scarched from 1.5 to 3.5 miles for zone 2
ZONE 1
* actual property count was 1019 in 8 sections, not counting portions of 6 adjaccnt scctions
o lotal value of property was $222,000.000
o laxes paid lotalled 52,600,000
e assume 10-20% increase for portions of 6 sections not counted
o THEREFORE:
Lotal proparty valug of $240-265.000,000
total taxcs paid would be in range of $3,000,000
ZONK 2
*  actual property count was another 5982 in 23 scetions. nut counling portions of 14 adjacent
sections
o ot value of properly was $1,020,000,000
e lases puid lotalled $10.047,000
o usaume 0% increase for portion of 14 scetions not counted
e THEREFORE :

lotal property value of $1,100,000,000
totul tuxes paid would be in ringe of §11-12,000,000

SUMMARY TOR ZONE 1 AND ZONE 2

LOUAL HOUING
DFPOANNITY

approximately 7000-7200 homes
total property value of approximasely $1,350,000,000
total taxes paid of $14-15,000,000

Rusiness (303) 233-1000 = FAX (303) 233-0423 » Residence (302) 526-5190 » Car/Pager (303) 525-7203

REALICI



APR. -20" 99 (TUE) 09:06

l’l'

METRO BROKERS LAKEWOOD

TEL:305 235 0425
Norly ..

“fable

| 'Ma.h_q‘t‘a\ln

.ul-‘,".(

W g
lkn,‘l.l" )

LRy

T
T Sear LoD

P
Eoserast
e

T ]
— 914
=

..|
. ||;.\ ",
:..,nu.‘.'\' s

e
R

(K Hl
P

o ]

R

\|" A ;
f r"l ..'.\'M?l'h’j:ﬁ'g':‘?;‘: !
vi' : v p,i‘l "4’
|']f" ﬁI" .L l.l AP

Tt | T 2"'&‘*111""7

W'Y, p..‘
. m‘l'

M |
.\Iu et

¢ !l‘:.,.'
-;‘:L;‘Li AW

) E ‘&f{é}ﬁ'{”%

9

oy 4 U




In the matter of the Lake Cedar Group LLC Proposal to Rezone and Build a New Tower

Case 9805154RZP!

Mr Tim Carl

Jefferson County Planning Dept
100 Jefferson County Parkway
Golden, Colo 80419

Affidavit of Ronald W Selstad

I, Ronald W Selstad, the affiant, having first been duly sworn, upon my oath, state | have

personal knowledge of the foliowing:

1.1 was bom November 7, 1944. | am 54 years old.
2. My address is 23461 Moming Rose Drive, Golden, Colo 80401

3. The information contained in the letter and exhibits (2) dated June 26, 1998 to the Board of
County Commissioners is true and has been generated from the sources cited.

Plenalll (3 N

FURTHER THE AFFIANT SAYETH NOT. This 28 Jday of June, 1999.

Subscribed and swom to before this a 3""’ Day of , 1999
\

Notary Public

My Commission expires: 7 /9 /& 9.0) :_l




FROM : SELSTAD-REALTY PHONE NO. @ 30352651908 Jun. 26 1993 BS:33AM

Selstad Realty

2009 Wadsworn
Suite 100
Lakewood, CO 80215

)

Ingependont Comr.anes
woing Togaita

June 26, 1999

Board of County Commissioners
Jefferson County, Colorado

I have previously testified regarding my professional opinion that approval of the
proposed new tower on Lookout Mountain would depress home sales by at least 10%. I have
compiled statistics covering 1996, 1997, 1998 and the first half of 1999 and those actual numbers
confirm my worst fears. 1 have prepared and am submitting data on both the Lookout Mountain
area and the Genesee/Riva Chase area.

Emm—umn.ﬂﬂuig_d_a_ea overall area market activity for the first half of
1999 has been very good. June 1999 was the second best June on record in terms of sales with
3718 homes placed under contract. In the metro area, 22,243 homes have closed, a new record.
Overall volume is 16% ahead of last year, with one glaring exception.

Sales in the Lookout Mountain and Genesee/Riva Chase areas are dramatically under fast
year. Based on 1998, Lookout Mountain should have had closed sales of at least 15 homes. There
have been only 8, or slightly over EQ_%.QLwna.tmuld_bg_ezgaggzgd. Sales are also taking longer
than before. (see Exhibit 1)

Sales in the Genesee/Lookout Mountain area are down even more, Based on 1998, we
should have axpected approximately 60 closed sales. There have been only 19, or less than 33%
of what wag expected, (see Exhibit 2) The feedback from potential buyers has been a "wait and
see” attitude regarding the tower decision.

The statistics appear to be irrefutable. Since the tower proposal has been a matter of
public concern, sales have dropped dramatically in both the Lookout Mountain and Genesee/Riva
Chase areas, in sharp contract to the ongoing boom tha rest of the Denver market has
experienced. Buyers are not buying and seliers are "holding their breath", waiting for the dacision
on the tower. The market factors are poised. Area housing ciamand is up and strong but sales of
properties in the affected areas are down signifi icantly.

The actual statistics raise even graver concerns about the potential negative impact that
the approval of the tower would generate,

Ronald W Selstad @ ¢ w

Real Estate Broker and Registered Appraiser

o Business (303) 233-1000 * FAX (303) 233-0423 + Residence (303) 526-5190 » Car/Pager (303) 525-7203 REALTCR®



FROM : SELSTAD-REALTY PHONE NO. @ 383526519Q Jun. 26 13399 @5:34AM

EXHIBIT 1 Lookout Mountain Home Sales Activity
SALES ON LOOKOUT MOUNTAIN *

(INCLUDING PANORAMA HEIGHTS AND PARADISE HILLS)

SOLD DATES NO OF PROPERTIES DAYS ON MKT
1/1/96-12/3196 20 85
1/1/97-12/31/97 23 76
1/1/98-12/31/98 30 83
1/1/99-6/30/99 (EXPECTED) 15 80
1/1/99-6/22/99 (ACTUAL) 8

PRESENTLY LISTED FOR SALE 32

AVERAGE NUMBER OF DAYS THOSE PROPERTIES HAVE ALREADY
BEEN ON MARKET

103
*SOURCE: MULTIPLE LISTING DATA SERVICE



1 34AM
ELSTAD-REALTY PHONE NO. : 3835265130 Jun. 26 19S9 Q%
FROM @ S -

EXHIBIT 2 Genasee/Riva Chase Home Sales Activity

SALES IN GENESEE AND RIVA CHASE*

SOLD DATES NUMBER OF PROPERTIES

1/1/96-12/31/96

/8
1/1/97-12/31/97 104
1/1/98-12/31/98 122

1/1/99-6/30/99 (EXPECTED) 60

1/1/99-6/22/99 (ACTUAL) 19

*SOURCE: MULTIPLE LISTING DATA SERVICE
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1 SHEEHAN: Do we actually have any statistical enthuses based

2 on current towers of reduction of property values in these areas over a period of
3 time, (inaudible) okay.
4 SELSTAD: My biggest figures come from similar facilities that
5 have cause, concern about areas. Rocky Mountain Arsenal, Rocky Flats, 6th
6 Avenue Estates, | hate to mention it but it's happening. If there is concern about
7 something it effects values, it effects sale time, it effects the eventual price.
8 HUTFLESS: Ah, just a reminder you know the Board does have
9 an awful lot of documents in the package that was submitted in the support
10 testimony, if there is additonal documentation on which you are relying in
11 presenting your testimony and it hasn’t been included in this package and you
12 want it included in the record, make sure that the Clerk gets it. Thank you.
13 Thank you my name is Roger Hutchison, it's H-U-T-
14 C-I-S-O-N. | reside at one hundred thirty Old Y Road on Lookout Mountain. |
15 hold a Doctorate degree in both engineering and economics from the Colorado
16 School of Mines. The emphasis of my study at the Doctor of Philosophy level
17 was how new materials specifically advanced materials in Telecommunications
18 impact traditional consumption of metal. It's not a field that people beat their
19 door to study and to the best of my knowledge | am the only person who has
20 ever pursued a Doctor of Philosophy in this subject. | think it is both timely and
21 appropriate to this Commission and by the way | do stand before you with both
22 humility and respect for your positions. | would like to talk very briefly about one
23 other credential | hold which | think is very, very relevant. My company CD
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Rom, Inc. is a graduate of the Jefferson County Business Development
Program. | would like to thank the Jefferson County Commissioners for
supporting that program. My company CD Rom, Inc. graduated in 1991, two
years after | received my Doctorate degree. The Jefferson Business Economic
Development Program is for high tech businesses who respond in the local
community who have high potential impact on the economic well being of the
community. My company was identified by somebody in Jefferson County as
being the poor starving technologist working out of his garage with a gocd idea.
| received a phone call and | was literally freezing to death in my garage here in
Golden. | received a phone call and | was asked to be part of this high tech
support group sponsored by Jefferson County. | graduated from that two year
program as a business man, two years after | received my Doctorate. And when
| received my Doctorate it's widely also believed that my technical 1Q is about
160 and my business 1Q is about 60 and that's not too far from the truth. A year
after graduating from that program my company received the Inc Five Hundred
Award for being the 3rd fastest growing privately held company in the state of
Colorado and 184th in the United States. Since that time | have expanded and
now have six offices on five continents and to say that | appreciate the support
that the Jefferson County community and specifically the people of Golden have
given me is a specific understatement, so thank you. The brief report that | have
just handed you is only six pages long, it represents approximately 200 hours of
analysis. | have done it at no charge to my neighbors, whom 1 highly respect

who | live next to on Lookout Mountain. | should preface | have two biases that
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should be known by the community who is hearing this testimony. The first bias
[ have is | think | am the only person on Lookout Mountain who has a high
definition television and | am eagerly waiting the arrival of high definition TV. My
company was the first company to introduce DVD technology in the United
States which is the CD Rom equivalent of the quality aspects of high definition
TV. The second bias that | have that | bring to the group this evening is that |
have two children. One is 8 years and one is 11 years old. These children go to
Ralston Elementary School and in my opinion their well being is being
threatened by this technology. Those are my two biases. | would like to
proceed by analyzing or presenting the results of the analysis of what | have
done in terms of figures that have been provided to me by the County.
Everything in this part of the report and the analysis was provided with figures
that | received from the County. First of all in Zone Number 1 which Ron the
previous speaker referred to we can definitively state that there are 1280 single
dwelling residences. In Zone Number 2 which is the larger circle is extending up
to 5 miles we can definitely say providing with information provided by the
County that there are 11, 529 single family dwellings. We know for a fact that
the average family dwelling in Zone Number 1 is worth approximately 208,000
dollars. We know for a fact that the average family dwelling in Zone Number 2
has a current value of $195,000. We also know that these property value
figures in other words the value of those homes has increased in Zone Number
1 almost exactly 100% in the past 10 years. The exact figure is 98.5%. We also

know that the average property in Zone Number 2 has increased 85.6% in the
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past 10 years. Now if you calculate as Ron did, and by the way, | think this is all
about money. And | want to make sure everybody in this room and everybody
hearing this testimony knows that the bottom line here and the unarguable point
is that this is about money, big money, billions and billions of dollars. We know
that if you extrapolate out 10 years from now that the average property in Zone
Number 1 will be worth approximately 100% more. We know that the average
home in all things considered equal in Zone Number 2 will be worth about 85%
more in the next 10 years. Now what does that mean? That means that current
property values in Zone Number 1 are $270.3 million give or take .1. We know
that this generates $3 million of tax revenue to this county at this moment. In
other words the people who own property in Zone Number 1 put out $3 million to
support schools, to support education, to support roads, to pay for the police
department, the fire department, to pay your salaries. We know that the current
property value in Zone Number 2 is just under $2.24 billion at this moment. We
know that if all things are equal in the next ten years those figures will nearly
double. Zone Number 2 generates a real figure of today’s dollars, of $25 million
to this wonderful County. Now where are we going to go from here? | would
like to talk about perception of reality. | am going to jump ahead and use my
only stage prop. Perception of reality what is this worth. Everyone familiar with
this, what is this worth? VWhat makes the dollar worth a dollar since 1973 since
the gold standard was let go and it's not backed by gold. It's the percepticn all
over the world that the United States economy is the strongest economy in the

world. That's what makes the value of our dollar worth a dollar. What is it
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worth, it's worth about one tenth of one cent. Now, what's my property worth on
Lookout Mountain. Well, when | bought it, it was worth about a third of what it is
today, nine years later, why? | didn't put three times the value in my home. It's
because people want to move to Lookout Mountain. It's a wonderful community
with wonderful people. It's a good piace to raise children, it's a good place to
live if you have a high tech community in Golden, Colorado or Jefferson County.
When | used to teach at Regis College in the Adult Education Program my first
question | would ask and | taught about a hundred and ten courses that's how |
got my way through school by the way at the School of Mines. The first
question | would ask my students, and [ am talking about 18 year old students, |
am talking about the average age was between 35 and 40 years old and the
average person was a full time employee at a company either in their second
career or they were just leaving their first career. They were looking for a new
profession. The very first question | asked my students of which there were
many over a period of about ten years, was what is the value between, how
would you determine the value? | asked three questions, number one, what is
the value between a black and white TV and a color TV. | am not doing this
because of the topic of the committee this evening. | am doing it because that
was my question 10 years ago. How do you answer it? The second question I
asked was how do you determine the value of the currency that you have? In
ancient cultures, people would take a stone rock, cut a whole in the middle of it
and say this is my currency. You have alil seen Easter Island, those statues,

what's the value of that? That used to be currency, people used to use that as a
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symbol of wealth. They believed that it had value. Therefore it had value.
Would you give any money for that? Probably if you were an archeologist. You
wouldn’t want to carry it around and buy a can of pop at your local store with one
of those things but it had value because people believed it had value. Now if |
were teaching courses today and unfortunately | am too busy to do it, because |
just love being in front of a group of people. | would ask the question, what is
the value of high definiticn TV verses analog TV? How much money are these
gentleman going to make, what are they going to make and what is the risk
associated with it? We are talking billions of dollars at risk and we are talking
about potentially making these gentleman worth probably a few billion dollars
over the next ten years. But, at what cost and who is paying it? Who is paying
the bill? | would like to talk about one more thing to do with perception of reality
and then | would like to conclude. On March 28" 1979, | am sure almost
everyone in this room remembers this, Three Mile Island. Well let's talk about
Federal Standards, let's talk about radiation of which my minor PHD is in.
nuclear radiation in the environment. | know what | am talking about. Let's talk
about what the Federal government said about the radiation leak at Three Mile
Island and let's talk about what happened to the property and the businesses in
Three Mile Island. The Federal government said and stands by the opinion
today, 20 years later almost to the day that the radiation exposure met and was
under federal standards for nuclear radiation in the environment. What
happened to the homeowners in Three Mile Island because they believed that

their children were under risk? They believed that they themselves were under
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risk. They believed that if they lived next to a radiation plant a plant that had
leakage's of nuclear radiation that they would increase the danger to the well
being of their children, the health and safety of their children. What happened to
those people they bailed out and their property became virtually absolutely
worthless? But, it was under the Federal standard for nuclear radiation in the
environment. Now perception of reality is that this tower, right or wrong is going
to generate radiation. That radiation in the microwave region apparently has
tremendous, | am frightened listening to the testimony on the both sides here.
But, it is controversial it's not conclusive and the doctors who have testified here
the medical doctors are so far smarter than | am that it is incredible. So, | have
no comment about their expertise and what they are studying. But, | can tell you
as a resident it scares me to death the perception of reality if | were moving here
for the first time, the perception of reality is that this microwave tower is
dangerous, it will hurt our children. It will hurt our children, it will hurt our
community, if you want to move to Lookout Mountain and you know about this
you will not move. If that tower goes up you will bail out and this property, these
billions of dollars are at risk. My equity in my home, what | have built up for the
past ten years will be warthless and all of my neighbors, your homes are at risk.
Your dollars are at risk. So what do | conclude? | conclude cumulative ten year
property value effects. | conciude the average property will decline in value in
Zone Number 1 by $62,000. Let's put real figures on it. It's actually 61,999 give
or take a dollar. | conclude and this is my professional opinion, if you want to

criticize my work go right ahead and | welcome it. This is my professional

6136



10
11
12
13
14
15
16
17
18
19
20
21
22

23

opinion and | stand behind it and | have already posed my two biases, one
which should be very interesting to everybody. | conclude the equity decline in
Zone Number 2 will be $54,300 if this tower goes up, per person, per
homeowner. Now what does that mean to the County? | believe that what this
means to the County is that the ten year tax revenue decline will be something
like $8.3 million in Zone 1 and $62 million in Zone 2. And | would like to
conclude by saying that my study only looked a single family homes. It did not
include duplexes, it did not include triplexes, it did not include any businesses
that are located in this community. It did not include any government buildings
any government facilities any state facilities. Single family homes. Thank you

for your time.

SHEEHAN: Yeah, Dr. Hutchison.
HUTCHISON: Yes.
SHEEHAN: Why would, why would the property values increase

at all? Shouldn't they take a direct decline over all?

HUTCHISON: In what context?
SHEEHAN: Sounds like you do show property values increase.
HUTCHISON: | said if all things are equal, economic analysis, all

things are equal, you change one variable. You analyze the impact and to do it
you have to be clairvoyant you have to be alive in the year 2010 and go out and
buy homes. Since we are not clairvoyant and we don't really know what it is
going to be like in the year 2010. We use the ten year history. The ten year

history is what have the property values done in the previous ten years, and |
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use the County’s own figures, in other words, you had nine years of calculations
and | took every single year for every single home and | added it up.
economical analysis is wonderfully boring stuff you know if you don't have
anything else to do. And | extrapolated by one year and | said well that's the
most realistic forecast of what the future is going to be like is what the previous
ten years were like. So the reason home values go up is because Lookout
Mountain is an incredibly affluent community. It's desirable, people who don't
like to live in the suburbs like to live on Lookout Mountain where you can buy
land you can see elk, you can have your kids run around and see nature. It's a
wonderful place, people are flocking to it they want to live on Lookout Mountain.
That's what drives property, it's also land locked from the context of water. |
other words, water controls it, if you want to take an extreme case, why is the
property in Hong Kong worth so much money, it's because it's a land locked
communi_ty and everybody wants to be there. Same thing with Lookout
Mountain, it's landlocked. And there is only so much water so the property just
keeps going up and up and up. | mean it's much higher than the national
average so why would the property go up at all in the next ten years because of
peoples demand and the limits of supply. Thank you.

HOLLOWAY: We may want to make your testimony as brief as
possible because we have got a whole list of people still left to speak from
CARE. We have a list of people who want to speak from this list. Next Tuesday
is our final hearing. It will be a long one, but it will be the final hearing. So, you

may want to take that into consideration so that we can get every bit of
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testimony from every citizen that wants to speak during this time frame. So if we
could maybe keep this in mind.

RAGONETTL: Madam Chairman this is the first time we have heard
that next Tuesday would be your final hearing so if we are going to have any
meaningful opportunity to rebut we won't have our experts available. We know
their schedules we heard with your Planning Department that we would like to

have an opportunity to do that and have our experts with us.

HOLLOWAY: Isn’t that the way it was scheduled?

RAGONETTH This is the first we heard of it.

HOLLOWAY: Because we based this on what you all said.
RAGONETTI: We had understood there was an alternative of the

second hearing being tonight or June 1% and we understood we would have
time to go to a third hearing, which we would very much like.

HOLLOWAY: And that would be the third hearing but...we may
have to go into another one for a rebuttal but we- have got to get this, | mean we
could go on forever and ever at the rate we're going we are never going to get
through, you know it's 8:00 and we still have probably have 20 people on this list
to get through before we even get to citizens. So, | just think we need to keep
that in mind that we were told how many hours everybody needed for their case.
Alright, it' Basil Katsaros, Basil you will have to tell me?

KATSAROS: ' Katsaros.

HOLLOWAY: Oh, okay.
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| KATSAROS:

| KATS | promise not be as long as some of the prior
speeches. First off | would like to state that there is no collaboration between
the speakers and | am amazed at how some of my comments are going to echo
what was said before. My name is Basil Katsaros, K-A-T-S-A-R-O-S. lam a
Real Estate appraiser had been such since 1971. | was born and raised in
Edgewater, so | have been a long time resident of Jefferson County. Asto
opening comments, | hope it's understood and this is where | echo previously
that value is considered to be people created the definition of value seeks what
a willing buyer will pay and what a willing seller will sell for property. The same
house and this also echoes what was said earlier, the same house for example
costing the same to construct will sell for more in one sub-market then in
another. In addition property values both residential and commercial may be
impacted by conditions outside of what maybe generally or typically considered.
The additional factors may include construction defects. Property
contamination, geophysical conditions due to weather and soils, crimes and
sickness. The topic of discussion here is what impact on residential value may a
communication tower impose. The principals | will discuss apply to all
(inaudible) that impact value. In essence do detrimental conditions cause a
denomination in value? For purposes of simplicity the appraisal body of
knowledge refers to such properties as DC properties. DC stands for
detrimental conditions. The appraisal industry has identified ten classifications
of detrimental conditions and | believe you have a hand out of those ten

conditions. Tonight's topic is considered to be a class five property which is an
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imposed condition and specifically the cause of the imposed condition is a
neighboring issue. You can see in the asterisks the imposed neighboring
condition is synonymous with power plants, sewer plants, airports etc. In
estimating denomination and value typical valuation methodology begins with
current market value assuming no problems exist. When physical or functional
inadequacies are present, market value is adjusted downward by an estimated
cost to cure plus an incentive value plus a potential stigma value. Given the
topic of today, cost to cure is not applicable. The last component of
compensation is known as stigma. In essence the component compensates the
buyer for fear of a problem recurring in the future. There are many factors which
can be included in the calculation of stigma. Some of these factors are severity
of the damage\concern nature of the damage\concern, reputation of the
neighborhood after incidence\cure, consultation reports, news media, and news
media is a big factor, time since the incident\cure occurred etc. An additional
component would be at would stage has the cure occurred for example the
stigma factor would be higher for properties that are damaged and never cured
versus those that are cured and not tested. My company has conducted studies
of effected properties with bentonite soil problems and in such stigma in those
instances range from 10 to 20% of the uneffected home value. In some cases
stigma could range higher if there is evidence of lack of a proper cure. Such
may be the case where subject properties where bentonite cure has failed a
second time after an initial cure. An alternative term for stigma is market

resistance and market resistance is more in line with today's topics and there
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