minimum of 164 feet (50 meters) in the Washington/Oregon (WAOR) study area, to a maximum
of 262 (80 meters) (TXHC, OKCC and PASC), with nine of the ten study areas having hub
heights of at least 213 feet (65 meters). The sites include a diverse variety of land types,
including combinations of ridgeline (WAOR, PASC, and PAWC), rolling hills (ILLC, WIKCDC,
NYMCOC, and NYMC), mesa (TXHC), and windswept plains (OKCC, IABV). 23

3.2.

Data Collection

In general, for each study area, residential transaction data in as close proximity to the wind
turbines as possible was sought, from both before and after wind facility construction. To
balance the cost and quantity of data collection in each study area with the desire to cover as
many study areas as possible, the research effort sought to collect data on 400 to 1,250
transactions in each study area. 24 In some instances, this meant including all residential
transactions within ten miles of the wind turbines. In others, only transactions within five miles
were included. In some extreme instances, when the number of transactions inside of five miles
far exceeded the 1,250 limit, all transactions in close proximity to the wind turbines (e.g., inside
three miles) were included in combination with a random sample of transactions outside of that
distance band (e.g., between three and five miles). 25 The data selection processes for each Study
Area are contained in Appendix A.
Three primary sets of data are used in the analysis: tabular data, GIS data, and field data, each of
which is discussed below. Following that, this subsection highlights the two qualitative variables
that are essential to this analysis and that therefore require special attention, scenic vista and
views of turbines, and then discusses the field data collection process.

3.2.1. Tabular Data
Berkeley Lab obtained tabular transaction data from participating counties 26 containing 7,459
“valid” 27 transactions of single family residential homes, on less than 25 acres, 28 which were
23

Some areas, such as PASC, had both a ridgeline and rolling hills on which wind facilities were located.
This range was chosen to ensure that a minimum of data were present in each study area to allow for a robust
analysis, and yet not too much so as to make data collection (e.g., the visiting of each home) inordinately time and
resource consuming in any individual study area.
25
An alternative method would have been to collect data on every sale that occurred. Although in most cases this
would be preferred, in ours it would not have added one additional transaction within close proximity or with
dramatic views of wind turbine, the focus of the study. Rather, it would have added an overwhelming majority of
transactions of homes without views and at distances outside of three miles from the turbines, all of which would
have come at considerably cost and, more importantly, would not likely have influenced the results significantly
while perhaps necessitating a reduction in the total number of study areas that could be included in the sample.
26
In some cases, the county officials, themselves, extracted data from their database, and in some cases a company
engaged to manage a county’s data provided the necessary information. In either case the provider is referred to as
“county.” Detailed descriptions of the providers are presented in Appendix A.
27
Validity was determined by each individual county data provider. A sale that is considered “valid” for county
purposes would normally meet the minimum requirements of being arm’s length; being a transfer of all rights and
warrants associated with the real estate; containing an insignificant amount of personal property so as not to affect
the price; demonstrating that neither party in the sale acting under duress or coercion; not being the result of a
liquidation of assets or any other auction, a mortgage foreclosure, a tax sale, or a quit claim; and being appropriate
for use in calculating the sales price to assessed value ratios that are reported to the state. Due to the formal
requirements associated with this calculation, “validity” is often defined by a state’s Department of Revenue, as
shown, for example, here: http://www.orps.state.ny.us/assessor/manuals/vol6/rfv/index.htm. In addition, though the
24

13

sold for a price of more than $10,000, 29 which occurred after January 1, 1996, 30 and which had
fully populated “core” home characteristics. These core characteristics are: number of square
feet of the living area (not including finished basement), acres of land, bathrooms, and fireplaces,
the year the home was built, 31 if the home had exterior wallsthatwere stone, a central air
conditioning unit, and/or a finished basement, and the exterior condition of the home. The 7,459
residential transactions in the sample consist of 6,194 homes (a number of the homes in the
sample sold more than once in the selected study period). Because each transaction had a
corresponding set of the core home characteristic data, they could all be pooled into a single
model. In addition to the home characteristic data, each county provided, at a minimum, the
home’s physical address and sales price. The counties often also provided data on homes in the
study area that did not sell in the study period. 32 Finally, market-specific quarterly housing
inflation indexes were obtained from Freddie Mac, which allowed nominal sales prices to be
adjusted to 1996 dollars. 33

sample originally contained 7,498 sales, 34 homes sold twice in a 6 month period and, after discussions with local
officials, these transactions were considered likely to have been “invalid” despite the county coding them to the
contrary. Additionally, five transactions produced standardized residuals that were more than six standard
deviations away from the mean, indicating that these sales were abnormal and likely not valid. Both of these sets of
transactions, totaling 39, were removed from the final dataset. Of the 39 sales, 32 sold following construction, 10
were concentrated in IABV and nine in TXHC with the others spread between seven of the remaining eight study
areas. One of the homes was inside of one mile from the turbines at the time of sale, and two had views of the
turbines (both of which were MINOR). The home that was located within one mile was surrounded by a number of
other homes – at similar distances from the turbines - that transacted both before and after the wind facilities were
built and were included in the sample. A more thorough discussion of the screening techniques used to ensure the
appropriateness of the final data set are presented in detail in Appendix G under “Outliers/Influencers.” Finally, it
should be noted that the authors are aware of four instances in the study areas when homes were sold to wind
developers. In two cases the developer did not resell the home; in the other two, the developer resold the home at a
lower price than which it was purchased. But, because the sales were to a related party, these transactions were not
considered “valid’ and are therefore not included here. One might, however, reasonably expect that the property
values of these homes were impacted by the presence of the wind turbines.
28
Single family residences on more than 25 acres were considered to be likely candidates for alternative uses, such
as agricultural and recreational, which could have an influence on sales price that was outside of the capabilities of
the model to estimate. Because all records were for parcels that contained a residence, the model did not contain
any “land-only” transactions. Further, none of the transactions provided for this research were for parcels on which
a turbine was located.
29
A sales price of $10,000 was considered the absolute minimum amount an improved parcel (one containing a
residential structure) would sell for in any of the study areas and study periods. This provided an additional screen
over and above the “valid” screen that the counties performed.
30
This provided a maximum of 12 years of data. Some counties did not have accessible data back to 1996 but in all
cases these countries had data on transactions that occurred before the wind facilities were erected.
31
“Year Built” was used to construct a variable for the age of the home at the time of the sale.
32
These data were used to calculate the “Sales Volume” percentages referred to in Section 7.
33
Freddie Mac Conventional Mortgage Home Price Index: municipal statistical area (MSA) series data are available
from the following site: http://www.freddiemac.com/finance/cmhpi/. Because most of the study areas do not fall
within the MSAs, a collection of local experts was relied upon, including real estate agents, assessors, and
appraisers, to decide which MSA most-closely matched that of the local market. In all cases the experts had
consensus as to the best MSA to use. In one case (NYMCOC) the sample was split between two MSAs. These
indexes are adjusted quarterly, and span the entire sample period. Therefore, during the housing boom, insofar as a
boom occurred in the sample areas, the indexes increased in value. Subsequently when the market began falling, the
index retracted.
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