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EXECUTIVE SUMMARY 

 

 

PURPOSE 

 

The purpose of this report is to evaluate the effects of high voltage transmission lines (HVTLs) on 

rural property values. For this study we have researched a variety of property types, including 

agricultural, country residential and recreational uses, along specific ATCO Electric Ltd. (ATCO) 

transmission lines. The research has included both bareland and improved properties. 

 

As is well known, rural property values are affected by many factors. These factors all revolve around 

the overall Highest and Best Use of the property. The Highest and Best Use of a property is defined as 

“The reasonably probable and legal use of vacant land or an improved property that is physically 

possible, appropriately supported, and financially feasible and that results in the highest value”.
1
 

Based on the Highest and Best Use, additional factors such as location, access, current land use, soil 

quality and topography all affect property values. Each of these factors can have a different influence 

on the value of a property, depending on the Highest and Best Use. The analysis in this report is 

designed to isolate the effects that a 144 kV or 240 kV transmission line has on property values. 

 

APPROACH 

 

With the numerous factors that may affect property values in play, and with many being difficult to 

measure or quantify, it is hard to determine the effect of any one factor on property values. In this 

report, two approaches are considered in evaluating the effects of a transmission line on rural property 

values. The first of these is a “Paired Sales Analysis”, and the second is a “Regression Analysis”.  

 

Paired Sales Analysis: A Paired Sales Analysis is typically what would be used to determine the 

market value of the property that is to be offered for sale. Characteristics of the property in question 

will be compared to other properties that have recently sold in the same area and the selling prices of 

those other properties will be used to arrive at a market value for the property that is about to be 

offered for sale, with some positive or negative price adjustments being made for differences in 

location, soil and topography, access, etc., as well as for the amount of time that has elapsed since the 

other properties were sold, depending on market conditions. By comparing the subject property to 

other properties that sold in the same area, with the only difference being a HVTL, the analysis does 

not necessitate having to put dollar values on characteristics that are difficult to measure.  

 

In the context of determining the effects of a 144 kV or 240 kV transmission line on property values, 

the Paired Sales Analysis takes a similar form. Specifically, within a particular area, selling prices are 

                                                      
1
 Source: The Appraisal of Real Estate, Third Canadian Edition, The Appraisal Institute of Canada (2010). 
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compared for two properties that were of the same or similar Highest and Best Use, had similar 

physical characteristics, and were sold at a similar time, where the only significant difference between 

the properties is that one contained a HVTL and the other did not. In this way, any difference in the 

selling price, and therefore the difference in the property value, can be attributed to the presence of the 

transmission line. One of the difficulties with this approach is finding pairs of properties that have 

matching characteristics except for the transmission line being present on one of the two properties. As 

a result, it is usually necessary to find a pair of properties that are similar in many characteristics, and 

to make adjustments to the selling price for any small differences in the other characteristics. The 

dollar amount of such adjustments would be based on the differences in selling prices for other pairs 

of properties which are similar except for that particular characteristic. For example, if two otherwise 

similar properties are sold, neither of which contains a HVTL, but one property has a better soil rating 

(CLI Class 2 vs. Class 3), and the property with the superior soil rating (Class 2) sells for $10,000.00 

more than the other property, then the value of having a Class 2 soil versus a Class 3 soil would be 

$10,000.00 or $62.50 per acre for a full quarter section ($10,000/160), and this adjustment would be 

used to make adjustments for soil quality in other paired sales comparisons.  

 

The Paired Sales Analysis, which involved sales where one sale of each pair contained a HVTL and 

the other did not, was conducted separately for eight 144 kV transmission lines and five 240 kV 

transmission lines across Alberta. These transmission lines are considered to represent a broad cross-

section of market areas and land uses within ATCO’s service area in the province. Along each 

transmission line, attempts were made to pair each sale of a property during the period from January, 

2004 to December, 2011 that sold and contained a HVTL, with the sale of an otherwise similar 

property that did not contain a transmission line.  

 

Due to strict selection criteria, outlined further in the report, in some cases, no pairing could be made, 

while in other cases it was possible to determine several pairings. Only comparisons of fairly similar 

properties were made in order to keep adjustments to a minimum. In each case, adjustments were 

made, as necessary, for some differences in property characteristics (other than for the HVTL), and 

then the difference in the selling prices was calculated. Statistical analysis of these differences was 

conducted to determine whether the difference between the selling price of a property containing a 

HVTL and an otherwise similar property that does not contain a HVTL, was statistically significant.  

 

It is noted that as a result of the strict pairing criteria outlined further in the report, our research 

included an analysis of many more properties than were included in the report. It is also noted that for 

some types of properties there was very limited subject and comparable sale data that could be used in 

the analysis. Therefore, there are a limited number of paired sales for some property types. 

 

Regression Analysis: The second approach used in this report to evaluate the effect of a 144 kV or 

240 kV transmission line on property values is a Multiple Regression Analysis, which is commonly 

referred to as a Regression Analysis. This is a statistical methodology in which a variable of interest, 
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here the property value as measured by the selling price, is specified to depend on a set of explanatory 

variables that jointly determine the selling price. The mathematical equation that links the property 

value to the values of the explanatory variables, known as a regression equation, involves a set of 

unknown parameters or coefficients as well as an unknown random error term. The purpose of 

Regression Analysis is to use data on property values and the values of the explanatory variables to 

determine estimates of these unknown coefficients, and then to conduct statistical testing to assess 

whether the individual and joint effects of the explanatory variables on property values are statistically 

significant or just reflect underlying randomness. The estimates themselves indicate the effects of a 

change in a particular explanatory variable on property values, holding the effects of all other variables 

constant. Hence, by including a variable or variables that indicate the proximity of a property to a 

HVTL among the explanatory variables that determine the selling price, the effect on property values 

of such proximity can be isolated. 

 

The study area traverses a large part of the province of Alberta and location variables have been 

applied to individual properties based on the municipality in which the property is located. Although 

this methodology does not necessarily isolate all micro variations due to location of individual 

properties, it is expected to account for broad locational differences. 

 

A similar selection criteria was used for the Regression Analysis utilizing sales along the same eight 

144 kV and five 240 kV transmission lines across Alberta. Sales during the January, 2004 to 

December, 2011 were used to compile a robust data set. Additional property characteristics were then 

gathered for all properties in the data set to help uncover as many significant explanatory variables as 

possible to ensure an accurate model. 

 

RESULTS 

 

The two approaches utilized in this study yielded similar results. Both the Paired Sales and Regression 

Analysis indicated similar mathematical and statistically insignificant results. The study indicated that 

when doing a statistical analysis of all rural properties included in the study, there was no statistically 

significant effect of the presence of a HVTL on property values.  

 

Bareland: From a strictly mathematical standpoint, the results are very similar. When analyzing 

average differences of on-line and off-line properties on both a value per acre and percentage term, 

results show differences near zero with some being positive and some negative. No calculable pattern 

existed when the paired sales data was broken down in minimal adjustments, 144 kV line and 240 kV 

line mini-data sets. Overall, mathematical analysis mirrored the statistical and Regression Analysis in 

their conclusion of “insignificance”. Based on the findings, 144 kV and 240 kV HVTLs in the ATCO 

service areas have no impact on rural property values. 
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Improved Properties: Due to a lack of sufficient volume and thorough information, no analysis was 

possible on improved rural properties. A lack of on-line sales and the difficulty of obtaining suitable 

pairs, makes the analysis of improved large parcels nearly impossible and certainly unreliable or 

unsubstantiated. 
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1.0 INTRODUCTION 

 

 

1.1 OBJECTIVE AND SCOPE 

 

Serecon Valuations Inc. has been asked to determine, if possible, if there is any impact on the value of 

rural properties throughout Alberta, resulting from the presence of a 144 kV or 240 kV transmission 

line on, or in a road allowance adjacent to the property. This request is summarized into the following 

study objective: 

 To determine if there is an impact from existing 144 kV and 240 kV transmission lines on the 

market value of the rural properties where the transmission line is located thereon or is 

immediately adjacent in the road allowance. 

 

Serecon completed the study based on the following assumptions and scope.  

 

To address the objective, the study included various areas throughout ATCO’s service area in Alberta, 

where 144 kV and 240 kV transmission lines are currently located, that provided a broad cross section 

of market areas and land uses. Eight 144 kV lines and five 240 kV lines were identified and utilized.  

 

The transmission lines studied included areas in northern, eastern and southern Alberta, specifically 

throughout ATCO’s service area. Although the data included in the report may be limited for some 

types of properties, and specific locations, attempts were made to include as much variety in the range 

of property types and locations studied as reasonably possible. 

 

1.2 STUDY APPROACHES 

 

In addressing the question of impact on property values, the following scope of activities was 

undertaken: 

1. Paired Sales Analysis: To determine the impact (if any) on existing rural properties which contain a 

HVTL or are adjacent to a road allowance (“on-line”) which contains an HVTL, we analyzed sales 

of properties which contain a 144 kV or 240 kV transmission line and compared these sales with 

similar properties with similar features that did not contain a transmission line (“off-line”). The 

comparable property located off-line was adjusted to the on-line subject for noticeable differences 

to determine if there was a difference in values between on-line and off-line properties.  

The data indicates our findings for each line studied. The data collected for the Paired Sales Analysis 

was then analyzed statistically, through the use of a statistical t-test, to determine whether the 

difference in values was statistically significant. 
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2. Regression Analysis: A second approach for determining the potential impact on rural properties 

containing or adjacent to a HVTL utilizes a Regression Analysis. With this approach, all sales for 

the January 2004 to December 2011 time period, across the same lines used in the Paired Sales 

Analysis, were used to evaluate the effect on property values of proximity to the HVTL while 

holding the effects of other factors constant. Regression analysis is not limited to similar properties 

with similar features, since characteristics of the properties – including those used to compare 

properties in the Paired Sales Analysis are explicitly included in the analysis. This is outlined in 

more detail later in this report. 

 

1.3 STUDY AREA AND LINES 

The following map identifies the location of the lines studied: 

 7L14 – Vermilion – Hill 

 7L16 – Three Hills – Nevis 

 7L32 – Little Smoky – Kleskun 

 7L58 – Meikle – Keg River 

 7L70 – Whitby lake – Bonnyville 

 7L76 – High Level – Blumenort 

 7L92 – Vegreville – Vilna – Whitby Lake 

 7L98 – Monitor – Oyen 

 9L11 – Little Smoky – Wesley Creek 

 9L20 – Nevis – Battle River 

 9L36/9L37 – Whitefish Lake – Marguerite Lake 

 9L59 – Battle River – Sheerness 

 9L960/9L961 – Deerland – Whitefish Lake 
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2.0 STUDY METHODOLOGIES 

 

 

The study methodology is based on approaches utilized by Serecon in undertaking similar land use 

and impact studies that utilize large amounts of raw data. The methodologies chosen must be 

appropriate to address the impact or influence of any one market factor or feature on the market value 

of rural properties. In our opinion, the applicable approaches are the two utilized in this study, namely 

the Paired Sales Analysis and the Regression Analysis. Detailed analysis using both of these 

approaches is reported in the following sections of this report. 

 

The following section outlines our approach to Paired Sales Analysis, while the Regression Analysis 

approach is subsequently described.  

 

2.1 PAIRED SALES ANALYSIS 

 

This approach, in many cases, is utilized as part of a quantitative or statistical study. This approach 

takes “like properties”, one with a HVTL located on or adjacent to it, and compares it to another sale 

in a “control” area, or one without a transmission line. The properties must have similar market 

features, including: Highest and Best Use, time of sale, physical and locational features, access, 

buildings and improvements, etc. The properties are compared and this comparison should identify 

any difference in value between the properties. If the only major difference between the properties is 

the presence of a transmission line, then one should be able to identify the impact of the HVTL and its 

influence on the market value of the property. 

 

The criteria utilized for the Paired Sales Analysis data collection and analysis, in the appraisers’ 

opinion, provides the basis for reliability in the results regarding an indication of any impact of the 

transmission line on market values. If the lands are truly comparable with the exception of the one 

factor, the powerline, this should be a reliable approach that reflects market participants’ opinions. The 

criteria in establishing the comparable off-line or control zone sales were as follows: 

 an arm’s-length sale: exposed to the open market; 

 the same or similar date of sale  

(within 6 months of the date of sale for the subject property); 

 same Highest and Best Use;  

 a similar parcel size; 

 similar land use; 

 similar location; and 

 similar physical features (including soil and topography). 
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To reduce the potential of including non-arm’s length properties in the analysis, transfer documents 

were obtained for each of the on-line and off-line sales. As well, all of the on-line and off-line 

properties were inspected by way of adjacent municipal roads where possible. 

 

To reduce the variability attributed to location, only comparables within one township around the on-

line sale were researched. However, due to the potential for changes in value within a relatively small 

area, especially for properties in close proximity to towns and cities, the appraisers also used personal 

experience and discretion to limit the comparables to those considered to have similar locational 

influences. 

 

Due to the strict selection criteria described above, many more on-line and off-line sales were searched 

and analyzed than were included in the report. Properties with unique characteristics that significantly 

limited the direct comparability between the subject and comparable properties were removed from the 

analysis. The sales included in the Paired Sales Analysis include only those that are considered to be 

the most comparable and thus best indicators of the possible impact that the transmission line would 

have on market value. 

 

2.1.1 Paired Sales Statistical Analysis 

The sample size by specific line is too limited, but for the province, the sample size is adequate for a 

valid comparison and a statistical analysis. A statistical analysis of the paired sales data was carried 

out comparing the sale prices of on-line versus off-line sales. This analysis determined if there are any 

statistically significant differences in the values between the on-line and off-line sales. 

 

2.2 REGRESSION ANALYSIS 

 

An alternative approach to determining the effect of a 144 kV or 240 kV transmission line on property 

values is by way of a Regression Analysis. By regressing property values on property characteristics, 

the effect of a transmission line on property values can be isolated. The main advantage of this 

approach relative to a Paired Sales Analysis is that the estimated regression coefficients show the 

effect of particular characteristics on property values holding the effects of all other variables in the 

regression equation constant. This means that it is not necessary to try to identify properties that have 

similar characteristics where one is adjacent to the HVTL and an otherwise similar property is located 

away from the line. Since two properties are never exactly the same, in the Paired Sales Analysis this 

may necessitate adjustments to the selling price to account for differences in time of sale, physical 

features, location, access, etc., and in some cases sales must be excluded because the differences are 

too great. In addition, this need to find matched pairs limits the sample size that can be used for the 

Paired Sales Analysis. Neither of these limitations applies to Regression Analysis. However, 

Regression Analysis requires information on all relevant characteristics that might affect the property 

value, and in practice much of this information is simply not collected or readily accessible. Thus, 
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Regression Analysis is best viewed as being complementary to the Paired Sales Analysis. In particular, 

it should be kept in mind that a form of paired analysis – based on comparisons of one particular 

property with various other properties and making price adjustments for particular differences – is 

generally the approach used by realtors to determine a reasonable selling price for a property. 

 

Data used in the Regression Analysis was extracted from provincial transfer data for the period 

January, 2004 to December, 2011. Only transfers with sufficient information available were used to 

reduce the likelihood of non-arm’s-length transactions. However, it is likely that the Regression 

dataset may include some non-arm’s-length transactions due to the volume of data and the less 

rigorous data analysis. In general, the Regression was estimated using data on all transfers that 

occurred within a township which contains a 144 kV or 240 kV transmission line where some sales 

contained or were adjacent to the transmission line, while others occurred elsewhere in the township.  

 

The Regression Analysis that is described in this report focuses on the same 13 HVTLs studied in the 

Paired Sales Analysis section of the report. 

 

In addition to price, other characteristics of the property that were available from various sources were 

also collected and utilized in the Regression Analysis. These include such information as land use, 

CLI soil classification, the number of surface leases if any, the presence of improvements etc. 

Complete details on all these variables are provided in Section 4 of this report.  
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3.0 PAIRED SALES COMPARISON 

 

 

3.1 METHODOLOGY 

 

As previously indicated, the basic premise behind this approach is the process of comparing the sale 

prices of like properties that have the same physical characteristics and locational features; one 

considered an on-line sale due to the fact it contains, or is adjacent to a road allowance which contains, 

a 144 kV or 240 kV transmission line, with the comparable being an off-line sale without a 

transmission line. In the appraisers’ opinion, if adequate “true comparables” are utilized and the 

comparison is made based on sound appraisal principles, this approach provides supportable 

conclusions based on the reactions of market participants, with respect to any impact of the 

transmission line on rural values. 

 

In the appraisers’ opinion, a determination had to be made as to whether it was possible to complete a 

Paired Sales Analysis on sales where there are significant building improvements. The major 

limitation would be whether truly comparable properties with similar Highest and Best Uses, and 

buildings and improvements could be found. The premise behind the Paired Sales Analysis is to 

analyze like sales, and to complete adjustments for different features between the properties, leaving 

the only unadjusted difference to be the transmission line on or adjacent to the subject property. The 

land characteristics, including Highest and Best Use, as well as building and improvement 

characteristics, must be similar to conduct a true paired comparison. In rural settings, it is difficult to 

find an identical or very close compliment of buildings and improvements on two different properties. 

Therefore, significant adjustments are often required to equate the two sales. Where significant 

adjustments are required for differences, the properties are deemed to be too different to use for 

purposes of a reliable comparison. Where a sale occurred on-line but no truly comparable sale off-line 

could be found, the on-line sale was excluded from our analysis. The inclusion of paired sales 

requiring substantial adjustment was thought to compromise the integrity of the study, and such sales 

were therefore excluded from the analysis. Due to the restrictions described above, improved 

properties and their inclusion within this study are discussed separately following the analysis of 

bareland properties. 

 

The following steps provide the process undertaken in completing the Paired Sales Analysis: 

 All 144 kV and 240 kV transmission lines were identified throughout the ATCO service area in 

Alberta. Eight 144 kV lines and five 240 kV lines were then selected to be included in the study 

to provide a cross section of different regions and land uses across the ATCO service area. Sales 

of properties 70 acres and greater in size, which contain these lines, were researched. We 

researched those sales that occurred between January, 2004 and December, 2011. 
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 Data was researched through provincial transfer records by searching all properties containing a 

portion of the determined transmission lines or located adjacent to the transmission line which is 

in a road allowance to determine whether they had transferred during the above time period. 

 On-line sales were then researched through obtaining a copy of the respective transfer document 

from Alberta Land Titles to identify if the transfer may have occurred between related parties. 

Multiple Listing Services (MLS) was also searched to identify if the identified property had sold 

through the relevant real estate board. 

 Aerial photographs were obtained for each of the on-line properties identified above, including a 

historic aerial search for sales that occurred prior to the date of the photograph. 

 Based on the aerial photographs, the assessment departments of the relevant municipalities were 

contacted to request assessment information for properties that appeared to have improvements. 

 To strengthen the reliability of the study, improved properties that did not have either MLS or 

assessment data were removed from the analysis. 

 Once on-line sales were identified, all sales were researched through MLS and provincial records 

throughout these same areas to identify comparable off-line sales. These comparable sales were 

reduced to only those that provided the best direct comparison to the on-line sales. 

 As indicated, we attempted to identify comparables with the same Highest and Best Use, size, 

land use and similar physical characteristics, all within the same location and time period. 

However, some adjustments were still required for any differences. 

 

Our search process yielded 201 original on-line transfers within the January, 2004 to December, 2011 

time period. From these, 86 were deemed to be arm’s-length transactions based on transfer documents. 

On-line sales were further reduced with the exclusion of 10 improved properties and a further 23 

properties for which no suitable comparables could be found. This left a dataset of 53 on-line 

properties. 

 

Adjustments 

Although the desired outcome of the Paired Sales Analysis is to find on-line and comparable 

properties which are identical, it is unrealistic to think that a large number of these perfect matches are 

available. Therefore, comparable off-line sales were chosen which were as similar as possible to the 

on-line sales. Small adjustments were then made to these comparables to account for any differences 

in order to make the properties a matched pair. Adjustments for time, location, land use, soil and 

topography, size, access, severance, and aesthetics were all considered. Only properties requiring 

minimal adjustments were utilized in the Paired Sales Analysis.  

 

Serecon is completing rural appraisals across Alberta on a continuous basis and has an extensive land 

sales database that goes back to 1968. Extensive experience affords us the opportunity to witness 
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market participants and the various influences on market values that different factors have. The 

following explains how various factors were considered and addressed for purposes of this study. 

 

Time: Time is one of the most important factors to take into consideration in any Paired Sales 

Analysis. The relevant time period (January, 2004 to December, 2011) was a time of great fluctuation 

in real estate prices throughout Alberta, and the rural real estate market was not immune to these 

fluctuations. This time period saw significant increases in value throughout most of rural Alberta. The 

following graph shows semi-annual percent change in Alberta farmland values based on data provided 

by Farm Credit Canada (FCC). 

 
This chart shows typical semi-annual gains between 1.5% and 4.5%, with more robust value increases 

occurring in 2007 and 2008 and then a subsequent levelling-off in 2009. Unlike urban property values, 

rural values have seen increases throughout the study period. However, farmland closer to urban 

centers which is influenced by urban values and speculation would have seen price patterns more like 

the urban property values which would have included a more dramatic increase in values throughout 

the 2006 and 2007 period, with a significant decrease in 2008 and into 2009, followed by a levelling 

off during later 2009 and into 2010. This market has been relatively stable with some minor increases 

since early 2010. 
 

Semi-Annual Percent Change in Alberta Farmland Values 

 
Source: Farm Credit Canada 
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Time adjustments throughout the study areas are quite variable depending on the area, distance to 

urban development, degree of speculation and Highest and Best Use. Therefore, there is no one guide 

to follow when determining individual time adjustments in specific areas. In this study, time 

adjustments were kept to a minimum by using comparable sales which sold at a similar time to the sale 

date of the on-line properties. For paired-sales in which this was not possible, time adjustments were 

determined using the FCC data as well as supplemental municipal specific data from the Alberta 

Agriculture and Rural Development and the appraisers’ knowledge and experience of the specific 

location and its prevailing market factors. A monthly percentage change was then applied to estimate 

the change in values between the sale dates of the subject and comparable properties. 

 

Location: The location of a rural property is very important when estimating the overall value of that 

property. This factor was considered when determining the ‘best’ comparable because proximity to 

urban centers has a significant effect on land values. The Paired Sales Analysis is performed in such a 

way as to eliminate any need to do location adjustments regarding large general areas throughout the 

province. This is completed by only utilizing comparables which are within the same general area 

(generally within a 16.0 km radius of the subject (on-line) property. Therefore the only locational 

adjustments that need to be made are based on particular smaller scale issues such as location with 

respect to distance to major highways, distance to major urban centers, etc. These adjustments 

however, are far less in magnitude due to the on-line and off-line sales already being within the same 

market area.  

 

Location adjustments were made to some of the off-line sales to account for these particular locational 

differences. These adjustments were based, where possible, on paired sales comparison, or if a paired 

sale isolating the value was not available, the adjustment was based on the experience of the appraisers 

involved. 

 

Land Use: The term “land use” in the Paired Sales Analysis refers to the type and quantity of various 

agricultural land uses. For example in many areas annually cultivated land sells for more on a per acre 

basis than hay or pasture land, because this type of land is typically of lower quality. Similarly, a 

parcel with a larger percentage of cultivated land would sell for more per acre than one with a smaller 

percentage. Once again this adjustment was minimized by attempting to find comparable properties 

with a similar land use to that of the subject. Nevertheless, adjustments were necessary in some 

circumstances and in this instance, were based on the appraisers’ knowledge and experience to 

determine the appropriateness and magnitude of the adjustments. 

 

Soil and Topography: Soil and topography adjustments were made where necessary to adjust for 

differences in soil quality and topography in terms of their effect on the Highest and Best Use of the 

property. Soil suitability for agricultural purposes is rated through two different systems in Canada: 

 i) the Canadian Land Inventory (CLI) system; and  

ii) the Land Suitability Rating System (LSRS). 
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The LSRS is the most current rating system; however, most people involved with agriculture, 

especially rural landowners, are more familiar with the older CLI system. Therefore, soil data was 

based on the ratings on the Canadian Land Inventory (CLI) Soil Capability for Agriculture Maps. 

 
The Canada Land Inventory Soil Capability for Agriculture Maps, rates soils based on their capability 

for agricultural production. 

 

This study encompassed lands with the following CLI Classes, the explanations for which are included 

in the CLI rating system.  

CLI Classes 

Class 1 soils have no significant limitations in use for crops. 

Class 2 soils have moderate limitations that restrict the range of crops or require moderate 

conservation practices. 

Class 3 soils have moderately severe limitations that restrict the range of crops or require special 

conservation practices. 

Class 4 soils have severe limitations that restrict the range of crops or require special 

conservation practices, or both. 

Class 5 soils have very severe limitations that restrict their capability to producing perennial 

forage crops, and improvement practices are feasible. 

Class 6 soils are capable only of producing perennial forage crops, and improvement practices 

are not feasible. 

Class 7 soils have no capability for arable culture or permanent pasture. 

Organic soils are not placed in any capability class. 

CLI Sub-Classes 

The subclasses are based on the kinds of limitations.  

Subclass C: adverse climate – The main limitation is low temperature or low or poor distribution 

of rainfall during the cropping season, or a combination of these. 

Subclass D: soil structure – Undesirable soil structure and or low permeability. The soils are 

difficult to till, absorb water slowly or the depth of the rooting zone is restricted. 

Subclass M: moisture holding capacity – Low moisture holding capacity caused by adverse 

inherent soil characteristics which limits crop growth. 

Subclass S: soil limitations – A combination of two or more subclasses D, F, M, and N. 
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Subclass T: adverse topography – Either steepness or the pattern of slopes limits agricultural 

use. 

Subclass W: excess water – Excess water other than from flooding limits use for agriculture. 

The excess water may be due to poor drainage, a high water table, seepage or runoff from 

surrounding areas. 

Subclass "X" refers to minor cumulative limitations which have a moderate limiting affect on the 

soil capability. 

 

Topography was determined by way of CLI rating, mapping program, and/or visual inspection of the 

properties. 

 

Adjustments under this category were based on municipal specific data supplied by Alberta 

Agriculture and Rural Development. This data shows price value differences within municipalities 

between the different soil ratings. In addition to this data, paired sales and the appraisers’ knowledge 

and experience were used to determine adjustments for soil and topography.  

 

Size: Size adjustments were eliminated if at all possible; however, in some instances an adjustment 

was required in order to retain as many paired sales as possible. Generally, smaller parcels sell for 

more per acre than larger parcels. Adjustments for size were made under this assumption and applied 

where determined to be necessary by the appraisers. 

 

Access: Access is another issue that must be addressed in the rural marketplace. Properties which are 

located with highway frontage or which have superior access are likely to sell for a higher value than 

those properties without such characteristics. Properties with limited or no access were only compared 

to like properties with similar access. For all other properties, adjustments were made regarding the 

quality of the access where determined by the appraisers to be necessary. 

 

Severance: Adjustments for severance were made in the event that either the on-line or off-line sale 

was severed by a road, a railroad or similar infrastructure.. Generally, properties with some form of 

severance sell for less than those properties without any severance issues. Severance is adjusted based 

on the type and severity of the severance with respect to the market value of the property. 

 

Aesthetics: Aesthetic characteristics were considered for those properties which were determined to 

be in an area in which general desirability in terms of non-agricultural characteristics were determined 

to be important. 
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3.2 HIGHEST AND BEST USE 

 

The most important component in real estate valuation is the determination of the property’s Highest 

and Best Use. 

 

The principle of Highest and Best Use is defined by the Appraisal Institute of Canada as being: 
 

The reasonably probable and legal use of vacant land or an improved property that is 

physically possible, appropriately supported, and financially feasible and that results in the 

highest value. 

Source: The Appraisal of Real Estate, Third Canadian Edition, The Appraisal Institute of Canada (2010). 

 

When determining the Highest and Best Use, appraisers always need to consider the following criteria: 

 the use must be legal; 

 the use must be probable and possible within a reasonable period of time; 

 there must be a demand for the use; and 

 the use must be profitable and provide the highest net returns in the foreseeable future. 

 

Most of the properties utilized in this study have an agricultural Highest and Best Use. However, some 

larger, treed or aesthetically pleasing parcels may have a greater recreational or large parcel country 

residential use rather than an agricultural use. For this study, the appraisers have considered the above 

listed criterion as well as professional judgement and experience to determine the Highest and Best 

Use of a property. The appraisers have only utilized comparable properties which have the same 

Highest and Best Use as the given subject on-line property. 

 

There can be confusion between the Highest and Best Use and the current use, as well, how those uses 

impact on the current market value. Lands in a considerable portion of the province, specifically areas 

around urban centres in particular, have for the foreseeable future an agricultural Highest and Best 

Use. Due to the distance from these urban centres, there is limited current potential for more intensive 

development. The returns from the land are exclusively from agricultural uses. These returns support 

the productive capacity of the land, but do not support the current market value. Demand from buyers 

not dependent on agricultural returns and large farmers wanting to expand their land base and willing 

to pay more for the single quarter, has driven the value of the land to a higher level than can be 

supported by agriculture. However, the Highest and Best Use still remains agriculture as there are no 

other potential alternative uses within the foreseeable future. 

 

The buyer of land, which due to location and zoning has no alternative use potential, is purchasing the 

land as a long-term investment with a marginal annual return on investment, but speculative long-term 

return on capital appreciation. Therefore the lands being purchased for $3,000.00 to $4,000.00 per acre 

in some areas only have annual returns supporting a $1,500.00 to $2,000.00 per acre value; the market 



 Impact of High Voltage Transmission Lines on 

Serecon Valuations Inc.  Rural Property Values 

 

 

 

 

 
 
File # 825311.5 – 14 –  

is anticipating capital gains to make up the difference. However, the land’s Highest and Best Use 

remains agriculture, with continued demand from the hobby use/investment buyer to support the 

current market value. 

 

3.3 FINDINGS 

 

The following is a summary of the sales utilized, the overall adjustments made to those sales and the 

price differences for each of the paired sales utilized. Maps indicating the location of the subject (on-

line) and comparable (off-line) properties for each transmission line utilized are located in the 

Appendix to the report. 



 Impact of High Voltage Transmission Lines on 

Serecon Valuations Inc.  Rural Property Values 

 

 

 

 

 
 
File # 825311.5 – 15 – 

 

 

Subject/Comparable Land Use Size 
Transfer 

Date 
Sale 
Price 

Imp ECV Inferior/Superior Characteristics 

Adjustments Price Difference 

Time -/+ Characteristics 
Adj. 
Price 

Price/ 
Acre 

(Subj-
Comp) 

% Diff.  

 Line 7L16 (Single Pole) 
                 

1 NW & E ½ 30-33-23-W4 DC 455.25 31/03/2004 500,000 4 leases $42,000  
       

458,000 1,006 
  

1A SW 24-33-23-W4 DC 160 04/09/2004 160,000 
     

-3.50% 
   

154,400 965 41 4.25% 
1B W ½ 1-34-23-W4 DC 320 13/05/2004 322,000 1 lease $10,500  Inferior Soil 

  
-0.70% 5% 

  
324,785 1,015 -9 -0.88% 

 
                  

2 SW 18-34-23-W4 OP, DC 158.84 21/06/2007 210,000 2 leases $21,000  
       

189,000 1,190 
  

2A SW 11-35-24-W4 OP, DC 148.67 07/11/2007 210,000 1 lease $10,500  
   

-5.60% 
   

188,328 1,267 -77 -6.07% 
2B SE 11-35-24-W4 DC, OP 160 09/01/2007 202,000 3 leases $31,500  

   
7.00% 

   
182,435 1,140 50 4.36% 

 
                  

3 SW 14-37-23-W4 DC, OP 160 17/08/2004 167,500 2 leases $21,000  
       

146,500 916 
  

3A SE 21-37-22-W4 OP, DC 160 22/05/2004 153,280 1 lease $10,500  Inferior Land Use 
  

2.10% 10% 
  

160,356 1,002 -87 -8.64% 
 

                  
 Line 7L32 (Single Pole) 

                 
4 SW 14-72-4-W6 DC 144.3 02/09/2011 380,000 

         
380,000 2,633 

  
4A NW 13-72-5-W6 DC 155.11 31/08/2011 400,000 

  
Superior Soil Inferior Land Use 

 
0.00% -5% 10% 

 
420,000 2,708 -74 -2.75% 

 
                  

5 NE 8-71-25-W5 BU, DC 118.72 02/11/2004 76,000 
         

76,000 640 
  

5A NW 4-72-26-W5 BU, DC 64.3 10/08/2004 52,500 1 lease $7,500  Size 
  

2.10% -10% 
  

41,351 643 -3 -0.45% 
                   

6 SE 29-72-4-W6 DC 160 09/06/2005 185,000 
         

185,000 1,156 
  

6A NW 3-72-4-W6 DC 146.2 31/05/2005 178,000 
  

Superior Soil 
  

0.00% -10% 
  

160,200 1,096 60 5.52% 
 

                  
7 SE 16-72-3-W6 DC, OP 126.64 17/10/2005 110,000 

         
110,000 869 

  
7A NE 6-72-3-W6 DC 156.02 19/10/2005 145,000 

  
Superior Land Use Superior Soil 

 
0.00% -10% -5% 

 
123,250 790 79 9.96% 

                   
8 NE 4-71-25-W5 DC 146.24 14/02/2007 100,000 

         
100,000 684 

  
8A NW 24-71-26-W5 DC 78.89 14/02/2007 75,000 

  
Superior Soil Size 

 
0.00% -10% -10% 

 
60,000 761 -77 -10.09% 

                   
9 NE 4-72-1-W6 DC 127.03 17/01/2008 170,000 

         
170,000 1,338 

  
9A SW 32-72-1-W6 DC 160 28/05/2008 160,000 

  
Inferior Soil Inferior Access 

 
-2.80% 15% 5% 

 
186,624 1,166 172 14.73% 

                   
10 SW 16-69-22-W5 OP, BU 100.18 18/06/2009 74,500 

         
74,500 744 

  
10A SE 4-70-22-W5 BU, OP 108.86 04/12/2009 125,000 

  
Superior Access Superior Location 

 
-2.40% -10% -10% 

 
97,600 897 -153 -17.05% 

10B SE 36-70-23-W5 DC, BU 157.98 12/03/2009 100,000 
  

Superior Land Use Size 
 

1.20% -5% 10% 
 

106,260 673 71 10.56% 
 

                  
11 SE 21-70-24-W5 BU 76.63 27/08/2009 60,000 

         
60,000 783 

  
11A SE 4-71-25-W5 BU, DC 167.17 27/03/2009 100,000 

  
Superior Land Use Size 

 
2.00% -5% 10% 

 
107,100 641 142 22.21% 

                   
12 SW 21-70-24-W5 DC, BU 143.97 27/08/2009 120,000 

         
120,000 834 

  
12A SE 36-70-23-W5 DC, BU 157.98 12/03/2009 100,000 

  
Inferior Land Use 

  
2.00% 10% 

  
112,200 710 123 17.36% 

12B NW 7-71-25-W5 DC, BU 161.24 22/06/2009 145,000 
     

0.80% 
   

146,160 906 -73 -8.05% 
 

                  
 Line 7L58 (Steel Lattice) 

                 
13 NW 25-93-23-W5 DC 114.46 02/10/2009 107,500 

         
107,500 939 

  
13A SE 24-92-24-W5 DC, BU 160 19/02/2010 125,000 

  
Size 

  
-1.40% 5% 

  
129,413 809 130 16.12% 
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Subject/Comparable Land Use Size 
Transfer 

Date 
Sale 
Price 

Imp ECV Inferior/Superior Characteristics 

Adjustments Price Difference 

Time -/+ Characteristics 
Adj. 
Price 

Price/ 
Acre 

(Subj-
Comp) 

% Diff.  

 Line 7L70 (Single Pole) 
                 

14 NE 5 & SE 8-60-13-W4 BU, DC 316 17/05/2010 180,000 1 lease $7,500  
       

172,500 546 
  

14A N ½ 18-59-14-W4 BU, DC 322.48 15/01/2010 205,200 
  

Superior Access 
  

1.20% -10% 
  

186,896 580 -34 -5.81% 
 

                  
15 N ½ 4-60-13-W4 BU, DC 314 21/09/2010 170,000 2 leases $15,000  

       
155,000 494 

  
15A N ½ 18-59-14-W4 BU, DC 322.48 15/01/2010 205,200 

  
Superior Access 

  
2.40% -10% 

  
189,112 586 -93 -15.82% 

 
                  

16 NW 2 & SE 10-60-12-W4 OP, DC 320 23/04/2005 145,000 
         

145,000 453 
  

16A NW 27-60-11-W4 OP, BU 157.81 26/05/2005 70,000 
  

Inferior Land Use 
  

-0.50% 10% 
  

76,615 485 -32 -6.67% 
16B SE 22-59-12-W4 OP, BU 160 17/05/2005 60,000 

  
Inferior Land Use 

  
-0.50% 10% 

  
65,670 410 43 10.40% 

 
                  

17 NW 20-61-7-W4 DC, OP, BU 157.97 08/06/2004 78,000 
         

78,000 494 
  

17A SW 9-60-7-W4 DC, BU 149.99 04/02/2004 82,000 
  

Superior Land Use 
  

2.10% -10% 
  

75,350 502 -9 -1.71% 
17B SW 33-61-8-W4 OP, BU 150.03 03/08/2004 95,000 1 lease $5,000  

   
-1.40% 

   
88,740 591 -98 -16.52% 

 
                  

18 NW 1-60-13-W4 BU 150.25 21/06/2006 76,000 
         

76,000 506 
  

18A SE 36-59-13-W4 BU 158.98 06/06/2006 70,000 
     

0.00% 
   

70,000 440 66 14.88% 
18B NE 9-60-13-W4 BU 157.03 19/12/2006 72,000 

     
-4.20% 

   
68,976 439 67 15.16% 

 
                  

19 NE 5 & SE 8-60-13-W4 BU, DC 316 09/08/2007 155,000 1 lease $5,000  
       

150,000 475 
  

19A SE 6-60-12-W4 BU, DC 159.78 08/05/2007 85,000 
  

Superior Access 
  

4.20% -10% 
  

79,713 499 -24 -4.85% 
19B NE 10-60-13-W4 BU, DC 147.02 19/06/2007 80,000 1 lease $5,000  Superior Access 

  
2.80% -10% 

  
69,390 472 3 0.57% 

 
                  

20 NW 6-60-12-W4 OP, BU 158 13/02/2007 75,000 
         

75,000 475 
  

20A NE 10-60-13-W4 BU, DC 147.02 19/06/2007 80,000 1 lease $5,000  
   

-5.60% 
   

70,800 482 -7 -1.43% 
 

                  
21 SE 24-61-10-W4 DC 158.97 08/04/2009 158,000 

         
158,000 994 

  
21A S ½ 31-61-9-W4 DC, BU 295.22 02/12/2008 320,000 

  
Inferior Land Use 

  
1.60% 5% 

  
341,376 1,156 -162 -14.05% 

 
                  

 Line 7L76 (Single Pole except #22; H-Frame) 
             

22 SW 30-109-15-W5 DC, BU 160 26/08/2004 30,000 
         

30,000 188 
  

22A NE 34-109-14-W5 DC, BU 156.93 05/10/2004 25,000 
  

Inferior Soil 
  

-1.40% 5% 
  

25,883 165 23 13.68% 
22B N ½ 9-110-15-W5 DC, BU 316.04 19/05/2004 50,000 

  
Inferior Soil 

  
2.10% 5% 

  
53,603 170 18 10.55% 

 
                  

23 SW 4-110-18-W5 DC 142.82 11/07/2005 55,000 
         

55,000 385 
  

23A NW 9-110-17-W5 DC 157.03 22/07/2005 52,500 
  

Inferior Soil 
  

0.00% 5% 
  

55,125 351 34 9.70% 
23B SW 25-110-19-W5 DC 137.55 22/10/2005 60,000 

  
Inferior Soil 

  
-1.50% 5% 

  
62,055 451 -66 -14.64% 

 
                  

24 S ½ 15-110-19-W5 DC 303.12 30/06/2008 190,000 
         

190,000 627 
  

24A SW 32-109-18-W5 DC 160 13/06/2008 95,000 
  

Superior Soil 
  

0.00% -5% 
  

90,250 564 63 11.13% 
24B N ½ 15-110-19-W5 DC 309.56 25/06/2008 190,000 

     
0.00% 

   
190,000 614 13 2.12% 
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Subject/Comparable Land Use Size 
Transfer 

Date 
Sale 
Price 

Imp ECV Inferior/Superior Characteristics 

Adjustments Price Difference 

Time -/+ Characteristics 
Adj. 
Price 

Price/ 
Acre 

(Subj-
Comp) 

% Diff.  

 Line 7L92 (Single Pole) 
                 

25 SE 19-59-13-W4 OP, BU 96.28 18/10/2010 85,000 
         

85,000 883 
  

25A NE 30-59-12-W4 OP 74.68 28/10/2010 70,000 
  

Inferior Access Superior Land Use 
 

0.00% 10% -10% 
 

70,000 937 -54 -5.81% 
26 SW 19-59-13-W4 OP, BU 108.6 21/01/2004 40,000 

         
40,000 368 

  
26A NE 22-59-14-W4 OP, BU 100.15 10/02/2004 33,000 

     
-0.70% 

   
32,769 327 41 12.57% 

 
                  

27 SW 36-53-14-W4 OP, DC 160 23/04/2004 85,000 
         

85,000 531 
  

27A SE 15-54-13-W4 OP 80.12 07/04/2004 41,500 
  

Inferior Land Use Size 
 

0.00% 10% -10% 
 

41,500 518 13 2.56% 
 

                  
28 

E ½ 36-58-14-W4 and  
NW 30-58-13-W4 

DC, BU 374.06 09/01/2007 230,000 
         

230,000 615 
  

28A N ½ 27-58-15-W4 BU, DC 229.62 04/08/2006 150,000 1 lease $7,500  Inferior Land Use 
  

3.50% 10% 
  

162,236 707 -92 -12.97% 
 

                  
29 NW 31-55-13-W4 DC 80 15/04/2008 100,000 

         
100,000 1,250 

  
29A SW 9-54-12-W4 DC 79.5 17/03/2008 80,000 

  
Inferior Soil 

  
0.70% 20% 

  
96,672 1,216 34 2.80% 

29B SW 3-55-13-W4 DC 137.73 19/12/2007 133,000 
  

Size 
  

2.10% 5% 
  

142,583 1,035 215 20.75% 
 

                  
30 NE 18-59-13-W4 OP, BU 153 17/07/2008 95,000 

         
95,000 621 

  
30A SW 28-58-14-W4 OP, BU 158.01 04/06/2008 120,000 1 lease $7,500  

   
0.70% 

   
113,288 717 -96 -13.40% 

 
                  

31 NW 19-56-13-W4 DC 158.98 10/09/2009 160,000 
         

160,000 1,006 
  

31A SW 34-56-12-W4 DC 160 15/12/2009 155,000 
     

-1.20% 
   

153,140 957 49 5.15% 
31B NW 1-56-12-W4 DC 149.92 16/04/2009 155,000 

     
2.00% 

   
158,100 1,055 -48 -4.57% 

31C SE 9-56-13-W4 DC, BU 157.9 13/01/2010 125,000 
  

Inferior Land Use 
  

-1.60% 20% 
  

147,600 935 72 7.66% 
 

                  
 Line 7L98 (Single Pole) 

                 
32 NW 10-32-4-W4 DC 155.84 09/03/2009 63,360 

         
63,360 407 

  
32A S ½ 26-31-4-W4 DC 314.97 05/02/2009 128,000 1 lease $5,000  

   
0.40% 

   
123,492 392 14 3.70% 

32B SE 5-31-4-W4 DC, OP 159.07 10/07/2009 72,000 
     

-1.60% 
   

70,848 445 -39 -8.72% 
32C W ½ 11-31-4-W4 DC 318.2 24/08/2009 126,000 

     
-2.00% 

   
123,480 388 19 4.77% 

 
                  

33 NW 10-34-4-W4 OP 155.54 13/01/2004 45,750 
         

45,750 294 
  

33A NW 19-34-3-W4 DC, OP 154.25 13/01/2004 54,600 
  

Superior Land Use 
  

0.00% -10% 
  

49,140 319 -24 -7.67% 
33B NW 14-34-3-W4 DC 127.61 23/04/2004 50,000 

  
Superior Land Use 

  
-2.10% -10% 

  
44,055 345 -51 -14.80% 

33C NE 23-34-4-W4 OP 160 13/01/2004 47,250 
     

0.00% 
   

47,250 295 -1 -0.40% 
 

                  
 9L11 (H-Frame) 

                 
34 SW 23-71-21-W5 BU, OP 160 05/07/2008 75,000 

         
75,000 469 

  
34A NW 28-71-21-W5 OP, BU 116.5 25/01/2008 60,000 

  
Inferior Soil Size 

 
4.20% 5% -5% 

 
62,520 537 -68 -12.65% 

34B SW 28-71-21-W5 BU, OP 160 07/02/2008 75,000 
  

Inferior Soil 
  

3.50% 5% 
  

81,506 509 -41 -7.98% 
                   

35 NE 23-71-21-W5 BU 160 05/08/2009 75,000 
         

75,000 469 
  

35A NE 11-72-21-W5 BU 126.05 02/06/2009 50,000 1 lease $5,000  Inferior Soil 
  

0.80% 5% 
  

47,628 378 91 24.06% 
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Subject/Comparable Land Use Size 
Transfer 

Date 
Sale 
Price 

Imp ECV Inferior/Superior Characteristics 

Adjustments Price Difference 

Time -/+ Characteristics 
Adj. 
Price 

Price/ 
Acre 

(Subj-
Comp) 

% Diff.  

36 SW 19-82-18-W5 BU 159 21/11/2011 99,900 
         

99,900 628 
  

36A SE 27-82-19-W5 BU, DC 158.97 21/02/2011 120,000 
  

Superior Soil Superior Land Use 
 

5.40% -5% -10% 
 

107,508 676 -48 -7.09% 
 

                  
37 SW 21-76-19-W5 DC 160 25/01/2010 150,000 

         
150,000 938 

  
37A NE 18-76-20-W5 DC 160 11/01/2010 220,000 

  
Superior Access Superior Soil Superior Location 0.00% -10% -5% -5% 176,000 1,100 -163 -14.77% 

37B SW 7-76-20-W5 DC 160 02/04/2010 210,000 
  

Superior Access Superior Soil Superior Location 0.60% -10% -5% -5% 169,008 1,056 -119 -11.25% 
                   

38 SW 19-81-18-W5 BU, DC 156 12/01/2006 59,000 Cabin $7,500  
       

51,500 330 
  

38A S ½ 33-80-19-W5 DC, BU 310.74 24/10/2005 105,000 
  

Severed Superior Land Use 
 

1.70% 5% -5% 
 

106,785 344 -14 -3.93% 
38B NE 25-81-19-W5 BU, OP 160 04/09/2006 42,000 

  
Inferior Soil Inferior Land Use 

 
-5.60% 5% 10% 

 
45,595 285 45 15.85% 

                   
39 SW 19-81-18-W5 BU, DC 156 29/07/2005 59,000 Cabin $7,500  

       
51,500 330 

  
39A E ½ 12-81-19-W5 OP, BU 320 31/05/2005 86,000 

  
Inferior Soil Inferior Land Use 

 
1.00% 5% 10% 

 
99,889 312 18 5.76% 

39B S ½ 33-80-19-W5 DC, BU 310.74 24/10/2005 105,000 
  

Severed Superior Land Use 
 

1.70% 5% -5% 
 

106,785 344 -14 -3.93% 
 

                  
 9L36/9L37 (Steel Lattice) 

                 
40 SE 8-63-10-W4 BU 161.24 24/03/2005 45,000 

         
45,000 279 

  
40A SW 10-64-11-W4 BU 161.24 02/06/2005 50,600 1 lease $5,000  Superior Access 

  
-1.00% -10% 

  
40,630 252 27 10.76% 

 
                  

 9L59 (H-Frame) 
                 

41 W ½ 18-33-13-W4 OP 314.75 13/04/2011 110,162 3 leases $15,000 
       

95,162 302 
  

41A E ½ 5-34-13-W4 OP 318 15/04/2011 135,150 3 leases $15,000 Superior soil Inferior Access 
Superior 

Topography 
0.00% -5% 5% -10% 108,135 340 -38 -11.09% 

                   
42 E ½ 18-39-13-W4 OP 318.99 23/10/2007 190,000 1 lease $5,000  

       
185,000 580 

  
42A SE 12-39-13-W4 OP, DC 139.11 28/11/2007 77,000 

  
Superior Land Use 

  
-1.40% 5% 

  
79,718 573 7 1.20% 

                   
43 S ½ 24-29-14-W4 OP 318 20/12/2004 104,000 

         
104,000 327 

  
43A NE 32-28-15-W4 DC 159 26/11/2004 71,550 1 lease $5,000 Superior Land Use 

  
0.70% -5% 

  
63,665 400 -73 -18.32% 

43B NE 29-30-15-W4 OP,DC 159 01/06/2005 66,400 
     

-3.00% 
   

64,408 405 -78 -19.26% 
 

                  
 9L960/9L961 (Steel Lattice) 

                 
44 NE 28-57-18-W4 OP, BU 160 17/01/2008 105,000 

         
105,000 656 

  
44A SE 12-57-17-W4 OP, DC 160 15/11/2007 140,000 

  
Superior Soil Superior Land Use 

 
2.80% -10% -10% 

 
115,136 720 -63 -8.80% 

                   
45 NE 30-61-11-W4 BU, OP 160 25/05/2007 80,000 

         
80,000 500 

  
45A SE 35-61-11-W4 OP, BU 160 31/05/2007 92,000 

  
Superior Land Use 

  
0.00% -10% 

  
82,800 518 -18 -3.38% 

45B NW 26-61-11-W4 BU 156.44 04/06/2007 78,500 
  

Inferior Land Use 
  

0.00% 10% 
  

86,350 552 -52 -9.42% 
                   

46 NW 30 & SW 31-60-13-W4 BU, OP 314.2 06/07/2007 100,000 
         

100,000 318 
  

46A SW 30-60-13-W4 BU, OP 138.49 06/07/2007 50,000 
  

Superior Access 
  

0.00% -5% 
  

47,500 343 -25 -7.21% 
46B SE 15-59-14-W4 BU, OP 161.24 14/05/2007 45,000 

  
Superior Access 

  
2.80% -10% 

  
41,634 258 60 23.26% 

 
                  

47 SE 23-62-12-W4 DC, OP 158.49 16/12/2008 60,000 
         

60,000 379 
  

47A S 1/2 10-62-12-W4 DC, OP, BU 320 18/12/2008 101,000 
  

Inferior Land Use Inferior Soil 
 

0.00% 5% 5% 
 

111,100 347 31 9.04% 
47B NE 14-62-12-W4 OP 160 16/12/2008 60,000 

  
Inferior Land Use 

  
0.00% 5% 

  
63,000 394 -15 -3.85% 
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Subject/Comparable Land Use Size 
Transfer 

Date 
Sale 
Price 

Imp ECV Inferior/Superior Characteristics 

Adjustments Price Difference 

Time -/+ Characteristics 
Adj. 
Price 

Price/ 
Acre 

(Subj-
Comp) 

% Diff.  

48 NW 6-59-15-W4 BU, OP 154.5 19/11/2004 99,000 
         

99,000 641 
  

48A NE 28-60-16-W4 BU 159.3 09/02/2005 81,000 
  

Inferior Land Use 
  

-1.70% 10% 
  

87,585 550 91 16.54% 
 

                  
49 SE 30-61-11-W4 OP, BU 158.97 19/01/2011 97,000 

         
97,000 610 

  
49A SE 35-61-11-W4 OP, BU 160 16/08/2010 100,000 

     
1.50% 

   
101,500 634 -24 -3.81% 

 
                  

50 NW 16-59-15-W4 DC 160 26/03/2004 110,000 1 lease $7,500  
       

102,500 641 
  

50A NE 21-58-15-W4 DC 151.34 18/02/2004 106,000 1 lease $7,500  
   

0.70% 
   

99,190 655 -15 -2.26% 
 

                  
51 SE 7-59-15-W4 BU, OP 161 13/08/2010 200,000 

         
200,000 1,242 

  
51A NE 15-59-16-W4 BU, OP 160.88 09/04/2010 169,900 2 leases $15,000  

   
1.20% 

   
156,759 974 268 27.49% 

 
                  

 7L14 (Single Pole) 
                 

52 SE 25-50-5-W4 OP 146.73 10/05/2007 110,047 
         

110,047 750 
  

52A SW 27-49-5-W4 DC, OP 158.78 04/05/2007 130,000 
  

Superior Land Use Superior Soil 
 

0.00% -10% -5% 
 

110,500 696 54 7.77% 
 

                  
53 SW 25-50-5-W4 OP 158.61 02/09/2011 150,680 

         
150,680 950 

  
53A SE 4-51-4-W5 OP 163.21 30/05/2011 132,000 1 lease $7,500  

   
1.80% 

   
126,741 777 173 22.34% 
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3.3.1 Mathematical Analysis 

Over the 13 total lines there were 53 on-line sales and 79 off-line sales utilized. Based on a simple 

average of the differences between the 79 pairs, there is no definitive difference between the sale price 

of on-line properties and the sale price of similar off-line properties. In fact on a dollar per acre basis, 

the mathematical average difference between on-line properties and the average off-line property is 

+$2.16. As a percentage difference this difference is +0.82%. Both of these factors show that there is 

no effect of the HVTL on property values. When you eliminate the pairs which necessitated a gross 

adjustment of more than 5%, the differences become +$11.72 or +1.96%. This limited mathematical 

analysis shows negligible price effect from the power lines, which results are complimentary to the 

statistical analysis in the next section. 

 

There also appears to be very little difference in terms of impact between the 144 kV transmission 

lines and the 240 kV transmission lines. Of the 79 total pairs, 53 are along 144 kV lines (primarily 

single pole structures) and 26 are along 240 kV lines (H-frame and steel lattice structures). From a 

mathematical standpoint the 144 kV pairs show average differences between on-line and off-line 

values of +$6.87 and +1.37%. The average differences on the 240 kV lines are -$8.75 and -0.58%. 

 

Similarly, another mathematical analysis was done in respect of properties containing the actual 144 

kV and 240 kV structures and omitting those on-line properties which were immediately adjacent to a 

HVTL contained within a road allowance. This distinction narrowed the data set to a total of 42 pairs. 

These pairs then showed average differences of -$0.24 per acre and -0.47%. 

 

3.3.2 Statistical Analysis 

The objective of this study has been to assess the impact of 144 kV and 240 kV transmission lines on 

property values. In order to quantify the difference, data has been collected in respect of property 

values located on lines or where the line is adjacent to the property in a road right-of–way, in addition 

to comparative values of properties located away from the transmission lines. This data was then 

organized in a way that allows for the best statistical analysis of the data.  

 

Paired Two Sample Comparison of Means 

In this approach we have organized the data into pairs, or matched pairs of data. One match pair is 

made up of one on-line property and one comparative off-line property. The resulting analysis can be 

viewed as analyzing the mean difference between the matched pairs (mean of the differences), or a 

paired two sample comparison of means. The reason this approach was used as opposed to a straight 

forward comparison of two means (mean of properties located on line versus the mean of those located 

of line) is that the data in question is not independent of each other. The value of a 160 acre property 

in say, Consort, Alberta located off-line is not independent of a 160 acre property in Consort Alberta 

located on-line. When dealing with two means that each have wide values ($1,000.00 to $16,000.00 

per acre properties for example) each sample will have a large standard deviation. However, the 
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standard deviation of the differences of the matched pairs will be much smaller as the property values 

of each pair are dependent on one another. This matched pairs approach allows for an appropriate 

determination if the mean values of the sample populations are different.  

 
The data has been compared on both a value and a percentage basis, and this has been done based on 

three scenarios:  

(i) on all properties within the previously discussed study area; 

(ii) by considering only those properties in respect of which minimal adjustments have been 

made by Serecon (minimal adjustments are defined as those paired sales in which only a 

gross 5% or less adjustment was made to the comparable or [off-line] sale); and 

(iii) by considering only those properties on which a HVTL is present  and not in an adjacent road 

allowance.  

 

The following two tables have been prepared to summarize the findings. Included in these tables are 

the mean (average) differences in the three populations, the standard deviation of this difference, and 

the statistical test. In this case the statistical test is in the form of a t-test, or p-value. A t-test is a 

statistical test used to determine if there is a significant difference between the mean or average values 

of two groups. The hypothesis that we are testing is that there is no difference between property values 

on-line and property values off-line. We write this as the null hypothesis of HO: (xD) =0, where xD is 

the mean difference of the properties on-line, and those off-line. Our alternative hypothesis is that on-

line properties are less than those off-line expressed as HA: (xD) <0.  

 
If we use a 95% confidence level, or alpha of 0.05, we can reject the null hypothesis in favour of the 

alternative hypothesis if the p-value is less than 0.05. Similarly, we can reject the null hypothesis in 

favour of the alternative hypothesis if the t-stat is larger (negative) than the relevant t-test.  

 
We have organized the data into two tables, one for the difference in value and one for the difference 

in percent.  
 

Statistical Analysis of Properties in Value Terms 

Data Set 

Number 
of 

Matched 
Pairs 

Mean 
Difference 

in Value 

Standard 
Deviation of 

Differences in 
Value 

Relevant 
t-test 

t-stat 
(values) 

P-Value 
(Values) 

Reject or Not-
Reject H0 ($) 

All Data 79 $2.16 $80.68 1.66 0.238 0.406 Not-Reject 

Min. Adjustments 37 $11.72 $86.81 1.69 0.821 0.208 Not-Reject 

HVTL on Property 42 -$0.24 $82.00 1.68 -0.019 0.492 Not-Reject 
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Statistical Analysis of Rural Properties in Percentage Terms 

Data Set 

Number 
of 

Matched 
Pairs 

Mean 
Difference 

of % 

Standard 
Deviation of 

Differences in 
% 

Relevant 
t-test 

t-stat (%) 
P-Value 

(%) 
Reject or Not-
Reject H0 (%) 

All Data 79 0.82% 11.66% 1.66 0.621 0.268 Not-Reject 

Min. Adjustments 37 1.96% 12.40% 1.69 0.962 0.171 Not-Reject 

HVTL on Property 42 -0.47% 11.87% 1.68 -0.256 0.340 Not-Reject 

 

Based on the above statistical analysis, the null hypothesis is not-rejected in favour of the alternative 

hypothesis. In other words, the statistical evidence indicates that the value of properties on-line are not 

lower than values of properties off-line. This can be seen in the first table as the p-value of 0.406 for 

“all data” is much higher than 0.05. In the analysis of the percent differences in the second table, the p-

value is 0.268, also much higher than 0.05. 

 

While the results vary slightly when properties in respect of which significant adjustments were 

required are removed; the conclusion is the same; there is not enough statistical evidence to reject the 

null hypothesis in favour of the alternative hypothesis. The difference between on-line and off-line 

values is not statistically significant. 

 

3.4 IMPROVED PROPERTIES 

 

The purpose of this report is to evaluate the effects of HVTLs on rural property values, including rural 

properties with buildings and improvements. Properties along the aforementioned transmission lines 

were searched in order to find recent sales. These sales, between January, 2004 and December, 2011, 

included both bareland sales and improved sales. However, the volume of improved sales was very 

limited. Along the 13 lines searched 10 properties were identified as being arm’s-length transactions 

and having buildings or improvements of some degree. Of these ten sales, six were deemed to be 

building sites with major improvements and four were building sites with minor improvements. Major 

improvements were deemed to be sites with a residence and three or more significant service 

buildings. Minor improvements were sites with a residence and two or less service buildings. 

 

The difficulty with assessing properties with building sites is twofold. First, it is very difficult to 

obtain the necessary information regarding the buildings (type of building, size of building, age of 

building, etc.). Secondly, it is very difficult to find comparable building sites with a very similar 

complement of buildings in the same market area. The appraisers attempted to utilize multiple listing 

services (MLS) and local municipalities’ assessment branches to determine the exact compliment and 

necessary detail of buildings on the subject properties. This was met with a lack of MLS sales and a 

number of municipalities that were not willing to divulge the necessary information. In addition to 

these issues, it was deemed that utilizing the major building sites, due to their complexity, was not a 

viable option. In the end, we were left with two on-line sales in respect of which sufficient data was 
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available to complete a Paired Sale Analysis. It is the opinion of the appraisers that two sales, with still 

quite limited data, is not enough from which to draw any conclusions, even of a general nature. 

Therefore, an additional analysis of improved properties was not completed. 

 

Any impact from transmission lines on improved properties would need to be assessed on a site 

specific basis. 

 

3.5 PAIRED SALES CONCLUSIONS 

 

Overall, the quantitative results from the Paired Sales Analysis indicated no difference between the 

adjusted sale prices of vacant on-line and off-line properties. Our general observations can be 

summarized as follows: 

 Taken as a whole, the information reported here, when analyzed statistically, indicates that vacant 

on-line sales compared to vacant off-line sales are the same. It is not possible to attribute any 

variation to the presence of the overhead transmission line. 

 Due to a lack of sales and information, the impact of HVTLs on improved properties is not easily 

calculated on a general scale. Rather, a site specific analysis would need to be completed in order 

to assess any possible impacts. 
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4.0 REGRESSION ANALYSIS 

 

 

4.1 METHODOLOGY 

 
As described previously, an alternative approach to determining the effect on property values of 

HVTLs is by way of a Regression Analysis. With this approach, property values are regressed on 

specific property characteristics, and the resulting estimates indicate the effects of each of these 

characteristics on property values, holding the effects of all other variables constant.  

 
Even though the focus of the Regression Analysis is the effect on property values of the transmission 

line, it is necessary to explicitly include other variables that affect property values in the regression 

models that are estimated. Failure to do so would mean that the coefficient on the transmission line 

variable would be biased, so that any inferences that were made in such a case could be misleading. 

For example, if a smaller property size is expected to result in a higher property value per acre, but the 

parcel size variable is omitted from the regression model, and if larger parcel sizes happen to be more 

prevalent adjacent to a transmission line, then the results of the regression analysis may indicate that 

the values of properties adjacent to transmission lines are lower than the values of other properties. By 

explicitly including property size and other variables that are expected to affect property values in the 

regression model, the coefficients on the transmission line variable will indicate the effect on property 

values of a HVTL, while holding constant the effects of all other variables that are included in the 

model. Of course, it is not possible to include all variables that may affect property values in the 

regression analysis as some are not recorded or all the necessary information is not always available. 

The effects of factors such as these are addressed as part of the error term in the regression model.  

 
4.1.1 Data 

Data utilized in the regression analysis was collected from Alberta Municipal transfer data. The same 

13 lines searched in the Paired Sales Analysis were also used in the Regression Analysis, searching all 

townships which contain a portion of one of the studied 144 kV or 240 kV transmission lines. These 

transfers were then sorted to include only transfers in which the properties were 70 acres in size or 

larger and a value and consideration were both recorded. Additional information was then obtained for 

the selected properties in order to determine parcel size, land use, CLI soil rating, presence of surface 

leases, presence of improvements and the relevant municipality. These characteristics were then 

included with the sale price, time of transfer and whether the property is on-line or off-line and utilized 

as the regression data set. 

 
Four separate regression analyses were run in order to obtain the best model in determining the 

significance of the on-line variable. The first model was a base linear model containing all variables. 

The second was a base model using (natural) log of value. The third model was a base model with log 

values, with two extra variables to help explain parcel size. The fourth model was similar to model #3 

with the addition of an interaction term for each location. 
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4.2 FINDINGS 

 
The findings of the Regression Analysis were very similar to those of the Paired Sales Analysis, in that 

the effect of the on-line variable was insignificant overall in all four models. In general, the log model 

was preferred to the base model as it indicated a better overall fit; however, neither model is perfect 

and therefore some explanatory issues persist with both. Both the base model and the log model did 

show similar results in terms of the on-line variable in that they both show it as a positive and not 

significant coefficient (regression output is summarized in the Appendix). 

 
The third model introduces two extra variables: 

i) parcel size squared; and  

ii) parcel size x on-line.  

 
These additional variables allow the property value to increase non-linearly as parcel size increases, 

and for the effect of being on-line to change as parcel size increases. Both of these additional variables 

helped to improve the model. The on-line coefficient then becomes negative, however it is still 

considered not significant. 

 
Finally, the fourth model adds an interaction term for each municipality in which the properties are 

located. This allows the effect for being on-line to be different for each municipality. However, this 

final addition leads to non-credible results which likely stems from the lack of on-line properties for 

any one municipality. 

 
Overall the findings of the Regression Analysis are consistent across all of the models run. No matter 

the model, the final results show that the on-line variable remains insignificant. This would indicate 

that the presence of the HVTL (on-line) is not a significant variable when trying to determine the value 

of the parcel. 

 

4.3 CONCLUSIONS 

 
Overall, the results of the Regression Analysis showed that the inclusion of an on-line variable was 

insignificant to the overall regression model. Our general observations can be summarized as follows: 

 Regardless of the model used (some models were preferred and considered better) the on-line 

variable was considered insignificant.  

 The addition of extra explanatory variables increased the reliability of the model, but not the 

significance of the on-line variable. 

 There is not enough location (municipality) specific data to determine if the impact of the on-

line variable changes based on the municipality it is located in. 
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5.0 OVERALL CONCLUSIONS 

 

 

The two approaches utilized (Paired Sales Analysis and Regression Analysis) to estimate the impact of 

HVTLs on rural property values resulted in similar findings. 

 

When analyzed statistically, the Paired Sales Analysis did not indicate any negative effect on vacant 

rural or bareland property values from the presence of a transmission line on, or in a road allowance 

adjacent to, the property when all on-line sales were considered together. When analyzed on a purely 

mathematical basis, properties as a whole had average impacts of +$2.16 per acre and +0.82%. 

Properties with minimal adjustments had average impacts of +$11.72 per acre and +1.96%. These 

results are somewhat inconsistent, but overall small and insignificant. This insignificance was further 

confirmed through statistical analysis of the paired sales. Unfortunately, inadequate data and 

information resulted in the inability to determine the impact on improved properties. 

 

The Regression Analysis yielded similar results showing in all four models that the on-line variable 

within the regression was insignificant. The direction of impact (positive or negative) changed based 

on the model, but the overall results were the same, showing insignificance. 

 

It is our opinion, based on the results from this study, that 144 kV and 240 kV transmission lines 

located on, or in road allowances adjacent to vacant rural properties, have no impact on their market 

values. 
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APPENDIX 

APPENDIX A – SUBJECT AND COMPARABLE MAPS 

APPENDIX B – REGRESSION ANALYSIS OUTPUT 

 

 

 

 

 

 

 

 

 

 

 

 



 Impact of High Voltage Transmission Lines on 

Serecon Valuations Inc.  Rural Property Values 

 

 

 

 

 
 
File # 825311.5 Appendix A – Page 1  

Line 7L16 
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Line 7L32 
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Line 7L58 

 

 

 

13A 

13 

      On-line                    Off-line                   Approximate Location of Transmission Line 



 Impact of High Voltage Transmission Lines on 

Serecon Valuations Inc.  Rural Property Values 

 

 

 

 

 
 
File # 825311.5 Appendix A – Page 4  

Line 7L70 
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Line 7L76 
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Line 7L92 
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Line 7L92 (continued) 
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Line 7L98 
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Line 9L11 
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Line 9L11 (continued) 
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Line 9L36/9L37 
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Line 9L59 
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Line 9L59 (continued) 
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Line 9L960/9L961 
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Line 9L960/9L961 (continued) 
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Line 7L14 
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APPENDIX B – REGRESSION ANALYSIS OUTPUT 
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