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Town of Benton

1279 Clinton Ave.

Benton, ME  04901

Special Selectmen’s Meeting Minutes

Tuesday, June 23, 2009

11:00 AM, Benton Town Office

1.  Call to Order.    Meeting called to order by Mark Brown.  Those present:  Mr. Brown and Kim Cormier along with Assessors’ Agent Ryan Stinneford and Steve Traub.

2.  Review Evaluation of Benton Falls Dam.   Mr. Brown said per MMA, the meeting doesn’t have to go into Executive Session because there’s a gray area between the confidentiality agreement that was signed and the right-to-know.  Mr. Brown said information on how the data was obtained is to be kept between the owners of the dam and the contractor, Mr. Traub.  
    a.  Mr. Traub explained the method used to arrive at a final figure.  Mr. Traub said he got some new information today so it won’t be a final figure today.  Mr. Traub said there are sales out there and the info is public.  The sale in 2006 was for $6,000,000.00 and the last value assigned was $3,000,000.00.  There have been changes of circumstances.  There was a purchase power agreement in 1987 that ended in 2007.  Since deregulation, there’s no formula on how to get a value for the power.  The assessment was based on the purchase power agreement and the litigation over the numbers.  The old contract was below market.  Mr. Traub said he couldn’t reveal what they are receiving now based on market prices but market prices are public information.  The ISO, which determines market price for Maine, has fluctuated a lot in recent years from a high of 8 cents per kilowatt to a low of 5 cents.  Mr. Traub said now that the contract is over, the value will be based on general market prices and that’s how he will determine the value of the property.  
    b.  Mr. Traub said he got the number of years they have generated power from the company, and he had older information as well.  Mr. Traub said typically he would take an average of the power produced and multiply that times the market rates which would determine the potential for income.  Mr. Traub also had some values for expenses and there was a lot of public information regarding what type of return people are looking for on power plants.  Mr. Traub said that’s the income approach.  He said the income approach would have the most weight in his evaluation.  Mr. Traub said he is also going to be doing a comparable sales approach.  The capacity of every dam in the country is public knowledge.  Then he determines what people pay for a property and divides it by the capacity.  The actual power produced is different from the capacity.  The dam operates at a certain percent of capacity.  He divides known kilowatts of actual power produced by the sale prices of other plants and he could apply it to this dam.  Lastly, he knows the original cost of the plant and he can factor it up to today’s cost and figure in depreciation.  Some info will be confidential.  The final summary report will have only the public info.  In response to a question from Mr. Stinneford, Mr. Traub said the values are close for all three methods.         
   c.  Mr. Traub said the plant has physical depreciation but it also has external market depreciation. With regard to depreciation, Mr. Traub said the rates are low enough that it would not be feasible to build a new plant today.  The rate today is six to eight cents.  The rate would have to be twelve cents for it to be feasible.  Mr. Stinneford asked about green tax credits.  Mr. Traub said if someone owns a certain amount of plants that are producing power, then a certain amount of power has to be green.  If CMP is buying power, a certain percentage has to be green.  If there were a shortage of green power, then they would have to pay a premium for hydro power versus other power.  If someone were to build a new plant, there would be green credits but not if someone were to buy an existing plant.  There are probably credits on the fish ladder, too.  The new owners bought the plant with the fish ladder.  The old value was without the fish ladder.  The plant was $5,000,000 and the lift was $1,000,000 more.  Plus they’ve put some money into the dam as far as the steel beams that have been added.  The fish lift was finished before the present owners purchased the dam.  
   d.  The contract for power that ended in 2007 was a 20-year contract.  Mr. Traub knows what the plant is getting now, but he doesn’t know if there’s a contract.   There were no other comments.  Mr. Traub said he would come up with a summary to provide to the Town.
3.   Adjourn.    Mr. Brown adjourned the meeting at 11:45 AM.
_________________________________

Secretary
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