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ABSTRACT
The effect of electricity distribution equipment, in particular high-voltage overhead transmission  
lines  (HVOTLs),  on  the  value  of  residential  property  in  many  parts  of  the  world  remains  
relatively unexplored due, in part, to the lack of available transaction data for analysis (Sims  
and Dent, 2005).From the beginning of 1950s, researchers have been studying the value effects  
of  siting  residential  property  in  close  proximity  to  electricity  distribution  equipment.  Most  
studies  between  the  1950  and  the  early  1970s  found  no  association  between  proximity  to  
HVOTLs and value diminution. However, since the late 70s studies have generally found that the  
proximity  of  lines  does  have  an  impact  on  value.  Whilst  most  studies  have  found  that  any  
negative effect was due to visual or to a lesser extent aural pollution, the perception of potential  
health effects may also influence the market. Overhead transmission lines are generally not the  
major  determining  factor  of  property  values.  Other  factors,  such  as  neighborhood  
characteristics and characteristics of the land and improvements tend to explain much more of  
the variation in home prices. For future research to extend knowledge further on the question of  
overhead transmission lines and property values, greater attention to geographic scope, data  
requirements and analytic techniques will be needed.
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INTRODUCTION
The scientific community has conducted numerous studies of the health effects of proximity to 
power lines. The first epidemiological study linking EMF exposure and cancer incidence was 
published in 1979. In June of 1998, a panel convened by the National Institute of Environmental 
Health Sciences concluded that low-frequency EMF should be classified as a Group 2B human 
carcinogen under the International Agency for Research on Cancer classification scheme. This 
means the agent  is  possibly carcinogenic to  humans.  The California  Department  of  Health’s 
1999 Fact Sheet on EMF  points out that epidemiology study of childhood leukemia provides 
enough evidence to classify EMF as a possible human carcinogen (Mcdonough, 2003).
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The presence of high-voltage overhead power lines in proximity to residential property has been 
the subject of periodic media attention since the mid 1980s, following the reported link between 
a number of adverse health effects and living in close proximity to power lines. This association 
remains  unsubstantiated  by scientific  evidence  and consequently no  legislation  exists  within 
amongst many countries to restrict the development of land where HVOTLs are sited. The only 
limitation on new development  has  been statutory safety clearances and as  a  result  “a  large 
amount of residential development has been carried out beneath and adjacent to overhead lines 
(Sims and Dent, 2005).
Reliable evidence of the effect of HVTLs on the value of adjacent or nearby residential property 
must rely on actual, arm’s-length sales of property that lie in close proximity to an existing line. 
These sales are then compared to other selected transactions involving properties located outside 
of  the  potential  area  of  influence.  The  three  most  common  approaches  for  performing  this 
comparison are paired data analysis,  retrospective appraisal,  and multiple  regression analysis 
(Chalmers and Voorvaart, 2009).
The first approach according to Chalmers and Voorvaart (2009) is termed paired data approach. 
It attempts to match the characteristics of a subject property sold within a claimed area of impact 
(the subject area) with individual sales of similar properties sold outside the claimed area of 
impact (the control area). The issues here center on the availability of sales and the ability to 
identify sales that can be considered a match to the subject property.
The retrospective appraisal  approach which is  the second approach recognizes that a perfect 
match is unlikely and relies on standard residential appraisal sales comparison methodology. A 
subject property is selected that has been sold, and it is then appraised retrospectively, i.e., at the 
date of its historical sale. The appraised value based on control area comparables can then be 
compared to the actual sale price to see if the HVTL had any effect on the sale price of the 
subject property. This is obviously an improvement over the paired data analysis, but still suffers 
from the fact that the effects under investigation are likely to be small, and may well be within 
the error range of standard appraisal methodology (Chalmers and Voorvaart, 2009).
The third approach, multiple regression analysis, uses statistical tools to try to isolate the effects 
of the HVTL from all of the other determinants of value. This is only possible with a relatively 
large number of subject area and control area sales. If the sales, property, and neighborhood data 
exist to carry out this approach, it is ideally suited to identifying the independent effect of the 
transmission line, holding the other value determining factors constant. In addition, it is the least 
subjective of the three potential approaches and is the only approach to give explicit measures of 
reliability,  which  helps  the  user  determine  what  weight  to  give  the  results  (Chalmers  and 
Voorvaart, 2009).
Over the years, the impact of high-voltage transmission lines (HVTL) on the value of residential 
property has been studied extensively. These impacts are not easily measurable. Research shows 
that  the  effects  of  HVTL on  residential  properties  are  varied  and  are  determined  by  fie 
interplaying factors: proximity to towers and lines; the view of towers and lines; the type and 
size of HVTL structures; the appearance of easement landscaping; and surrounding topography. 
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Many studies indicate that the HVTL have no significant effect on residential property values.1 
More recently, however, an increasing number of studies do show a small diminution in value 
attributable to the close proximity of these lines (Pitts and Jackson, 2007).
Studies  within  the  UK have focused on opinion-based surveys  (Gallimore and Jayne,  1999; 
Syms, 1996; Dent and Sims, 1998 and 1999; Sims, 2002 and 2003) and hypothetical valuations 
(Dent and Sims, 1999). These have generally supported findings from other countries, namely: 
that the presence of power lines and in particular the pylon (tower) does have a negative effect on 
residential property values, although some results have suggested that any value diminution may 
be  the result  of  overcautious  professionals  (valuers  and surveyors),  rather  than  a  market-led 
response (Gallimore and Jayne, 1999 as cited by Sims and Dent, 2005).
A review of the related literature highlighted a number of factors that should be considered prior 
to undertaking a similar study amongst other cities.  First,  residential  perceptual studies were 
generally considered to be unreliable and had been found to raise public awareness of the issues 
associated with living near HVOTLs (Coy, 1989; Morgan et al.,  1985; Gallimore and Jayne, 
1999).  These  principally  centred  on  potential  health  risks  impacts  on  future  value  and 
marketability  and the  difficulty  in  obtaining  finance.  In  themselves,  therefore,  they had  the 
potential to increase negative attitudes towards HVOTLs and, in turn, reduce both the number of 
willing buyers and the value of proximate property (Sims and Dent, 2005).
Secondly, where transaction data are available, the most reliable method of analysis is to use an 
hedonic approach.  This  involves  the selection of a number of  property-specific  and external 
variables; establishing a model; determining the parameters and then evaluating the result using 
multiple  regression  analysis  (Kauko,  2002).  Rosiers  (2002)  suggested  that  in  addition  to 
property-specific  and  HVOTL-specific  details,  variables  should  include  the  degree  of  visual 
encumbrance caused by the presence of HVOTL and its supporting structures and, the potential 
impact of other environmental features such as the landscape and surrounding topography since 
these features have the ability to either enhance or reduce negative externalities (Rosiers, 2002 as 
cited by Sims and Dent, 2005).

STATEMENT OF THE RESEARCH PROBLEM
The  impacts  of  nuclear  facilities  on  adjacent  communities  have  long  been  a  controversial
issue  –  impacts  on  real  estate,  property  values,  employment,  taxes,  public  and  social
services,  economic  development,  cultural  parameters,  etc.  Those  opposed  to  the  siting  of
nuclear  facilities  contend  that  they  depress  property  values  and  have  other  negative
effects  on  nearby  communities,  while  the  industry  contends  that  the  opposite  is  the  case.
While  the  debate  among  advocates,  interest  groups  and  industry  has  been  intense,  there
has been insufficient empirical analysis of the issues involved (Bezdek and Wendling, 2006).
Professionals have found, when dealing with a known contaminant, that a period of remediation 
will usually mitigate most negative value effects, and any lasting value diminution as a result of 
stigma damage tends to disappear with time, However the value effects from the perception of 
potential health risks from living in proximity to unknown contaminants, such as HVOTLs are 
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more  difficult  to  determine  and  therefore  deal  with.  Media  coverage  of  the  reported  health 
effects, most notably childhood leukaemia, associated with exposure to electromagnetic fields 
(EMF) like those produced by electricity distribution equipment, has helped create the perception 
that living in proximity to HVOTLs may be a potential health risk. This association, however 
remote, is worthy of consideration in determining whether or not this type of property suffers 
from stigma damage (Sims, 2002).
In a study conducted by Chalmers and Voorvaart (2009), over 1,200 home sales in 1998-2007 are 
aggregated into four study areas with a 345-kV transmission line. Field data are collected on the 
sale properties relative to proximity to and visibility of transmission line towers, and the extent 
of encumbrance by a transmission line easement. A multiple regression model is used to test 
whether the sale prices are affected by line proximity, tower visibility, or property encumbrance. 
In both continuous distance and distance zone models,  the proximity and visibility variables 
typically fail to be statistically significant. The only variable that appears to have any systematic 
effect is the encumbrance variable; however, its magnitude is generally small.
In countries where transaction data are available for analysis, research has suggested that the 
presence of distribution equipment may have a detrimental impact on the value of proximate 
residential property. The results, however, are mixed with some studies suggesting no real value 
effects  and  others  finding  significant  value  diminution  and  even  blight.  Kroll  and  Priestley 
(1992) found that around half the studies they reviewed and analysed had no negative value 
effects. They were also critical of the poor methodology generally used6 and the fact that many 
case studies used too few properties to produce a meaningful result (Sims and Dent, 2005).
Studies reporting a negative market reaction tend to suggest that it was not the health and safety 
issues  that  influenced  the  market  but  other  factors  such  as  unsightliness,  visual  and  aural 
pollution. It was these elements which proved to be more successful in court action, especially in 
the US for claims of diminution of market price, increase in marketing time and decrease in sales 
volume (Sims and Dent, 2005).
Valuation  studies  using  robust  methodology,  such  as  econometric  modelling  or  regression 
analysis. These tend to indicate a general reduction in mean house values of between 2 and 10 
per  cent,  with value diminution ranging from 1 to 6 per  cent  at  around 62 metres from the 
HVOTL increasing to 6-9 per cent at a distance of 15 metres. A pylon appears to have an even 
greater negative impact (Callanan and Hargreaves, 1995; Hamilton and Schwann, 1995; Bond 
1995; Bond and Hopkins, 2000; and Rosiers, 1998) reducing value by as much as 27 per cent 
(Bond and Hopkins, 2000 as cited by Sims and Dent, 2005).
On the other hand, the presence of an HVOTL in a  ROW can provide some benefits  to an 
individual home-owner which could cancel out any inconvenience. For example, Rosiers (2002) 
highlights the “enlarged visual field, and increased intimacy” available to property abutting a 
ROW. In a study by Saint Laurent (1996; cited in Rosiers, 2002) it was argued that benefits such 
as increased privacy and a green corridor can outweigh concerns about possible health risks. 
Rosiers (2002) highlighted the importance of identifying and including variables that not only 
measure physical proximity to HVOTLs but also the visual encumbrance of HVOTL supporting 
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pylons and the visual  impact  of  surrounding environmental  features.  The use of  an  hedonic 
approach to identify and analyse the individual property characteristics and locational factors that 
make  up  the  total  house  price  remains  the  most  reliable  tool  for  measuring  environmental 
negative externalities (Rosiers, 2002 as cited by Sims and Dent, 2005).
In  summary,  numerous  studies  have  examined  the  impact  of  proximity  to  power  lines  on 
property values. The first study was carried out by Kinnard (1967). He reported that proximity to 
a  tower  line  had  little  negative  impact  on  residential  market  values  in  several  Connecticut 
subdivisions. Higher priced subdivisions showed slightly greater negative impact from power 
line  proximity.  Colwell  (1990)  found  that  proximity  to  power  lines  was  associated  with 
diminished selling prices in two Illinois subdivisions. In Delaney and Timmons’s (1992) survey 
of appraisers, 84 percent responded that the market value of residential property is negatively 
affected when located proximate to a high voltage electric power line; on average, market price 
is 10.01 percent lower than the price of comparable properties. The most frequently cited factors 
for property value reduction were visual unattractiveness and issues of health and safety.
Kung and Seagle’s attitudinal survey (1992) found that 53 percent of the Tennessee homeowners 
surveyed considered transmission lines and towers an eyesore. Once informed of possible health 
risks, 87 percent felt power lines and towers would adversely affect property values. Kroll and 
Priestley (1992) reported that  the  perceived impact  of  transmission  lines  cluster’s  into three 
areas:  health  and  safety,  aesthetics,  and  property  values.  They  concluded  that  overhead 
transmission lines have the potential to reduce the sales price of single-family homes by zero to 
10 percent.
Gimmy’s  (1994)  research  on  power  lines  and  California  residential  property  values  found 
diminutions  of between 18 and 54 percent  in lot  values from properties abutting power line 
easements.  Studying  residential  home  prices  in  Vancouver,  Canada,  Hamilton  and  Schwann 
(1995) reported that properties adjacent to 60 kV power lines lost 6.3 percent of their value due 
to proximity and the visual impact. According to the Cowger, Bottemiller, Cahill study (1996), 
the value of Oregon single-family residential property fell by less than 10 percent because of 
proximity to overhead transmission lines. Gregory and von Winterfeldt (1996) determined that 
the public perception of health risks associated with proximity to power lines led to a reduction 
in property value: post-1979 property valuation studies showed a decline in values of 5 to 10 
percent.
According to Bolton and Sick (1999), real estate professionals, (even those performing studies 
for power line companies) believed that concern about the adverse health effects of EMF from 
power lines resulted in a reduction in the values of nearby properties.  Bolton’s earlier  study 
(1994) found that the general public’s perception that EMF were harmful drove down the values 
of adjacent property. Jaconetty (2001) concluded that, on a subjective level, most people believe 
that the electromagnetic fields generated by high-voltage towers and lines adversely influence 
real property values, primarily because of health concerns.

PREVIOUS EMPIRICAL STUDIES
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Sims’s (2002) Assertion on the Health Effects of HVOTLs
In the words of Sim (2002), since the 1940’s research has been carried out to determine the 
biological  effects  from  exposure  to  EMFs.  Some  of  these  scientific4  and  epidemiological5 
studies have suggested a number of adverse health effects including, headaches, and epilepsy, 
severe depression, suicide, (Baris et al., 1996) Alzheimer disease (Sobel, et. al. 1995 and 1996) 
and childhood leukaemia (Feytching and Ahlbom, 1993; Linet, 1997). Other research has found 
no causal relationship between exposure to EMFs and adverse health effects Gurney el al.1996; 
Preston  et al.  1996). Serious concerns about the possible adverse health effects from living in 
close  proximity  to  high  voltage  power  transmission  lines  began  in  1979  following  the 
Wertheimer and Leeper epidemiological study which reported, "a two to three fold increase in  
cancer death amongst children living near high current power lines."6 This report sparked off 
thousands of scientific studies that 20 years on are still  no nearer a conclusion (Sim, 2002).
Some of the latest research has indicated that EMFs do cause specific changes to humans and 
animals.  Scientists  have noticed that  exposure promotes memory loss and affects  the central 
nervous system. Magnetic fields may also affect the storage and retrieval of learned information. 
However these effects tend to be small, transient and reversible once away from the source of 
exposure.7 In a Swiss study, children’s performance rather than health was found to be impaired 
significantly even at  what  was considered to  be very low environmental  levels  of exposure. 
These findings were backed up by similar studies in Latvia and China (Sim, 2002).
Until recently no occupational link had been found to suggest that exposure to EMFs caused 
adverse health effects. However recent studies have shown a correlation between seamstresses 
and the development of neuro-degenerative diseases such as Alzheimer’s, Vascular Dementia and 
Parkinson’s  Disease.8  He  suggested  that  this  might  be  due  to  a  reduction  in  melatonin 
production,  which  is  thought  to  act  as  a  detoxifier.  (EMFs inhibit  the  body’s  production  of  
melatonin. Sewing machines produce a high level of EMF close to the body) Professor Russell 
Reiter states that the “reduction of melatonin…, by any means, increases a cell’s vulnerability to 
alteration by carcinogenic agents.”9 In addition, the production of calcium, which is now known 
to  play a  central  role  in  the  development  of  the  immune  system,  is  negatively  affected  by 
exposure to EMFs (Sim, 2002).
A reduction in the level of melatonin is only one of the possible biological explanations for a 
causal link between EMF exposure and cancer. Evidence is growing to support the theory that 
EMFs  do  not  necessarily  have  to  cause  genetic  damage  to  cause  cancer  or  development 
abnormalities. “By influencing signal transduction pathways, which in turn can generate cell  
proliferation,  cell differentiation,  and even transformation  to  a cancer  phenotype,  EMF can  
potentially be involved in a host of disease processes without ever penetrating the cell membrane 
in any significant manner.” (Sim, 2002)
For several years scientists have thought that the development of cancer in humans and animals 
is  a multi-step disease process.  In this  process,  a single cell  can develop from an otherwise 
normal tissue into a malignancy that can eventually destroy the organism. Professor Ross Adey 
states that many papers give evidence of EMF as a cancer promoter in this multi-step process. Dr 
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Neil Cherry adds that scientific evidence would also suggest that EMF is “both a cancer initiator  
and a cancer promoter, which also enhances progression of the disease” (Sim, 2002). Professor 
Dennis Henshaw’s (1998) theory would seem to support this. He found that EMFs from power 
lines  attract  particles  in  the  air,  which  could  include  pesticides,  and  radon  both  known 
carcinogens, which would then be inhaled by anyone in close proximity to lines. Interestingly 
other research has found that exposure to EMFs limits the effectiveness of Tamoxifen, which is  
the drug used to inhibit the growth of cancerous cells (Sim, 2002).
Several epidemiological appraisals of residential / EMF studies have recently been carried out. 
The 1996 appraisal by Li, Theriault and Lin,12 conclude that out of 7 epidemiological studies 
conducted on the risk of cancer among adults, only 3 found a link with leukaemia. In 1997, when 
Theriault combined children and adults in his analysis, the results show relative risks of 1.3 to 
1.8 for residences within 50 metres of high voltage lines and for calculated fields greater than 0.2 
micro T.s 13 (Sim, 2002)
Other  more  recent  reviews  have  produced  conflicting  results.  Coste,  Moutet,  and  Bernard 
(1996)14, for example, reviewed thirteen epidemiological studies and found that eleven showed 
some association between exposure to residential magnetic fields and childhood cancers. This 
association seems to relate to the wire code 15method of estimating exposure levels developed 
by Wertheimer and Leeper 1979 and improved on by Savitz 1988. Savitz found that this system 
was surprisingly accurate in determining the magnetic field levels, found in a house, caused by 
proximate HVOTLs and sub stations. He also suggested that there might be a dose response rate, 
however  epidemiologists  are  unable  to  determine  why  this  method  consistently  shows  a 
correlation between high wire codes and childhood leukaemia and yet actual measurement do 
not.  At the beginning of 2001 the Government announced the findings  from the largest  UK 
childhood leukaemia study conducted to date. The results confirmed those of earlier findings 
suggesting that living in close proximity to high voltage overhead power lines (HVOTLs) could 
double the risk of developing childhood leukaemia (Sim, 2002).
The  continuing  scientific  debate  over  the  potential  health  risks  from  living  in  close
proximity  to  high  voltage  power  lines  (HVOTL’s)  has  been  of  interest  to  both  the
property  industry  and  the  utilities  for  several  years  (The  Royal  Institution  of  Chartered
Surveyors,  1996;  National  Grid,  1997).  Despite  the  fact  that  there  is  no  conclusive
proof  that  electromagnetic  fields  (EMF’s)  produced  by  power  lines  causes  cancer  or
other  adverse  health  effects,  public  perception  of  these  risks  appears  to  have  a
negative  effect  on  the  value  and  desirability  of  this  type  of  property.  With  the  growth
of  risk  analysis  and  stigma  damage  compensation,  property  professionals  are  now
beginning  to  realise  the  importance  that  public  perception  can  play  in  the  assessment
of property worth (Sims, 2002).

Nuclear Power Plant and Property Values
Gamble  and  Downing  (1982)  used  regression  analysis  with  linear  and  log-log  functional
forms  to  determine  whether  proximity  to  the  TMI  nuclear  facility  after  the  TMI  accident
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had  any  measurable  effect  on  property  prices.  They  compared  583  residences  within  25
miles  of  the  plant  with  homes  in  a  control  neighbourhood 75 miles  away,  both  before  and
after  the  accident  occurred  using  a  hedonic  model  to  isolate  the  pricing  impacts  of  the
event.  Their  analysis  of  all  valid  single-family  house  sales  over  a  four-year  period  before
the  accident  and over  the  nine  months  following  the  accident,  and  within  a  25-mile  radius
of  the  plant  and  in  two  control  areas,  disclosed  no  evidence  that  the  accident  had
measurable  lasting  effects  on  residential  property  values  as  a  matter  of  fact  (Bezdek  and 
Wendling, 2006). 
Shortly following the accident, there was a sharp decline in the volume of residential sales within 
ten miles of the plant and there was a collapse in the property market around the plant, but the 
real  estate  market  returned  to  normal  within  two  months,  considering  the  financial  market 
conditions at that time. They thus found no statistically significant relationship. They found that 
immediately after the accident there was a collapse in the property market around the plant, but 
within eight weeks, the market appeared to recover as a matter of fact (Bezdek and Wendling, 
2006)..
Gamble and Downing reported that there was a large influx of clean-up workers and nuclear 
technicians after the accident and surmised that this influx may have had a positive effect on 
property prices. They also suggested that the absence of observed capitalisation effects from the 
accident  may  have  been  due  to  expectations  of  government  compensation.  However,  these 
observations were speculative. In particular, the workers would have been short-term residents 
who may have put upward pressure on rents, but would not be expected to affect long-term 
expectations of capital growth in housing prices (Bezdek and Wendling, 2006).
Metz et al. (1997) used market-based techniques to interpret five years of historically generated 
property transaction data from around two California nuclear power plants. Their goal was to 
assess actual individual behaviour and choice in relation to a property’s proximity to nuclear 
reactors, where high-level nuclear waste storage was an issue. Regression results were found to 
be statistically significant for properties within 15-mile and 25-mile circles of the Rancho Seco 
plant, based on distance-related variables in the nuclear category; that is, they found that there 
was a premium associated with proximity to the plant. They reported no statistically significant 
findings on the effect of proximity to the Diablo Canyon plant (Bezdek and Wendling, 2006).
In  their  analysis  of  the  influence  of  general  newspaper  coverage,  they  found  that  only
a  very  small  number  of  property  sales  within  25  miles  of  Rancho  Seco  reflected  a
statistically  significant  aversion  to  the  plant.  When  the  effects  of  specific  published
announcements  about  plans  to  store  current  and  future  spent  nuclear  fuel  at  the  plants  on
property  sales  within  15  miles  were  analysed,  the  results  indicated  only  minor  influences
from  media  coverage,  and  the  general  shape  of  the  housing-price  gradient  was
unchanged.  Their  results  thus  suggest  that  any  perceived  risk,  negative  imagery  or  stigma
that  may  exist  with  respect  to  the  nuclear  facility  is  overwhelmed  by  accessibility  effects
associated  with  a  desire  to  reside  close  to  the  workplace  or  other  local  economic  or
environmental influences.
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Early Statistical and Empirical Studies
Since the 1950’s researchers have been studying the value effects of siting residential property in 
close proximity to electricity distribution equipment. Most studies between the 1950 and the 
early 1970s found no association between proximity to HVOTLs and value diminution. These 
negative results may have been due to the nature of the market or the fact that there had not yet 
been a publicized association between HVOTLs and potential health risks. It may also be due to 
the relatively unsophisticated methodology used in assessing such impacts. However, since the 
late  70s  and  the  publication  of  the  first  study to  link  living  in  proximity  to  HVOTLS and 
childhood cancer (Jayne, 2000) studies have generally found that the proximity of lines does 
have an impact on value. Whilst most studies have found that any negative effect was due to 
visual or to a lesser extent aural pollution, the perception of potential health effects may also 
influence the market (Sims, 2002).
Studies conducted before 1979 (mainly sponsored by electricity supply companies) did not have 
the association with a possible health risk to contend with and, therefore, in some respects should 
have resulted in a clearer indication of the particular features or aspects of HVOTLs that might 
cause a negative impact on the value or marketing of nearby property. However, there has been 
some general criticism of the methodology used in these early studies. This criticism principally 
concerned the fact that regression analysis was not widely used to test the data and, in addition, 
plot size variables were not included. This, together with the perceptions of bias associated with 
electricity-utility funded research, raises concerns over the validity of the results. Despite this,
the general conclusions did, in fact, indicate some negative attitudes (professional and public) 
towards the presence of HVOTLs (Sims and Dent, 2005).
Kroll and Priestley’s (1992) as well as Kung and Seagle (1992) comprehensive literature review 
of studies (value and opinion) conducted before 1990, for the Edison Electricity Company, gave 
them access to many previously unpublished papers and technical reports. These, in themselves, 
therefore must be treated with a degree of caution and the results considered in the context of 
other more ‘objective’ and ‘testable’ studies. Nevertheless, Kroll and Priestley identified nine 
attitude studies they considered methodologically sound which either focused specifically on the 
perceptions of property value effects (Thompson, 1982; Kinnard et al.,  1984 and 1997; Ball, 
1989) or looked at a wider range of effects on amenity including property values, health, safety 
and aesthetics (Mitchell et al., 1976; Boyer et al., 1978; Market Trends, Inc., 1988; Rhodeside 
and Harwell  Inc.,  1988;  Economics  Consultants  Northwest,  1990;  Beauregard  Consiel,  Enr., 
1990). Attitude studies at this time were generally undertaken in conjunction with a valuation 
study and usually found that the population had either little or no knowledge of any possible 
health risks associated with living in proximity to power lines (Sims and Dent, 2005).
As pointed by Kroll and Priestley’s (1992) the key questions and parameters addressed in the 
literature are superb. The individual studies that have been undertaken vary widely in the types 
of questions addressed and the parameters or variables considered in designing the research. 
Nevertheless, in reviewing the literature as a whole, a set of questions that are of clear concern to 
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utility  companies,  land  planners  and property owners  emerges  (see  Figure  2  and discussion 
below).  The  question  most  frequently  explored  is  "Is  the  value  of  property reduced  by the 
presence of or proximity to an overhead transmission line and right-of-way?" 
Those studies that find evidence of negative effects then ask "What is  the magnitude of the 
impact?" Many studies stop at this point. However, for findings to be useful for future siting of 
transmission lines as well as for determining possible compensation levels, a more detailed set of 
questions is needed. Some of these questions are developed in the statistical literature. One set of 
questions is directed toward understanding the circumstances likely to lead to property value 
decreases  from  transmission  lines.  Questions  include:  What  factors  seem  to  influence  the 
presence  or  degree  of  impact  on  value?  Do  impacts  vary  systematically,  according  to 
characteristics of the right-of-way, such as: - height of towers - design and landscaping - width of 
right-of-way. Are some types of property more vulnerable to transmission line impacts than other 
types?  In  other  words,  do  factors  such  as  the  type  of  land  use  (agricultural,  residential,  
commercial, industrial), density of development, lot size, and initial value influence the degree to 
which  transmission  lines  and  towers  affect  property  values  as  a  matter  of  fact?  Kroll  and 
Priestley’s (1992)  
The  type  of  property  value  impact  examined  varies  from study to  study.  Research  may be 
concerned with: impacts on land crossed by the right-of-way; effects on parcels adjacent to the 
right-of-way; and effects on nearby non-adjacent parcels. In addition to changes in the value of 
property, studies may also examine the frequency of sales and the amount of time on the market 
required to sell a property.

1980s and 1990s Empirical Studies
Research has come from several different academic and professional fields. Appraisers have the 
longest  history  of  examining  transmission  line  impacts.  Appraisal  techniques compare  sales 
prices for matched properties or use descriptive statistics comparing groups of sales, to examine 
whether properties crossed by or close to overhead transmission lines have lower (or higher) 
sales prices than unaffected properties. Attitudinal studies give a qualitative feel for effects of 
transmission lines, rather than a quantitative measure of degree of impact (Kroll and Priestley, 
1992). 
These studies examine how property owners and others involved in property management or 
sales perceive the effects of transmission lines on sales price of property. Statistical analyses 
draw on data developed through appraisal techniques and other field study methodologies but 
measure impacts with more sophisticated statistical tools. Comparison of means and multiple 
regression are the most common approaches used to look for statistically significant differences 
between sales of properties encumbered by or close to an overhead transmission line and sales of 
properties at other locations (Kroll and Priestley, 1992).

a)Appraiser Studies: The appraiser studies since 1975 have covered many different places 
in the United States, examining primarily residential and agricultural property. About half 
of the studies concluded that transmission lines had not affected property values. Price 
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differentials for residential homes were generally found to be quite small (on the order of 
5 percent or less), while price differentials were occasionally much higher (sometimes 20 
percent or above) for agricultural property. These findings were based on a large number 
of studies, but the reliability of the results is nevertheless limited, sometimes by small 
sample size and frequently by the lack of statistical analysis to verify results (Kroll and 
Priestley, 1992).

b) Attitudinal  Studies: Only a  small  number of attitudinal  studies  has  been completed. 
Studies have covered places in both the United States and Canada. Methods of approach 
vary  from mailed  surveys  to  face-toface  interviews.  Reactions  to  transmission  lines 
varied widely. In several cases, at least half of respondents were unconcerned about the 
presence ofa transmission line, while in a few cases, threefourths or more felt the line 
negatively  affected  property values.  In  one  case,  where  the  right-ofway was  heavily 
wooded, a significant number of respondents felt the line had a positive effect on property 
values. Conclusions from attitudinal studies remain tentative because of the small number 
of studies completed to date (Kroll and Priestley, 1992).

c)Statistical  Analyses: Drawing  heavily  from  the  types  of  data  collected  for  appraiser 
studies, several researchers have applied more complex statistical analysis to expand on 
the  interpretation  of  the  data.  Since  1975,  more  than  a  dozen  studies  have  been 
completed, covering cases in the United States and in Canada, primarily for residential 
and agricultural property. As with other research approaches, statistical studies produce 
widely varying findings. Effects range from no impact to a loss of between 2 and 10 
percent for most single family homes and agriculatural land, to estimates of losses over 
fifteen percent for two rural residential cases. The reliability of the findings are limited by 
the  small  number  of  areas  and  property  types  studied  and  by  the  variations  in 
methodology used (Kroll and Priestley, 1992).

According to  Kroll  and Priestley (1992), since 1980, several literature reviews and summary 
articles have been compiled, providing a useful overview of the history of research on overhead 
transmission lines (see Figure 4). Some of these, such as Butler 1983, Priestley 1983, Priestley 
and Evans, 1990 and Kellough 1980 examine property value impacts as only one of a number of 
areas of importance in examine the effects  of transmission lines.  While these studies do not 
include some of the more recent literature, they are helpful in providing a context for current 
property value research, by discussing research on related issues such as the effects of rights-of-
way on land use and public perceptions of transmission line impacts. In addition, Butler 1983 
and Priestley 1983 provide summaries of a number of articles reviewed here (see notations in the 
bibliography) and of the major property-value related articles written prior to 1975 (Kroll and 
Priestley, 1992). 
Butler does not reach a conclusion on the implications of prior property value research, while 
Priestley points to the contradictory findings of different studies, where some suggest property 
value impacts occur and others find no effect. Kellough, reviewing a more limited number of 
studies, concludes that the studies that find no impacts tend to be quite weak and that both legal 
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precedent and more recent property value studies (1975-1980) suggest that property value and 
agricultural  production  may be  affected by overhead transmission lines  (Kroll  and Priestley, 
1992).
Other literature reviews, generally completed in the early to mid-1980s, emphasize the weakness 
of research methodology and the ambiguity of findings. Fridriksson et al. 1982 find the existing 
literature  (studies  performed between 1956 and 1981)  to  be  inadequate  for  judging whether 
transmission  lines  impact  property  values.  They  are  concerned  with  the  weakness  of  the 
methodology used  in  many analyses  and  with  the  limited  number  and  geographic  scope of 
studies  that  had  been  completed  by the  time of  their  review.  They note  that  in  addition  to 
methodological and scope of study problems, existing research reaches contradictory conclusions 
on  the  effects  of  overhead  transmission  lines,  making  generalization  to  other  circumstances 
impossible (Kroll and Priestley, 1992).
Since  the  completion  of  most  of  these  earlier  literature  reviews,  a  number  of  other 
methodologically sophisticated studies have been conducted.  While  the literature still  suffers 
from some of the same weaknesses identified earlier, the body of experience has been widened 
by  newer  studies,  and  a  much  richer  set  of  methodological  approaches  is  available  for 
examination and analysis (Kroll and Priestley, 1992).
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2000 to Date Empirical Studies
Market Interviews Conducted by Pitts and Jackson in 2007
While academic and professional literatures provide a broad background of findings on the price 
effects of HVTL, brokers and appraisers can provide additional perspective into current market 
conditions.  In  early  2007,  interviews  were  conducted  by  Pitts  and  Jackson  (2007)  of  local 
realtors and appraisers in several central California communities. Each realtor or appraiser was 
asked a  series  of  questions  about  their  background,  market  knowledge,  and opinions  on the 
effects of these high-voltage power lines.
Approximately  half  of  the  realtors  and  appraisers  interviewed  said  they  had  not  observed 
negative impacts on either residential sale prices or days on market due to the presence of the 
power lines. According to these realtors and appraisers, major factors affecting sale price and 
marketability  of  residential  properties  include:  location,  the  general  economy,  interest  rates, 
inventory, and neighborhood amenities. A local appraiser in Discovery Bay commented that the 
presence  of  power  lines  “has  not  deterred  residential  development  in  Discovery  Bay  and 
surrounding areas.” A realtor  in Oakley agreed, stating that “buyers are  building and selling 
homes near power lines in many areas of California, and the power lines don’t seem to deter 
buyers.”
The remaining realtors and appraisers interviewed by Pitts and Jackson had observed negative 
impacts on homes directly adjacent to a power line right-of-way. They said that on average, the 
indicated price discounts ranged between 2% and 7% for adjacent homes. For homes not directly 
adjacent but with a view of the power lines, average price impacts were estimated between 0% 
and 5%, depending on the view and proximity to the lines. On average, homes adjacent to or 
with a view of the lines could anticipate an increase of 0 to 60 days on the market. None of the  
realtors or appraisers interviewed had observed any negative impacts on residential properties in 
close proximity to the lines, but without a direct view.
Many realtors and appraisers indicated that price and marketability effects of HVTL depend on 
the  market  conditions  at  the time of  sale.  The presence of  power lines  can be viewed as  a 
negative externality.  Externalities, as defined in the Appraisal Institute’s The Appraisal of Real  
Estate,  12th edition,  are “the use or physical attributes of properties located near the subject 
property,  or  the  economic  conditions  that  affect  the  market  in  which  the  subject  property 
competes.”
According to a broker active in Discovery Bay, “the negative effects from the power line (and 
from other negative externalities) are evident in a slow market. When demand is strong, these 
effects diminish. The price effects depend on property characteristics and market conditions.” 
Another realtor in Roseville agreed, stating, “In a slow market, homes adjacent to a power line 
are harder to sell. These homes are great investment opportunities in a slow market, because any 
price effects diminish and may disappear when the market picks up.”
The impact of the power lines on residential property values may also be influenced by a buyer’s  
personal preference. Several realtors and appraisers indicated that there might not be a market 
consensus on the impacts of power lines because some buyers may consider these power lines a 
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nuisance and an eyesore, while other buyers do not. A broker in Discovery Bay stated, “personal 
preference may cause some buyers to locate further from the power lines, but the lines have 
caused no observable negative impacts for the market in general.” Another Discovery Bay realtor 
stated, “external factors such as power lines have less of an effect on lower-end homes than on 
luxury properties.”

KROLL  AND  PRIESTLEY’S  (1992)  UNANSWERED  QUESTIONS  ON  HVOTLS 
RESEARCH
Not surprisingly according to  Kroll and Priestley (1992), none of the questions posed in their 
review have been fully answered by research to 1992. Some issues have been given extensive 
attention,  as  described  above,  while  other  important  questions  have  not  been  answered  by 
existing research design. These include: 

a)Magnitude of Effects: Several studies have made estimates of the magnitude of effects of 
transmission lines on property values.  However,  methodological  variety and the wide 
range  of  findings  (from  34  percent  loss  to  a  10  percent  gain)  leave  the  question 
unanswered. 

b) The Source of Effects on Property Next to or Near the Transmission Line: This positive 
and negative effect has not been closely studied. On the positive side, opportunities to 
make use of the right-of-way or the lack of neighbors are both possibilities, as is the 
aesthetic  landscaping of  some corridors.  On the  negative  side,  visual  impact,  fear  of 
health effects, noise, and interference with reception may all be factors. In addition, the 
publicity surrounding the initial planning and construction of the new or upgraded line 
may  well  affect  the  property  market,  particularly  in  cases  where  the  project  was 
contentious and may have led to stigmatization of the affected area (Kroll and Priestley, 
1992).

c)The  Effects  by  Land  use  Type:  It  would  be  reasonable  to  hypothesize  that  many 
commercial and most industrial uses differ from residential and agricultural uses in their 
sensitivity  to  transmission  line  effects.  There  have  been  no  tests  of  variations  in 
sensitivity by land use type. 

d) The Effects of General Surroundings: None of the research that has been accomplished 
includes much information on the characteristics of the general surroundings. Yet an area 
with an attractive, open, un-urbanized surrounding environment could be affected quite 
differently than a heavily urbanized area, if the topography, vegetation or background 
does not provide significant screening of the view of the line. 

e)The  Effects  of  Socioeconomic  Characteristics:  Socioeconomic  characteristics  are  often 
considered  to  be  a  factor  in  affecting  property  values  and  also  in  responses  to 
environmental characteristics. While these have been included in some of the attitudinal 
studies,  they  are  totally  absent  in  the  property  value  evaluations.  (It  is  unlikely  that 
legally  these  factors  could  be  considered  in  determining  the  level  of  compensation. 
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However,  when  an  influential  factor  is  left  out  of  an  econometric  model,  all  other 
parameters may be misestimated). 

f)    Health  Effects:  Recent  reports  on  possible  health  effects  of  electro-magnetic  fields 
suggest that concern with health may become more significant as a factor influencing 
property values close to transmission lines. These concerns are addressed briefly in some 
attitudinal studies and have not been tied to statistical analyses of property value impacts. 

g)Changes  Over  Time:  New information,  such as  the  health  studies  mentioned above or 
technological improvements in screening transmission lines, may change property owner 
sensitivity to transmission line proximity over time. Thus, even an excellent study today 
could fail to address issues that arise in the future. 
This last phenomenon suggests the value of designing studies of property value impacts 
with the intention of repeating the research, using consistent methodology, regularly over 
time. Such an approach would make it possible to track changes in impacts related to 
changing public concerns or changing technology.

MAJOR FINDINGS AND LESSON LEARNT FROM PREVIOUS STUDIES
When negative impacts are evident, studies report an average discount of between 1% and 10% 
of property value. This diminution in value is attributable to the visual unattractiveness of the 
lines, potential health hazards, disturbing sounds, and safety concerns. These impacts diminish as 
distance from the line increases and disappear at a distance of 200 feet from the lines. Where 
views of the lines and towers are completely unobstructed, negative impacts can extend up to a 
quarter of a mile.  If the HVTL structures are at  least  partially screened from view by trees, 
landscaping,  or  topography,  any negative  effects  are  reduced considerably.  Value  diminution 
attributable to tower line proximity is temporary and usually decreases over time, disappearing 
entirely in 4 to 10 years (Pitts and Jackson, 2007).
Research also has found that the negative impacts on lots adjacent to or with a direct view of a 
tower or pylon may be slightly greater than impacts on lots further from the tower. This is most  
likely because the visual obstruction from a tower is more substantial than that from the lines 
themselves. The value diminution on lots adjacent to or with direct views on a tower may not  
decrease  with  time.  A slower  absorption  rate  and  extended  marketing  period  for  residential 
properties adjacent to a tower line right-of-way are observed in some studies. However, when the 
nearby  lots  are  attractively
developed, the lots abutting a right-of-way will sell more quickly.6 It has also been found that  
higher-end custom homes are generally more sensitive to the negative impacts of HVTL than 
lower-end homes (Pitts and Jackson, 2007). 
While most research indicates that HVTL have no significant impact or a slight negative impact 
on residential  properties, some studies have shown that lots  adjacent to or with views of an 
HVTL right-of-way actually sell for a premium over more distant lots. This premium is most 
likely due to improved visual clearance, increased privacy, and larger lot sizes (Pitts and Jackson, 
2007).
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Both the market interviews and academic literature showed that the impacts of power lines on 
residential properties are varied and difficult to measure. The impacts from the power lines, as 
well  as  other  negative  externalities,  depend  on  many  factors,  including  market  condition, 
location, and personal preference (Pitts and Jackson, 2007).
In  each  of  the  seven  regions,  housing  and  real  estate  values  have  benefited  from  the
operations  of  the  nuclear  facilities:  total  property  values,  assessed  valuations  and
median  housing  prices  have  often  increased  at  rates  above  the  national  and  state  averages.
In each local area, housing prices were several times higher than prior to the opening of
the  nuclear  facilities,  and  there  is  evidence  that  in  Barnwell,  proximity  to  the
nuclear  facility  may  actually  increase  housing  values.22  Further,  the  presence  of  a  nuclear 
facility has protected property values: during periods of relative economic decline in the local 
region,  the  economic  stability,  including  steady  employment,  provided  by  the
facility  prevents  property  values  from  decreasing,  as  elsewhere  in  the  state  and  the
surrounding communities (Bezdek and Wendling, 2006).
In the words of Kroll and Priestley (1992), the previous studies are generally concerned with the 
question, "Does the presence of high voltage overhead transmission lines on or near a property 
affect the value of that property?" Some studies elaborate on this basic question, addressing one 
or more of the following points: What is the magnitude of the effect? What characteristics of the 
line or right-of-way (e.g. voltage, tower height, right-of-way width, landscaping, and distance 
from nearby residences)  lead  to  the  effect?  What  types  of  property  are  most  vulnerable  to 
impacts?
As observed by Kroll and Priestley (1992), although in many ways the research accomplished is 
still incomplete, a number of findings emerge from recent studies. The most important points are 
the following: 

a)Overhead transmission lines have the potential to reduce the sales price of residential and 
agricultural property.

b) The  effect,  especially  for  single  family  homes,  is  generally  small  (from zero  to  10 
percent), but has been estimated to be greater than 15 percent in some specialized cases in 
rural areas. 

c)Other factors (e.g. neighborhood factors, square footage, size of lot, irrigation potential) are 
much more likely than overhead transmission lines to be major determinants of the sales 
price of property. 

d) Effects are most likely to occur to property crossed by or immediately next to the line, but 
some impacts have been measured at longer distances. 

e)Positive impacts may also occur, where the right-of-way is attractively landscaped and/or 
developed for recreational use. 

f)    Impacts may be greater for smaller properties than for larger properties. 
g)Impacts may be greatest  immediately following construction of a new line (or a major 

increase in size in an older right-of-way), diminishing over time.



Book of Proceedings: the 10th Academic Conference of Hummingbird Publications and Research International on  
Scientific and Socio-Cultural Researches in Attaining Sustainable Development in the 21st Century Vol.10 No.1 on  

30th June, 2016- University Main Auditorium, Kwara State University, KSU, Malete, Kwara State, Nigeria

In sum, for residential sales, the effects of transmission lines appear to vary. Study results range 
from no impacts (in some single family areas) to large effects (in a case with vacation home 
lots). The studies with the largest data sets and most detailed analyses in terms of both property 
characteristics and measurements of relationship to the line find some level of negative impact 
on value, although generally not a large one, and sometimes under limited conditions. Results 
suggest that many circumstances, ranging from the size of line and right-of-way to the general 
tightness of market conditions may affect the outcome for residential home and lot prices over 
time (Kroll and Priestley (1992).

CONCLUSION
Research on the effects of overhead transmission lines on property values has expanded over the 
past thirty eight years to include new methods of analysis and more detailed examination of the 
data. Conclusions as a result of these studies have varied widely, with some authors reporting no 
effects, others finding small effects, and still others reporting quite large effects. The purpose of 
this paper is to review and summarize the progress of research over the fourty years, to assess the 
knowledge gained from recent research, and to suggest directions for future studies (Kroll and 
Priestley, 1992).
While the literature on the effect of HVTLs on property values is extensive, it  is of uneven 
quality, ranging from anecdotal reports to large, rigorously conducted statistical studies. Over the 
past fourty four years, the literature has increasingly recognized multiple regression analysis as 
the most reliable technique to investigate whether HVTLs impact property values and, if so, to 
quantify the effect.  Multiple regressions have the significant advantage of not relying on the 
subjective judgment of the appraiser.  Rather,  it  represents an objective reflection of the data 
together with measures of reliability that attach to the results. A large number of studies have 
been undertaken since the 1970s using large databases and statistical  tools to investigate the 
effect of transmission lines on property values. Sixteen of these studies form the core of the 
professional literature and are widely quoted and cross-referenced one to the other as a matter of 
fact (Chalmers and Voorvaart, 2009).
The results of previous studies according to Chalmers and Voorvaart (2009) can be generally 
summarized as follows:

 Over time,  there is  a  consistent  pattern with about  half  of  the studies finding negative 
property value effects and half fiding none.

 When effects have been found, they tend to be small; almost always less than 10% and 
usually in the range of 3%–6%.

 Where effects are found, they decay rapidly as distance to the lines increases and usually 
disappear at about 200 feet to 300 feet (61meters to 91 meters).

 Two studies investigating the behavior of the effect over time fid that, where there are 
effects, they tended to dissipate over time.
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 There does not appear to have been any change in the reaction of markets to high-voltage 
transmission line proximity after the results of two widely publicized Swedish health-
effects studies were preliminarily released in 1992.

These general conclusions have characterized the appraisal and economic literature throughout 
the last  twenty-five years,  and there do not  appear  to  be any new or different  trends in  the 
research. It is during this period that most of the medical studies on electromagnetic fild (EMF) 
exposure were published, including the oft-referenced Swedish studies. One of the questions, 
therefore,  is  the  apparent  inconsistency between these  statistical  results  and the  intensity  of 
opposition that new transmission line corridors generate. How can it be that if people are so 
intensely adverse to HVTLs, we do not see more of a market effect? This inconsistency is seen 
clearly when residents along existing HVTLs are interviewed (Chalmers and Voorvaart, 2009).
The  basic  thrust  of  survey  questioning  is  whether  home  purchasers  were  aware  of  the 
transmission lines prior to their purchases and, if so, whether their purchase decisions or the 
prices they paid were affected by the lines.8 Like the statistical analyses of sales, the results of  
these survey studies are quite consistent with one another. Their findings according to Chalmers 
and Voorvaart (2009) can be summarized as follows:

 A high proportion of the residents were aware of the lines at the time of purchase.
 Between one-half  and three-fourths of the respondents have negative feelings about the 

lines.
 The negative feelings center on fear of health effects, aesthetics, and property-value effects.
 Of those who have negative feelings about the lines, the vast majority (67%–80%) report 

that the purchase decision and the price they offered to pay were not affected by the lines.
In summary, the relatively small effects on property value attributed to HVTL proximity in the 
literature does not mean that the direction of the effect of transmission lines on property values is 
not negative. The general interpretation is that, even though transmission line issues have been a 
prominent concern in most of the communities studied, and even though the direction of effect 
on real estate value is generally negative, the presence of transmission lines is apparently not 
given sufficient weight by buyers and sellers of real estate to have had any consistent, material 
effect on property values (Chalmers and Voorvaart, 2009).
It has been shown that aesthetic and health concerns about electric lines and towers lead to a 
reduction in  the valuation of  nearby residential  properties.  There  are  similar  concerns  about 
wireless towers;  these concerns are widespread and have been expressed in multiple venues. 
Therefore, proximity to a wireless tower needs to be considered as a negative amenity that may 
reduce  residential  property valuation.  However,  the  severity  of  the  aesthetic  impact  may be 
mitigated by screening and concealment of the wireless towers (Mcdonough, 2003).

FURTURE RESEARCH AVENUES
In the  words  of  Kroll  and Priestley (1992), future research on property value and overhead 
transmission  lines  will  be  most  productive  if  it  builds  on  the  work  that  has  already  been 
accomplished. Existing limitations of research suggest several future directions: 
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a)In designing future studies,  researchers should be aware of the pitfalls that result  from 
comparing  sales  over  time  and  over  a  variety  of  property  characteristics  and  work 
towards consistent adjustments to the models or data to account for these pitfalls. 

b) Research on single family homes would benefit from an expanded, systematized set of 
studies  designed  to  explore  similar  issues  over  a  range  of  geographic  areas  and 
transmission line and right-of-way conditions. 

c)Apply a consistent model structure to studies of agricultural  land in several geographic 
areas. 

d) Develop a prototype study of multifamily residential property that deals with the greater 
data complications that arise in studying rental property. 

e)Design a series  of studies to  be repeated over time,  to  capture the effects  of changing 
information and technology on property close to transmission lines.

f)    Develop a prototype study, combining attitudinal techniques and statistical analysis, to 
examine the effects of health concerns on the sales price of property close to transmission 
lines. 

At this point in time, consistency in model design (within practical limitations) is likely to have a 
big pay-off, by making it easier to compare studies for different geographic areas, property tyes 
and time perids. Communication among researchers involved in transmission line research is 
essential for producing this consistency (Kroll and Priestley, 1992).
Certain characteristics of the data normally used in this type of research must be treated with 
great  care.  Possible  external  effects  that  may  change  property  values  over  time  must  be 
accounted  for  in  structuring  the  model.  Ideally,  not  only inflation  over  time but  changes  in 
housing quality should  be considered.  This  may require  additional  econometric  modeling  to 
develop accurate price indices and careful attention to data available on property characteristics 
(Kroll and Priestley, 1992).
For future research to extend knowledge further on the question of overhead transmission lines 
and  property  values,  greater  attention  to  geographic  scope,  data  requirements  and  analytic 
techniques will be needed. A set of consistently designed studies of carefully selected property 
types  and  geographic  areas  could  significantly  improve  our  understanding  of  the  research 
questions presented earlier (Kroll and Priestley, 1992).

EXISTING FRONTIER OF KNOWLEDGE EFFECTS 
As asserted by Kroll and Priestley (1992), while the findings of the studies reported above vary 
widely, in sum they suggest a set of findings. 

a)There is evidence that overhead transmission lines have the potential to reduce the value of 
nearby property. The impacts may occur either through the direct effects of an easement 
on the property or through the impacts on neighboring or nearby property. 

b) Where impacts occur, they are often not large. Impacts on single family homes, where 
they have been measured, are generally in the range of 2 to 10 percent. Many studies of 
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other  property types  find  no  effects.  The largest  impacts  identified  both  in  appraiser 
studies and in econometric research are found in agricultural property and in rural second 
(vacation) home development. Two of the better-designed studies have found negative 
effects greater than 10 percent to occur under some conditions. 

c)Overhead transmission lines are generally not the major  determining factor of property 
values. Other factors, such as neighborhood characteristics and characteristics of the land 
and improvements tend to explain much more of the variation in home prices. 

d) The spread of effects outward from the transmission line appear to vary from case to 
case.  Often,  the  effects  appear  to  be  confined  to  the  immediate  area  around  the 
transmission line (e.g. Colwell 1990). However, in one case, an impact was identified for 
an  entire  neighborhood.  Most  of  the  existing  research  methods  do  not  distinguish 
between effects produced by visibility of the line (which may occur over a long distance) 
and effects from other physical features of the line (e.g. inconvenience of a right-of-way 
on the property, noise effects). 

e)There is also evidence that overhead transmission lines and their rights-of-way may carry 
positive effects for some property owners. The degree to which this occurs depends very 
much on the circumstances of the line itself, the neighborhood, and the improvements 
made  to  the  right-ofway.  The  finding  is  most  consistent  for  Canadian  cases.  In  the 
Canadian studies, the right-of-way is sometimes quite large (over 400 feet in at least one 
case) and the utility company may allow neighboring farmers to make use of the right-of-
way area without charge or for a very low fee. 
There are characteristics of rights-of-way in the United States, as well, that also lead to 
improvements of value to neighboring properties. The most frequently mentioned are the 
advantage of having one less neighbor (e.g. Blanton 1980) and the opportunity to use 
some rights-of-way for recreational or other purposes (e.g. Pacific Consulting Services 
1991).  In  one  attitudinal  study,  the  heavily  wooded  right-of-way was  considered  an 
aesthetic amenity Rhodeside and Harwell 1988).

f)    Existing studies provide little evidence that tower height and line voltage are directly 
related to level of impact. There are cases where relatively small lines affect property 
values and cases where very large lines do not. However, because of methodological and 
data limitations, the issue has not been systematically explored. 

g)Some studies have found that  the impacts  of  transmission lines  are  greater  for smaller 
properties than for larger properties. This makes sense intuitively, as it is more difficult to 
design the property use to minimize impacts on smaller lots. 

h) The two studies that address the question of diminishing impacts over time suggest that 
this may be the case. However, impacts appear to last for several years at least, affecting 
property owners who expect to sell within the first few years following transmission line 
construction.
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