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Executive Summary 

The INGAA Foundation Inc. retained Integra Realty Resources (IRR) to study how natural gas 
transmission pipelines affect the value of real estate. Analysis by IRR shows that the presence of 
pipelines does not affect the value of a home or its insurability. 

 

Report Background and Methodology 

Companies seeking to construct new pipeline infrastructure or expand existing infrastructure must 
respond to questions from the community and affected landowners.  Some landowners and nearby 
residents have expressed concerns that the presence of a natural gas pipeline might lower the value 
of their home because subsequent buyers might be unwilling to purchase a residence located in 
proximity to a pipeline. 

The INGAA Foundation first examined the effect of natural gas transmission pipelines on property 
values in 2001. The authors of that report, Allen, Williford & Seale, Inc. (AWS), determined that there 
was no evidence that pipelines affected sales prices.1 The AWS study looked at properties in four 
areas: Katy, Texas; Medford, Oregon; Irving, Texas; and Newtown, Connecticut. 

Because more than 14 years had passed since the AWS study, the INGAA Foundation initiated a new 
study to examine different areas, including those experiencing an increase in pipeline construction 
because of either growing natural gas supply or growing consumer demand. 

The INGAA Foundation asked IRR to study areas in the Midwest, Northeast, Mid-Atlantic and 
Southeast, where there was concern over pipeline projects and their impact on property values. 

IRR selected geographically diverse areas for the case studies (an additional area was studied by 
Allen, Williford & Seale). The areas had varying demographics and population densities. Some areas 
were established neighborhoods with little new construction.  Others consisted of new subdivisions. 
The natural gas pipelines traversing the respective study areas were put in service in 1949, during the 
1950s, 1959, 1985, 2009 and 2013, and have varying pressures and sizes. 

These areas were selected after extensive research to determine if sufficient sales data existed to 
enable a thorough analysis. IRR determined that single family residential homes and townhomes 
were the best property types for comparative analysis because of their homogeneity and significantly 
fewer characteristics influencing price, compared with vacant land and income-producing property.  

The areas studied were: 

1. Two suburban areas outside Cincinnati, Ohio; one that is traversed by two 26-inch-diameter 
natural gas pipelines in service since 1949 and 1959, respectively, and one that is traversed by 
a pipeline with diameters ranging from 36- to 42- inches, in service since 2009. 

2. A townhome development in a new 580-acre master-planned residential community in 

                                                           
1
 Natural Gas Pipeline Impact Study. Conducted by Allen, Williford & Seale of Houston, Texas, for the INGAA 

Foundation. 2001. http://www.ingaa.org/File.aspx?id=5597 
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Prince William County, Virginia, that is traversed by three existing 30- to 42- inch natural gas 
pipelines. The original line has been in service since 1950, with the other two lines added in 
the 1960s. 

3. A rural neighborhood in Clinton, New Jersey, that is traversed by three natural gas pipelines 
of various sizes up to 42 inches in diameter and in service since 1959, 1985 and 2013, 
respectively. 

4. A small town subdivision in Dallastown, Pennsylvania, where a 24-inch-diameter natural gas 
pipeline originally placed in service in 1958 was replaced in 2007. (AWS, the author of the 
2001 study, conducted this analysis in 2014). 

5.  A suburban area outside Jackson, Mississippi, traversed by one natural gas pipeline, 30 
inches in diameter, which was installed in the 1950s. 

IRR only looked at underground, FERC-regulated interstate natural gas transmission pipelines.  

IRR analyzed data from multiple perspectives to evaluate how the installation and operation of a 
natural gas pipeline affected home values. The analyses utilized paired sales, descriptive statistics and 
linear regressions as described below. 

LwwΩǎ comparative analysis consisted of two steps. First, the sales price of each home or townhome 
was adjusted based on size, because the living area of each home or townhome has the greatest 
effect on sales price. Second, IRR compared the adjusted prices paid for residences located along the 
natural gas pipeline to the adjusted prices paid for residences located away from the pipeline. This 
step included three types of analysis. The first type of analysis compared the sample mean and 
sample median data for sales of properties along the pipeline to similar data for sales away from the 
pipeline. The second type of analysis used linear regression analyses to test for influences of the 
pipeline on sale prices. Linear regression is a statistical measure (plotted on a chart with a line of best 
fit) that attempts to determine the strength of the relationship between one independent variable 
and a series of other changing variables (dependent variables). The third type of analysis involved 
paired sales analyses, which compared one sale of a property located away from the pipeline with the 
sale of a similar property located along or in close proximity to the pipeline. 

If sales along or abutting the pipeline easement systematically showed a reduced value compared 
with sales of homes away from the pipeline easement, one could conclude that a pipeline easement 
might reduce property values. In contrast, if no correlation existed, one could conclude that a pipeline 
easement had no effect on property values. IRR based its conclusions on the cumulative and 
individual results of the case studies. 

The following two tables show the percent difference in pricing for each of the four areas that were 
studied by IRR and the fifth area studied by AWS. The first table reflects difference in sales price for 
homes located near a pipeline (compared with similar homes in the same community that are not 
near a pipeline). The second table reflects the difference in home values per square foot for homes 
located near a pipeline (compared with similar homes in the same community that are not near a 
pipeline). 
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Study Area
Percent Difference 

in Average Price

Percent Difference 

in Median Price

Kyles Station Meadows, OH -8.31% -9.23%

Victory Lakes, VA -3.44% 10.53%

Wellington Knolls, NJ 7.12% 7.79%

Brandon, MS -1.75% -0.60%

Saddle Ridge, PA 1.87% -0.04%

Study Area
Percent Difference 

in Average Price

Percent Difference 

in Median Price

Kyles Station Meadows, OH 0.08% -2.16%

Victory Lakes, VA -1.43% -4.31%

Wellington Knolls, NJ -0.56% -0.02%

Brandon, MS -0.41% -1.57%

Saddle Ridge, PA 2.98% 1.11%

Study Area
Percent Difference 

in Average Price /SF

Percent Difference 

in Median Price/SF

Kyles Station Meadows, OH 4.53% 5.07%

Victory Lakes, VA 12.07% 8.27%

Wellington Knolls, NJ -0.63% 0.58%

Brandon, MS 0.06% 1.88%

Saddle Ridge, PA 1.85% 0.60%

Study Area
Percent Difference 

in Average Price/SF

Percent Difference 

in Median Price/SF

Kyles Station Meadows, OH 3.74% 7.73%

Victory Lakes, VA 13.26% 21.24%

Wellington Knolls, NJ -1.44% -0.32%

Brandon, MS 0.91% 3.74%

Saddle Ridge, PA 3.11% 1.74%

Adjusted Prices

Difference in Sales Price for Homes Located Near a Pipeline 

(Compared with Similar Homes in the Same Community that 

are not Near a Pipeline)

Difference in Home Values Per Square Foot for Homes Located 

Near a Pipeline (Compared with Similar Homes in the Same 

Community that are not Near a Pipeline)

Unadjusted Prices

Adjusted Prices

Unadjusted Prices
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.ŀǎŜŘ ƻƴ LwwΩǎ ŀƴŀƭȅǎƛǎΣ as described in the conclusions section, the major conclusions are:  

1. There is no measurable impact on the sales price of properties located along or in proximity to a 
natural gas pipeline versus properties which are not located along or in proximity to the same 
pipeline.  

2. bŜƛǘƘŜǊ ǘƘŜ ǎƛȊŜ ƴƻǊ ǘƘŜ ŀƎŜ ƻŦ ŀ ƴŀǘǳǊŀƭ Ǝŀǎ ǇƛǇŜƭƛƴŜ ŀŦŦŜŎǘǎ ŀ ǇǊƻǇŜǊǘȅΩǎ ǎŀƭŜ ǇǊƛŎŜΦ  

3. There is no impact on demand for properties located along natural gas pipeline easements nor is 
development in areas with natural gas pipelines hindered.  

4. Natural gas pipelines do not affect the property value of any particular type of residence any 
more or less than another type of residence. 

5. The sales frequency of ƘƻƳŜǎ άƻƴέ ŀ ǇƛǇŜƭƛƴŜ is consistent with ǘƘƻǎŜ άƻŦŦέ ŀ ǇƛǇŜƭƛƴŜ ƛƴŘƛŎŀǘƛƴƎ 
that the presence of a pipeline does not inhibit sales. 

6. Buyers purchasing homes along pipeline easements in each area were able to obtain 
conventional, Federal Housing Administration (FHA), and Veterans Affairs (VA) loans.  This 
indicates that the presence of a natural gas pipeline had no effect on obtaining a mortgage.  

7. Insurance companies and agents interviewed said there was no indication that the presence of a 
natural gas pipeline ǿƻǳƭŘ ƘƛƴŘŜǊ ŀ ōǳȅŜǊΩǎ ŀōƛƭƛǘȅ ǘƻ ŀŎǉǳƛǊŜ property insurance.  They also said 
there was no indication that premiums paid for insurance policies would increase because of the 
proximity to a natural gas pipeline. 

8. Based upon the geographically disparate areas studied, IRR concluded that it was highly likely that 
the results and conclusions of this report would apply to other markets across the country in 
which natural gas pipelines were located. 
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General Information 

Purpose of the Report 
The purpose of the report is to assess potential impact of natural gas pipelines on local real estate in 
the Northeast, Southeast, Midwest and Mid-Atlantic regions, as of the effective date of the report, 
December 2015. The period of study was between 2008 and 2015. IRR identified objectives to help 
form conclusions about the impact of the sale of properties encumbered by, adjacent to or abutting 
natural gas pipelines on surrounding real estate values. These conclusions are summarized in the 
Executive Summary, and addressed in the Conclusion section of this report. 
 

Intended Use  
The client and intended user is the INGAA Foundation membership, regulators, and the public. The 
report is meant to inform member companies and the public about the potential impact of the 
installation and operation of natural gas pipelines on surrounding properties. 

 

Applicable Requirements 
The following impact study is intended to conform to The Uniform Standards of Professional Appraisal 
Practice (USPAP). In 1989, the U.S. Congress enacted the Financial Institutions Reform, Recovery, and 
Enforcement Act (FIRREA), which authorized the Appraisal Foundation as the source of appraisal 
standards and qualifications. The Appraisal Foundation serves as an umbrella organization for three 
independent Boards, the Appraisal Practices Boards (APB), Appraiser Qualifications Board (AQB), and 
Appraisal Standards Board (ASB). As a result of the legislation, all real property appraisers must meet 
the qualification criteria established by the AQB and all appraisals for federally related transactions 
must conform to the Uniform Standards of Professional Appraisal Practice (USPAP) promulgated by 
the ASB. USPAP contains standards for all types of appraisal services, including real estate. Compliance 
is required for state-licensed and state-certified appraisers involved in federally-related real estate 
transactions. USPAP is updated every two years so that appraisers have the information they need 
to deliver unbiased and thoughtful opinions of value. Addendum A includes the qualifications of David 
R. Dominy, MAI,CRE,FRICS. 

This assignment adheres to the portion of USPAP that applies to appraisal practice, but falls outside of 
the requirements of Standards 1-10. This report is intended to conform to the requirements of the 
following: 

¶ Uniform Standards of Professional Appraisal Practice (USPAP); 

¶ Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 
Institute; 

Significant Assistance 

Jake T. Mitchell and Cameron Boone, MAI, made significant professional contributions to this report, 
consisting of conducting research on the transactions involving comparable properties, performing 
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analyses, and assisting in report writing, under the supervision of the persons signing the report. John 
Gilooly, MAI, SCGRETA, CTA, and Thomas Guinan contributed to this report through general market 
research and analysis in the State of New Jersey. John Praytor, MAI contributed to this report through 
general market research and analysis in the State of Mississippi. James Herbig, SRA, and Tyler Sexton 
contributed to this report through general market research and analysis in the State of Ohio. Kenneth 
L. Brown, MAI, FRICS, CCIMΣ ŀƴŘ DŜƻǊƎŜ ά.Ŝŀǳέ Garbutt, IV contributed to this report through general 
market research and analysis in the state of Virginia. 

Background 
Over 300,000 miles of natural gas transmission pipelines are located underground across the United 
{ǘŀǘŜǎΣ ŦƻǊƳƛƴƎ ŀ Ǿŀǎǘ ŜƴŜǊƎȅ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴ ƴŜǘǿƻǊƪΦ ¢ƘŜǎŜ ǇƛǇŜƭƛƴŜǎ ƭƛƴƪ ǘƘŜ ƴŀǘƛƻƴΩǎ ƴŀǘǳǊŀƭ Ǝŀǎ 
supply to the consumers who use the energy for such things as heating, cooking, electricity generation 
and industrial applications.  

This vast pipeline network is ever changing, with new pipelines and expansions to existing pipelines 
proposed on a regular basis to meet increasing consumer demand and accommodate new and 
growing sources of supply.  

For each pipeline project, the sponsor must select a route. A route is selected based on a number of 
criteria including engineering feasibility, safety, proximity to private properties, terrain, environmental 
and cultural sensitivities and community concerns. Pipeline safety regulations use the concept of 
άIƛƎƘ /ƻƴǎŜǉǳŜƴŎŜ !ǊŜŀǎέ όI/!ǎύΣ ǘƻ ƛŘŜƴǘƛŦȅ ǎǇŜŎƛŦƛŎ ƭƻŎŀƭŜǎ ŀƴŘ ŀǊŜŀǎ ǿƘŜǊŜ ŀ ǊŜƭŜŀǎŜ ŎƻǳƭŘ ƘŀǾŜ 
the most significant adverse consequences. Once identified, operators are required to devote 
additional focus, efforts and analysis in HCAs to ensure the integrity of pipelines and safety of the 
communities.  

Operators spend significant time selecting a route, and they look for input from many sources. Once 
filed for approval, the lead federal regulator, the Federal Energy Regulatory Commission (FERC), in 
coordination with other federal, state and local agencies, as well as the community, refine the route to 
minimize various impacts. Operators seek easements from individual property owners to allow them 
to build the pipeline across private land. The land the route is located on is called a right of way 
(ROW).  

Construction of a pipeline involves cutting a trench across the property and laying the pipeline within 
the trench. Construction crews bury the line, usually with three to five feet or more of cover. Access 
during construction and for periodic maintenance is generally via the right of way. The pipeline 
company is responsible for maintenance of the pipeline and the right of way, performing routine 
inspections, and mowing the right of way on a regular basis.  

For many years, the pipeline industry has used scrubbing and scraping devices to clean the inside of 
their piping systems. These devices ς ŎŀƭƭŜŘ άǇƛƎǎέ ς reduce build-up of waxes and other contaminants 
ŀƭƻƴƎ ǘƘŜ ǇƛǇŜΩǎ ƛƴǘŜǊƛƻǊΦ Sophisticated and sensitive in-line inspection (ILI) tools travel through the 
pipe and measure and record irregularities that may represent corrosion, cracks, laminations, 
deformations (dents, gouges, etc.), or other defects. Because these inspection devices run inside the 
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pipe in a manner similar to the cleaning pigs, these in-line inspection tools are often referred to as 
άǎƳŀǊǘ ǇƛƎǎΦέ  

Smart pigs are inserted into the pipeline at a location, such as a valve or pump station, that has a 
special configuration of pipes and valves where the tool can be loaded into a pig launcher, the pig 
launcher can be closed and sealed, and the flow of the pipeline product can be directed to launch the 
tool into the main line of the pipeline. A similar setup is located downstream, where the tool is 
directed out of the main line into a receiver, the tool is removed, and the recorded data retrieved for 
analysis and reporting. 

In addition to inline inspections, pipeline operators monitor their pipelines around the clock, using 
state-of-the-art computer systems. They also routinely patrol the ROW on foot, in vehicles, and with 
airplanes. All pipelines are marked to help identify and prevent accidental damage to the pipeline. 

Nevertheless, some landowners and nearby residents have expressed concerns that the presence of a 
pipeline might lower the value of their property. The INGAA Foundation initiated this report to 
address that concern. 
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Scope of Work 
The goal of the pipeline impact study was to identify, measure and explain the impact of natural gas 
pipelines (if any) on real estate values. The IRR study covers four states in three geographical regions 
across the country. At the request of the client, IRR also included a study performed by Allen, Williford, 
& Seale, Inc., dated December 2014, which covered Pennsylvania. The research and analyses conducted 
is outlined below: 

¶ Identified single family residential subdivisions developed adjacent to or encumbered by natural 
gas pipelines which are currently in-service 

¶ Collected, inspected, and verified sales within the respective subdivision areas 

¶ Determined the in-service dates, sizes, and type of products contained in the pipelines 

¶ Determined distance to the pipeline easement for each analyzed data set. 

¶ Analyzed property characteristics, including: 

o Land Size 

o Building Size 

o Date of Sale 

o Property Features 

¶ Analyzed conventional, Department of Housing and Urban Development (HUD), FHA, VA, 
Freddie Mac and Fannie Mae lending requirements 

¶ Interviewed industry participants, including:  

o Title Insurers 

o Mortgage Lenders 

o Property Insurance Companies 

¶ Interviewed local real estate professionals and brokers in the respective study areas 

¶ Conducted statistical analysis, paired sales analysis, and identified trends  

The research and comparison of sales within each region was analyzed to determine if there was a 
measurable effect in property valuations caused by the natural gas pipeline easement. These effects 
could be both tangible and intangible factors that would impact the market value of a property.  
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To measure the effects, IRR compared similar sales of properties located along, in proximity to, or 
encumbered by a pipeline easement, to those that were not located in these areas. If there was an 
effect on market value as a result of the pipeline easement, there would be a correlation between 
location of the pipeline and the sales that exist along that pipeline. If sales along the pipeline easement 
systematically showed a reduced value compared with similar sales away from the pipeline easement, 
then one could conclude that the pipeline easement may be the cause of the negative correlation. 
Similarly, if there was no correlation between the sales and the location of the pipeline, one could 
conclude that there was no diminution in property value or damage as a result of the pipeline easement.  

To summarize, the scope of this assignment was to determine if there is an effect on real estate 
resulting from the presence of natural gas pipelines. 

Objectives 
The following objectives were addressed through analysis of the data obtained from each of the study 
areas. Some case studies did not address each objective individually; however, the cumulative results of 
all case studies provided enough data to reach overall conclusions. 

¶ Determine if there is a measurable impact on the sales price of properties located along, in 
proximity to, or encumbered by a pipeline easement, to those that are not located in these 
areas. 

¶ Determine if the size of the pipeline has any impact on sales price.  

¶ Determine if the age of the pipeline has any effect on sales price.  

¶ Determine if there is an impact on demand for properties located along natural gas pipelines.  

¶ Determine if the existence of a natural gas pipeline inhibits development of the surrounding 
area.  

¶ Determine if the impact of a pipeline varies by type of property.  

¶ Determine if the findings of this study are applicable to other geographic areas.  

¶ Determine if the ability to obtain, or the cost to carry or purchase, property insurance is 
affected by the presence of a natural gas pipeline.  

¶ Determine if the ability to secure a loan or obtain ƘƻƳŜƻǿƴŜǊΩǎ ƛƴǎǳǊŀƴŎŜ is impacted by the 
presence of a natural gas pipeline.  
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Methodology 
To meet the objectives of the study, IRR identified locations in which a natural gas pipeline traversed 
the region in areas that provided the quality of data necessary to perform an analysis. IRR searched 
Ohio, Virginia, New Jersey, Pennsylvania and Mississippi for areas where natural gas pipelines were 
proximate to home development.  

 

¶ Kyles Station Meadows is a suburban area outside of Cincinnati, Ohio. The Texas Gas 
Transmission Pipeline runs in many areas around Cincinnati and has two pipelines that cross 
the subdivision. Monroe, Ohio, another suburban area outside of Cincinnati, was also reviewed 
because the area is traversed by the Rockies Express (REX) pipeline.  The data available for this area 
was found to be extremely limited, so minimal analyses, conclusions, and impact weighting were 
associated with this area of study. 

¶ Victory Lakes is an active 580-acre master-planned residential community located near three existing 
Williams Companies natural gas pipelines in Prince William County, Virginia. 

¶ Wellington Knolls is a rural neighborhood in New Jersey that contains three adjacent natural gas 
pipelines. The neighborhood is located in the central portion of Clinton Township, and is 
traversed by the Transcontinental Gas Pipe Line System.  

¶ Pennsylvania was studied independently by AWS, a third party, and its report was relied upon to 
ŀƴǎǿŜǊ LwwΩǎ overall study objectives. Saddle Ridge is a neighborhood in Dallas Township. This 
small Pennsylvania town is traversed by the Williams Natural Gas Pipeline system. 

¶ Brandon, Mississippi, is a suburban area that contains many natural gas pipeline easements. The 
area selected for study includes four subdivisions northeast of Jackson that are traversed by the 
Gulf South Pipeline System.  

Data Collection 

The impact of a pipeline on property values has to be studied over a period of multiple years. The period 
of this study was dictated by the availability of data, as well as by periods in which market conditions 
could be accounted for. The study period for Ohio was 2013 to 2015. The study area for Virginia was 
2008 to 2015. The study period for New Jersey was 2013 to 2014 to include the in-service date of the 
most recent pipeline. The study period for Pennsylvania was 2008 to 2014. The study period for 
Mississippi was 2010 to 2015. Within these study areas, there were very few areas where IRR could 
gather sufficient data to draw conclusions. In addition, IRR needed enough sales data to make credible 
adjustments for various characteristics affecting sales price.  

In an effort to measure the impact of a pipeline on property values, IRR sought sale transactions of both 
homes located next to a natural gas pipeline and those that were away from the same natural gas 
pipeline, but in the same community. The data collected includes sales of single family dwellings in Ohio, 
Pennsylvania, New Jersey, Mississippi, and townhomes in VirginiaΦ !ƭƭ ǎŀƭŜǎ ǿŜǊŜ ŀǊƳΩǎ ƭŜƴƎǘƘ 
transactions, with short sales, foreclosure sales, and sales between related parties excluded. Data 
sources for each set of data are identified in the respective study area analysis. Each sale used in the 
analysis is contained ǿƛǘƘƛƴ LwwΩǎ ǿƻǊƪ ŦƛƭŜ. The name of each person that inspected the data is cited in 
the General Information section of this report. 
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IRR determined single family residential and townhomes to be the best property type for comparative 
analysis because of its homogeneity and significantly fewer characteristics influencing price, compared 
with vacant land and income-producing property. Single family residential is typically built around the 
same time period, located in the same area, governed by restrictions insuring compliance to a certain 
set of building standards, and typically similar in size to one another. Consequently, single family 
residential requires fewer adjustments, making it easier to isolate the presence of a pipeline as the 
variable characteristic reflected in the price. 

In addition to analyzing different geographic regions to best understand the impact of pipelines on 
property values, IRR analyzed single family sales in areas where both newer and older pipelines were in 
service. As evidenced herein, after adjusting for various sales characteristics, IRR determined that the 
age of a pipeline had no effect on the market value of homes within proximity.  

Analysis 

IRR used a number of different statistical analytic tools, including averages (mean), median, standard 
deviation and linear regression in the study. The average is a central or typical value in a set of data, and 
is calculated by dividing the sum of the values in the set by their number. The median is the midpoint of 
a set of data, and is calculated by arranging values in numeric order and finding the value that divides 
the data into two equal halves. Standard deviation is a quantity that describes the extent to which the 
whole group deviates from the mean. A linear regression is a tool that aids in analyzing trends and 
relationships between potentially related variables in an attempt to explain their relation. Statistical 
analysis is strongest when there are large sets of data to analyze, and weakest when the set of data is 
small. Addendum C includes definitions of terms used in this report. 

Additionally, when applicable, paired sales analysis was used to compare and analyze the data. Paired 
sales analysis is a quantitative technique used to identify and measure adjustments to sales prices on 
nearly identical property by isolating and estimating the effect of a single characteristic on value.  

IRR used paired sales analysis cumulatively to make direct comparisons between individual sales, when 
available. This analysis was best for measuring differences between sales when a single characteristic is 
different between sales and can be isolated. Paired sales analysis was used in combination with 
statistical analysis to compare the average mean and median of the sales of properties located along a 
pipeline easement against sales of properties away from the pipeline. 
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Ohio 
Two areas of study were selected in Ohio ς a neighborhood in Liberty Township, near Cincinnati, Ohio, in 
proximity to a Texas Gas Transmission pipeline and a neighborhood in the city of Monroe, Ohio, also 
near Cincinnati, in proximity to the Rockies Express pipeline. 

Texas Gas Transmission Pipeline 
The study area selected for direct comparison is located along the Texas Gas Transmission Pipeline. The 
following includes a brief synopsis of the existing gas line, as well as a map illustrating its location 
throughout Butler County, Ohio. 
 
Pipeline Information 
 

¶ Texas Gas Transmission is a 1,500-mile natural gas pipeline that transports gas from Louisiana to 
southwest Ohio. 

¶ The pipeline section through Butler County (map) includes two 26-inch high-pressure natural gas 
transmission pipelines.  

¶ The two pipelines were installed in 1949 and 1959. 

 
*The blue lines represent natural gas pipelines 

Study Area 
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Area Map 

 
 

Neighborhood Map 
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Aerial Map 

 
 
Liberty Township Overview 
Liberty Township is a suburban area of Cincinnati located in east-central Butler County. Single family 
detached housing dominates the landscape in Liberty Township. A minority of other housing types exist, 
consisting of smaller-lot, single family detached houses (which are marketed to empty nesters and 
families), an array of semi-detached duplexes, townhomes, condos and multi-family apartment 
buildings. According to the Liberty Township 2013 Comprehensive Plan, there are 107 platted 
subdivisions. 

Kyles Station Meadows 

The neighborhood selected to compare sales of single-family homes is located adjacent to a natural gas 
pipeline that traverses the Liberty Township market area was Kyles Station Meadows. This area was 
selected because of the quantity of readily available sales both άonέ and άƻŦŦέ the natural gas pipeline. 
 
Kyles Station Meadows is located off the northern elevation of Kyles Station Road, immediately west of 
I-75. The community was incorporated in October 1996. The subdivision contains 316 platted lots, 30 of 
which are two-family properties. The community is governed by a homeowners association which is 
currently managed by Towne Properties. 
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Texas Gas Pipeline Impact Analysis 

IRR studied local and state public and private real estate transaction data sources (including the local 
MLS and the Liberty County Appraisal District records) to find sales of single family residences within the 
Kyles Station Meadows neighborhood from 2013 to 2015. Within the neighborhood, IRR found 31 sales 
of residences situated on lots that were not located on the natural gas pipeline easement. IRR found 13 
sales of residences on lots that were on, adjacent, or abutting the natural gas pipeline easement. IRR 
considers these sales to be located άonέ the pipeline for this analysis. IRR excluded two sales that were 
short sales because IRR could not conclusively determine if the short sale affected the sale price. The 
sales are displayed in the table on the following page, with the sales of properties encumbered by the 
pipeline highlighted in yellow. 

LwwΩǎ ŎƻƳǇŀǊŀǘƛǾŜ ŀƴŀƭȅǎƛǎ ƻŦ ǘƘŜ ǎŀƭŜǎ ŎƻƴǎƛǎǘŜŘ ƻŦ ǘǿƻ ǎǘŜǇǎΦ CƛǊǎǘΣ ǘƘŜ ǎŀƭŜǎ ǇǊƛŎŜ for each home was 
adjusted based on size, bathroom count and age. These were determined to have the greatest effect on 
sales price in this subdivision. Second, IRR compared the adjusted prices paid for residences located 
άonέ the natural gas pipeline to the prices paid for residences located on sites located away from the 
pipeline. This step consisted of two types of analyses. First, IRR compared the sample mean and sample 
median data for sales of properties άonέ the pipeline with similar data for sales of ǇǊƻǇŜǊǘƛŜǎ άƻŦŦέ the 
pipeline. Secondly, IRR used linear regression analyses to test for influences of the pipeline on sale 
prices. 

In the following tables, IRR organized the sales four different ways. First, the sales were sorted by date 
of sale. Second, the sales were sorted by sale price. Third, the sales were sorted by sale price per square 
foot. Lastly, the sales were sorted by the gross living area (GLA). Based on the assortments, it appears 
that the properties encumbered by the pipeline easement were well distributed among the sales. In the 
table ǘƛǘƭŜŘ ά{ŀƭŜǎ - Sorted By Gross Living Area (GLA),έ it appears that homes near the pipeline 
easement are of a smaller size than the homes located away from the easement. Sales of residences 
locateŘ άƻƴέ ǘƘŜ ǇƛǇŜƭƛƴŜ ŜŀǎŜƳŜƴǘ ŀǊŜ ƘƛƎƘƭƛƎƘǘŜŘ ƛƴ ȅŜƭƭƻǿΦ
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Kyles Station Meadows Residential Sales - Sorted by Date of Sale

No. Address Sale Date

Days on 

Market Sale Price $/ SF GLA (SF)

Lot Size 

(AC) Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Cul de 

Sac/Corner 

Lot Garage

Distance 

From 

Pipeline (LF)

 Location Of 

Pipeline 

Encumbered 

Area (SF)

Encumbered 

Area (%)

5 8372 Celestial Cir. 2/28/2013 0 $170,000 $114.02 1,491 0.4976 2 2 2 2 6 0 2 0 Rear 3,925 18.1%

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 $81.32 2,447 0.3330 2 4 2 1 12 1 2 825'

39 8021 Celestial Cir. 3/12/2013 36 $190,000 $96.54 1,968 0.2990 2 3 2 1 13 1 2 820'

28 7971 Celestial Cir 4/11/2013 5 $195,000 $72.76 2,680 0.2760 2 3 2 1 10 0 2 440'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 $114.39 1,334 0.2790 1 3 2 0 4 0 2 0 Rear 0 0.0%

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 $83.33 2,412 0.2755 2 4 3 1 14 0 2 285'

23 7872 Mindy Mano 7/23/2013 80 $190,000 $96.84 1,962 0.2752 2 3 2 1 12 0 2 420'

29 8002 Celestial Cir. 7/23/2013 14 $185,000 $106.32 1,740 0.2755 1 3 2 0 14 0 2 520'

37 8104 Cartman Ct. 7/24/2013 0 $190,000 $71.05 2,674 0.6591 2 4 2 1 10 1 2 285'

2 8412 Celestial Cir. 7/25/2013 94 $168,000 $90.03 1,866 0.3610 2 4 2 1 7 0 2 0 Rear 6,970 44.3%

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 $94.12 1,785 0.4463 2 4 3 1 8 0 2 0 Rear 5,492 28.2%

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 $93.54 2,074 0.2893 2 4 2 1 13 0 2 160'

3 8402 Celestial Cir. 7/31/2013 8 $164,000 $93.50 1,754 0.3979 2 3 2 1 7 0 2 0 Rear 5,078 29.3%

20 8040 Paradise 8/20/2013 7 $255,500 $128.98 1,981 0.3181 1 4 3 0 7 0 2 380'

38 8091 Celestial Cir. 9/19/2013 8 $161,900 $100.62 1,609 0.9091 2 3 2 1 14 1 2 1,310'

7 5085 Chandler Crossing 10/21/2013 22 $200,000 $111.42 1,795 0.2792 2 4 3 1 2 0 3 0 Rear 2,136 17.6%

15 8432 Celestial Cir. 12/12/2013 143 $200,000 $91.74 2,180 0.4721 2 4 2 2 9 1 2 40'

13 8194 Colyn Ct. 3/17/2014 290 $178,000 $91.56 1,944 0.3772 2 4 2 1 0 1 3 0 Rear 8,240 50.1%

26 7962 Celestial Cir. 3/20/2014 35 $192,000 $88.11 2,179 0.2755 2 4 2 1 11 0 2 220'

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 $90.96 1,792 0.2755 2 4 2 1 13 0 2 500'

35 8093 Cartman Ct. 5/2/2014 131 $215,000 $80.10 2,684 0.3030 2 4 2 2 7 0 2 260'

8 5075 Chandler Crossing 5/14/2014 8 $170,000 $96.37 1,764 0.2792 2 3 2 1 2 0 2 0 Rear 2,136 17.6%

36 8084 Cartman Ct. 6/4/2014 2 $209,900 $91.70 2,289 0.2763 2 4 2 1 9 0 2 140'

32 4353 Goldendawn Way 7/7/2014 11 $212,000 $97.92 2,165 0.3220 2 4 3 1 14 1 2 15'

6 8134 Darlene Ter. 7/11/2014 4 $177,000 $101.37 1,746 0.5408 2 3 2 1 9 1 2 0 Side 4,899 20.8%

11 5015 Chandler Crossing 7/28/2014 9 $210,000 $91.82 2,287 0.3215 2 4 2 1 8 1 2 0 Side 1,863 13.3%

16 5098 Chandler Crossing 7/31/2014 8 $195,000 $109.18 1,786 0.3306 2 3 2 1 4 0 2 220'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 $82.63 2,378 0.2755 2 4 2 1 14 0 2 595'

24 7871 Celestial Cir. 9/16/2014 21 $191,900 $113.55 1,690 0.4025 2 3 2 2 12 0 2 135'

22 8010 Paradise 9/21/2014 41 $245,000 $107.27 2,284 0.2839 2 4 3 1 5 0 2 570'

17 8026 Peaceful Way 11/21/2014 62 $207,000 $86.25 2,400 0.3420 2 3 2 1 9 1 2 230'

33 8213 Colyn Ct. 1/5/2015 16 $170,000 $96.48 1,762 0.3119 2 3 2 1 11 1 2 180'

30 8062 Celestial Cir 2/19/2015 74 $149,000 $121.34 1,228 0.2755 1 3 2 0 14 0 2 990'

14 4377 Todds Trl. 3/7/2015 15 $200,000 $107.30 1,864 0.6718 2 4 2 2 7 1 2 0 Rear 8,784 30.0%

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 $94.98 1,792 0.2755 2 4 2 1 14 0 2 500'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 $84.97 2,529 0.2760 2 4 3 1 13 0 2 250'

40 5200 Kyles Station Meadows3/31/2015 99 $180,000 $114.36 1,574 0.2755 2 3 2 1 14 1 2 960'

25 7952 Celestial Cir. 5/11/2015 4 $185,100 $101.04 1,832 0.2755 2 3 3 1 12 0 2 185'

19 7936 Peaceful Way 5/12/2015 186 $263,000 $132.69 1,982 0.2773 1 3 2 0 6 1 2 770'

21 8031 Paradise 6/11/2015 31 $253,000 $102.51 2,468 0.3149 2 4 3 1 10 0 2 355'

34 8076 Melissa Crossing 6/17/2015 173 $192,200 $92.05 2,088 0.2771 2 3 2 1 11 0 2 120'

9 5055 Chandler Crossing 7/5/2015 47 $227,000 $113.50 2,000 0.2966 2 4 2 1 4 0 2 0 Rear 2,678 20.7%

18 7976 Peaceful Way 7/7/2015 62 $220,000 $106.95 2,057 0.2755 2 3 2 1 6 0 2 600'

10 5045 Chandler Crossing 7/15/2015 10 $194,000 $103.52 1,874 0.2966 2 4 2 1 6 0 2 Rear 2,678 20.7%
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Kyles Station Meadows Residential Sales - Sorted by Sale Price

No. Address Sale Date

Days on 

Market Sale Price $/ SF GLA (SF)

Lot Size 

(AC) Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Cul de 

Sac/Corner 

Lot Garage

Distance 

From 

Pipeline (LF)

 Location Of 

Pipeline 

Encumbered 

Area (SF)

Encumbered 

Area (%)

30 8062 Celestial Cir 2/19/2015 74 $149,000 $121.34 1,228 0.2755 1 3 2 0 14 0 2 990'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 $114.39 1,334 0.2790 1 3 2 0 4 0 2 0 Rear 0 0.0%

38 8091 Celestial Cir. 9/19/2013 8 $161,900 $100.62 1,609 0.9091 2 3 2 1 14 1 2 1,310'

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 $90.96 1,792 0.2755 2 4 2 1 13 0 2 500'

3 8402 Celestial Cir. 7/31/2013 8 $164,000 $93.50 1,754 0.3979 2 3 2 1 7 0 2 0 Rear 5,078 29.3%

2 8412 Celestial Cir. 7/25/2013 94 $168,000 $90.03 1,866 0.3610 2 4 2 1 7 0 2 0 Rear 6,970 44.3%

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 $94.12 1,785 0.4463 2 4 3 1 8 0 2 0 Rear 5,492 28.2%

5 8372 Celestial Cir. 2/28/2013 0 $170,000 $114.02 1,491 0.4976 2 2 2 2 6 0 2 0 Rear 3,925 18.1%

8 5075 Chandler Crossing 5/14/2014 8 $170,000 $96.37 1,764 0.2792 2 3 2 1 2 0 2 0 Rear 2,136 17.6%

33 8213 Colyn Ct. 1/5/2015 16 $170,000 $96.48 1,762 0.3119 2 3 2 1 11 1 2 180'

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 $94.98 1,792 0.2755 2 4 2 1 14 0 2 500'

6 8134 Darlene Ter. 7/11/2014 4 $177,000 $101.37 1,746 0.5408 2 3 2 1 9 1 2 0 Side 4,899 20.8%

13 8194 Colyn Ct. 3/17/2014 290 $178,000 $91.56 1,944 0.3772 2 4 2 1 0 1 3 0 Rear 8,240 50.1%

40 5200 Kyles Station Meadows3/31/2015 99 $180,000 $114.36 1,574 0.2755 2 3 2 1 14 1 2 960'

29 8002 Celestial Cir. 7/23/2013 14 $185,000 $106.32 1,740 0.2755 1 3 2 0 14 0 2 520'

25 7952 Celestial Cir. 5/11/2015 4 $185,100 $101.04 1,832 0.2755 2 3 3 1 12 0 2 185'

39 8021 Celestial Cir. 3/12/2013 36 $190,000 $96.54 1,968 0.2990 2 3 2 1 13 1 2 820'

23 7872 Mindy Mano 7/23/2013 80 $190,000 $96.84 1,962 0.2752 2 3 2 1 12 0 2 420'

37 8104 Cartman Ct. 7/24/2013 0 $190,000 $71.05 2,674 0.6591 2 4 2 1 10 1 2 285'

24 7871 Celestial Cir. 9/16/2014 21 $191,900 $113.55 1,690 0.4025 2 3 2 2 12 0 2 135'

26 7962 Celestial Cir. 3/20/2014 35 $192,000 $88.11 2,179 0.2755 2 4 2 1 11 0 2 220'

34 8076 Melissa Crossing 6/17/2015 173 $192,200 $92.05 2,088 0.2771 2 3 2 1 11 0 2 120'

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 $93.54 2,074 0.2893 2 4 2 1 13 0 2 160'

10 5045 Chandler Crossing 7/15/2015 10 $194,000 $103.52 1,874 0.2966 2 4 2 1 6 0 2 Rear 2,678 20.7%

28 7971 Celestial Cir 4/11/2013 5 $195,000 $72.76 2,680 0.2760 2 3 2 1 10 0 2 440'

16 5098 Chandler Crossing 7/31/2014 8 $195,000 $109.18 1,786 0.3306 2 3 2 1 4 0 2 220'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 $82.63 2,378 0.2755 2 4 2 1 14 0 2 595'

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 $81.32 2,447 0.3330 2 4 2 1 12 1 2 825'

7 5085 Chandler Crossing 10/21/2013 22 $200,000 $111.42 1,795 0.2792 2 4 3 1 2 0 3 0 Rear 2,136 17.6%

15 8432 Celestial Cir. 12/12/2013 143 $200,000 $91.74 2,180 0.4721 2 4 2 2 9 1 2 40'

14 4377 Todds Trl. 3/7/2015 15 $200,000 $107.30 1,864 0.6718 2 4 2 2 7 1 2 0 Rear 8,784 30.0%

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 $83.33 2,412 0.2755 2 4 3 1 14 0 2 285'

17 8026 Peaceful Way 11/21/2014 62 $207,000 $86.25 2,400 0.3420 2 3 2 1 9 1 2 230'

36 8084 Cartman Ct. 6/4/2014 2 $209,900 $91.70 2,289 0.2763 2 4 2 1 9 0 2 140'

11 5015 Chandler Crossing 7/28/2014 9 $210,000 $91.82 2,287 0.3215 2 4 2 1 8 1 2 0 Side 1,863 13.3%

32 4353 Goldendawn Way 7/7/2014 11 $212,000 $97.92 2,165 0.3220 2 4 3 1 14 1 2 15'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 $84.97 2,529 0.2760 2 4 3 1 13 0 2 250'

35 8093 Cartman Ct. 5/2/2014 131 $215,000 $80.10 2,684 0.3030 2 4 2 2 7 0 2 260'

18 7976 Peaceful Way 7/7/2015 62 $220,000 $106.95 2,057 0.2755 2 3 2 1 6 0 2 600'

9 5055 Chandler Crossing 7/5/2015 47 $227,000 $113.50 2,000 0.2966 2 4 2 1 4 0 2 0 Rear 2,678 20.7%

22 8010 Paradise 9/21/2014 41 $245,000 $107.27 2,284 0.2839 2 4 3 1 5 0 2 570'

21 8031 Paradise 6/11/2015 31 $253,000 $102.51 2,468 0.3149 2 4 3 1 10 0 2 355'

20 8040 Paradise 8/20/2013 7 $255,500 $128.98 1,981 0.3181 1 4 3 0 7 0 2 380'

19 7936 Peaceful Way 5/12/2015 186 $263,000 $132.69 1,982 0.2773 1 3 2 0 6 1 2 770'
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Kyles Station Meadows Residential Sales - Sorted by Sale Price per Square Foot

No. Address Sale Date

Days on 

Market Sale Price $/ SF GLA (SF)

Lot Size 

(AC) Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Cul de 

Sac/Corner 

Lot Garage

Distance 

From 

Pipeline (LF)

 Location Of 

Pipeline 

Encumbered 

Area (SF)

Encumbered 

Area (%)

37 8104 Cartman Ct. 7/24/2013 0 $190,000 $71.05 2,674 0.6591 2 4 2 1 10 1 2 285'

28 7971 Celestial Cir 4/11/2013 5 $195,000 $72.76 2,680 0.2760 2 3 2 1 10 0 2 440'

35 8093 Cartman Ct. 5/2/2014 131 $215,000 $80.10 2,684 0.3030 2 4 2 2 7 0 2 260'

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 $81.32 2,447 0.3330 2 4 2 1 12 1 2 825'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 $82.63 2,378 0.2755 2 4 2 1 14 0 2 595'

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 $83.33 2,412 0.2755 2 4 3 1 14 0 2 285'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 $84.97 2,529 0.2760 2 4 3 1 13 0 2 250'

17 8026 Peaceful Way 11/21/2014 62 $207,000 $86.25 2,400 0.3420 2 3 2 1 9 1 2 230'

26 7962 Celestial Cir. 3/20/2014 35 $192,000 $88.11 2,179 0.2755 2 4 2 1 11 0 2 220'

2 8412 Celestial Cir. 7/25/2013 94 $168,000 $90.03 1,866 0.3610 2 4 2 1 7 0 2 0 Rear 6,970 44.3%

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 $90.96 1,792 0.2755 2 4 2 1 13 0 2 500'

13 8194 Colyn Ct. 3/17/2014 290 $178,000 $91.56 1,944 0.3772 2 4 2 1 0 1 3 0 Rear 8,240 50.1%

36 8084 Cartman Ct. 6/4/2014 2 $209,900 $91.70 2,289 0.2763 2 4 2 1 9 0 2 140'

15 8432 Celestial Cir. 12/12/2013 143 $200,000 $91.74 2,180 0.4721 2 4 2 2 9 1 2 40'

11 5015 Chandler Crossing 7/28/2014 9 $210,000 $91.82 2,287 0.3215 2 4 2 1 8 1 2 0 Side 1,863 13.3%

34 8076 Melissa Crossing 6/17/2015 173 $192,200 $92.05 2,088 0.2771 2 3 2 1 11 0 2 120'

3 8402 Celestial Cir. 7/31/2013 8 $164,000 $93.50 1,754 0.3979 2 3 2 1 7 0 2 0 Rear 5,078 29.3%

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 $93.54 2,074 0.2893 2 4 2 1 13 0 2 160'

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 $94.12 1,785 0.4463 2 4 3 1 8 0 2 0 Rear 5,492 28.2%

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 $94.98 1,792 0.2755 2 4 2 1 14 0 2 500'

8 5075 Chandler Crossing 5/14/2014 8 $170,000 $96.37 1,764 0.2792 2 3 2 1 2 0 2 0 Rear 2,136 17.6%

33 8213 Colyn Ct. 1/5/2015 16 $170,000 $96.48 1,762 0.3119 2 3 2 1 11 1 2 180'

39 8021 Celestial Cir. 3/12/2013 36 $190,000 $96.54 1,968 0.2990 2 3 2 1 13 1 2 820'

23 7872 Mindy Mano 7/23/2013 80 $190,000 $96.84 1,962 0.2752 2 3 2 1 12 0 2 420'

32 4353 Goldendawn Way 7/7/2014 11 $212,000 $97.92 2,165 0.3220 2 4 3 1 14 1 2 15'

38 8091 Celestial Cir. 9/19/2013 8 $161,900 $100.62 1,609 0.9091 2 3 2 1 14 1 2 1,310'

25 7952 Celestial Cir. 5/11/2015 4 $185,100 $101.04 1,832 0.2755 2 3 3 1 12 0 2 185'

6 8134 Darlene Ter. 7/11/2014 4 $177,000 $101.37 1,746 0.5408 2 3 2 1 9 1 2 0 Side 4,899 20.8%

21 8031 Paradise 6/11/2015 31 $253,000 $102.51 2,468 0.3149 2 4 3 1 10 0 2 355'

10 5045 Chandler Crossing 7/15/2015 10 $194,000 $103.52 1,874 0.2966 2 4 2 1 6 0 2 Rear 2,678 20.7%

29 8002 Celestial Cir. 7/23/2013 14 $185,000 $106.32 1,740 0.2755 1 3 2 0 14 0 2 520'

18 7976 Peaceful Way 7/7/2015 62 $220,000 $106.95 2,057 0.2755 2 3 2 1 6 0 2 600'

22 8010 Paradise 9/21/2014 41 $245,000 $107.27 2,284 0.2839 2 4 3 1 5 0 2 570'

14 4377 Todds Trl. 3/7/2015 15 $200,000 $107.30 1,864 0.6718 2 4 2 2 7 1 2 0 Rear 8,784 30.0%

16 5098 Chandler Crossing 7/31/2014 8 $195,000 $109.18 1,786 0.3306 2 3 2 1 4 0 2 220'

7 5085 Chandler Crossing 10/21/2013 22 $200,000 $111.42 1,795 0.2792 2 4 3 1 2 0 3 0 Rear 2,136 17.6%

9 5055 Chandler Crossing 7/5/2015 47 $227,000 $113.50 2,000 0.2966 2 4 2 1 4 0 2 0 Rear 2,678 20.7%

24 7871 Celestial Cir. 9/16/2014 21 $191,900 $113.55 1,690 0.4025 2 3 2 2 12 0 2 135'

5 8372 Celestial Cir. 2/28/2013 0 $170,000 $114.02 1,491 0.4976 2 2 2 2 6 0 2 0 Rear 3,925 18.1%

40 5200 Kyles Station Meadows3/31/2015 99 $180,000 $114.36 1,574 0.2755 2 3 2 1 14 1 2 960'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 $114.39 1,334 0.2790 1 3 2 0 4 0 2 0 Rear 0 0.0%

30 8062 Celestial Cir 2/19/2015 74 $149,000 $121.34 1,228 0.2755 1 3 2 0 14 0 2 990'

20 8040 Paradise 8/20/2013 7 $255,500 $128.98 1,981 0.3181 1 4 3 0 7 0 2 380'

19 7936 Peaceful Way 5/12/2015 186 $263,000 $132.69 1,982 0.2773 1 3 2 0 6 1 2 770'
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Kyles Station Meadows Residential Sales - Sorted by Gross Living Area (GLA)

No. Address Sale Date

Days on 

Market Sale Price $/ SF GLA (SF)

Lot Size 

(AC) Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Cul de 

Sac/Corner 

Lot Garage

Distance 

From 

Pipeline (LF)

 Location Of 

Pipeline 

Encumbered 

Area (SF)

Encumbered 

Area (%)

30 8062 Celestial Cir 2/19/2015 74 $149,000 $121.34 1,228 0.2755 1 3 2 0 14 0 2 990'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 $114.39 1,334 0.2790 1 3 2 0 4 0 2 0 Rear 0 0.0%

5 8372 Celestial Cir. 2/28/2013 0 $170,000 $114.02 1,491 0.4976 2 2 2 2 6 0 2 0 Rear 3,925 18.1%

40 5200 Kyles Station Meadows3/31/2015 99 $180,000 $114.36 1,574 0.2755 2 3 2 1 14 1 2 960'

38 8091 Celestial Cir. 9/19/2013 8 $161,900 $100.62 1,609 0.9091 2 3 2 1 14 1 2 1,310'

24 7871 Celestial Cir. 9/16/2014 21 $191,900 $113.55 1,690 0.4025 2 3 2 2 12 0 2 135'

29 8002 Celestial Cir. 7/23/2013 14 $185,000 $106.32 1,740 0.2755 1 3 2 0 14 0 2 520'

6 8134 Darlene Ter. 7/11/2014 4 $177,000 $101.37 1,746 0.5408 2 3 2 1 9 1 2 0 Side 4,899 20.8%

3 8402 Celestial Cir. 7/31/2013 8 $164,000 $93.50 1,754 0.3979 2 3 2 1 7 0 2 0 Rear 5,078 29.3%

33 8213 Colyn Ct. 1/5/2015 16 $170,000 $96.48 1,762 0.3119 2 3 2 1 11 1 2 180'

8 5075 Chandler Crossing 5/14/2014 8 $170,000 $96.37 1,764 0.2792 2 3 2 1 2 0 2 0 Rear 2,136 17.6%

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 $94.12 1,785 0.4463 2 4 3 1 8 0 2 0 Rear 5,492 28.2%

16 5098 Chandler Crossing 7/31/2014 8 $195,000 $109.18 1,786 0.3306 2 3 2 1 4 0 2 220'

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 $90.96 1,792 0.2755 2 4 2 1 13 0 2 500'

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 $94.98 1,792 0.2755 2 4 2 1 14 0 2 500'

7 5085 Chandler Crossing 10/21/2013 22 $200,000 $111.42 1,795 0.2792 2 4 3 1 2 0 3 0 Rear 2,136 17.6%

25 7952 Celestial Cir. 5/11/2015 4 $185,100 $101.04 1,832 0.2755 2 3 3 1 12 0 2 185'

14 4377 Todds Trl. 3/7/2015 15 $200,000 $107.30 1,864 0.6718 2 4 2 2 7 1 2 0 Rear 8,784 30.0%

2 8412 Celestial Cir. 7/25/2013 94 $168,000 $90.03 1,866 0.3610 2 4 2 1 7 0 2 0 Rear 6,970 44.3%

10 5045 Chandler Crossing 7/15/2015 10 $194,000 $103.52 1,874 0.2966 2 4 2 1 6 0 2 Rear 2,678 20.7%

13 8194 Colyn Ct. 3/17/2014 290 $178,000 $91.56 1,944 0.3772 2 4 2 1 0 1 3 0 Rear 8,240 50.1%

23 7872 Mindy Mano 7/23/2013 80 $190,000 $96.84 1,962 0.2752 2 3 2 1 12 0 2 420'

39 8021 Celestial Cir. 3/12/2013 36 $190,000 $96.54 1,968 0.2990 2 3 2 1 13 1 2 820'

20 8040 Paradise 8/20/2013 7 $255,500 $128.98 1,981 0.3181 1 4 3 0 7 0 2 380'

19 7936 Peaceful Way 5/12/2015 186 $263,000 $132.69 1,982 0.2773 1 3 2 0 6 1 2 770'

9 5055 Chandler Crossing 7/5/2015 47 $227,000 $113.50 2,000 0.2966 2 4 2 1 4 0 2 0 Rear 2,678 20.7%

18 7976 Peaceful Way 7/7/2015 62 $220,000 $106.95 2,057 0.2755 2 3 2 1 6 0 2 600'

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 $93.54 2,074 0.2893 2 4 2 1 13 0 2 160'

34 8076 Melissa Crossing 6/17/2015 173 $192,200 $92.05 2,088 0.2771 2 3 2 1 11 0 2 120'

32 4353 Goldendawn Way 7/7/2014 11 $212,000 $97.92 2,165 0.3220 2 4 3 1 14 1 2 15'

26 7962 Celestial Cir. 3/20/2014 35 $192,000 $88.11 2,179 0.2755 2 4 2 1 11 0 2 220'

15 8432 Celestial Cir. 12/12/2013 143 $200,000 $91.74 2,180 0.4721 2 4 2 2 9 1 2 40'

22 8010 Paradise 9/21/2014 41 $245,000 $107.27 2,284 0.2839 2 4 3 1 5 0 2 570'

11 5015 Chandler Crossing 7/28/2014 9 $210,000 $91.82 2,287 0.3215 2 4 2 1 8 1 2 0 Side 1,863 13.3%

36 8084 Cartman Ct. 6/4/2014 2 $209,900 $91.70 2,289 0.2763 2 4 2 1 9 0 2 140'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 $82.63 2,378 0.2755 2 4 2 1 14 0 2 595'

17 8026 Peaceful Way 11/21/2014 62 $207,000 $86.25 2,400 0.3420 2 3 2 1 9 1 2 230'

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 $83.33 2,412 0.2755 2 4 3 1 14 0 2 285'

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 $81.32 2,447 0.3330 2 4 2 1 12 1 2 825'

21 8031 Paradise 6/11/2015 31 $253,000 $102.51 2,468 0.3149 2 4 3 1 10 0 2 355'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 $84.97 2,529 0.2760 2 4 3 1 13 0 2 250'

37 8104 Cartman Ct. 7/24/2013 0 $190,000 $71.05 2,674 0.6591 2 4 2 1 10 1 2 285'

28 7971 Celestial Cir 4/11/2013 5 $195,000 $72.76 2,680 0.2760 2 3 2 1 10 0 2 440'

35 8093 Cartman Ct. 5/2/2014 131 $215,000 $80.10 2,684 0.3030 2 4 2 2 7 0 2 260'
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Market Conditions 

A linear regression was conducted on the sales data that showed a slight upward trend in the market 

from 2013 to 2015, of about 6 percent per year, shown below.  

 

Additionally, three homes sold twice within the 2013 to 2015 time period and are shown in the following 

table.  

 

The above-referenced array demonstrates a -1.28 percent, 0.68 percent, and 4.42 percent change in 
value, respectively. Based on the above information, IRR projected a 3 percent per year, or 0.25 percent 
per month increase in home sales prices from 2013 to 2015. 
 
Determination of Adjustments 

To determine which factors had the largest impact on sale price, and to quantify an adjustment for each 
amount, IRR interviewed real estate professionals and performed linear regressions to determine which 
variables had the largest impact on sale price. IRR interviewed real estate professionals at RE/MAX 

Paired Sales Market Trends Analysis - Residences

Pair No. Address/ Lot NumberSale Date Sale Price

Percent 

Change

Change per 

Year

7952 Celestial Cir 5/11/2015 $185,100

7952 Celestial Cir 9/4/2013 $187,500 -1.28% -0.76%

8062 Celestial Cir. 2/19/2015 $149,000

8062 Celestial Cir. 8/16/2012 $148,000 0.68% 0.27%

7950 Trinity Shore 3/17/2015 $170,200

7950 Trinity Shore 4/17/2014 $163,000 4.42% 4.83%

1

2

3



Ohio 17 

 

 
 

United Associates and Star One Realtors who had recent transactions in the neighborhood for their 
opinions on market conditions and adjustment criteria. It was determined that the three most important 
factors were bathroom counǘΣ ŀƎŜ ƻŦ ǘƘŜ ǇǊƻǇŜǊǘȅ ŀƴŘ ǘƘŜ ǇǊƻǇŜǊǘȅΩǎ ƎǊƻǎǎ ƭƛǾing area. In an appraisal, 
downward adjustments are made to properties with superior characteristics and upward adjustments 
are made to properties with inferior characteristics. Based on analysis of market data and conversations 
with market participants, sales that had a third bathroom were adjusted downward by $4,000. Sales 
that had no half baths were adjusted upward $2,500, and sales that had two half baths were adjusted 
downward $2,500. IRR then grouped the sales by age. Those three groupings were less than five years 
old, between five and 10 years old, and greater than 10 years old. The homes that were less than five 
years old were adjusted downward by $5,000. The homes that were greater than 10 years old were 
adjusted upward by $5,000. After adjusting for these factors, IRR adjusted for gross living area (GLA), 
explained below. 

Determination of Size Adjustment 

IRR conducted a simple linear regression to analyze the impact of GLA on the bathroom and age 
adjusted sale price of property within Kyles Station Meadows. Given the sample size of 44 properties, 
the regression function predicted that a change of one square foot of GLA corresponds with an increase 
in $39.82 in the overall sale price. The adjusted coefficient of determination (adjusted R-squared) 
indicated that roughly 26 percent of the total variance in sale prices was explained by variances in GLA. 
Based on this test, IRR applied an adjustment of $39.82 for each square foot of variation from the 
sample median GLA of 1,965 square feet (e.g. a 2,065 square foot home would be adjusted downward 
$3,982). 

The sales and their respective adjustments are shown on the following page. The adjusted sales price 

and price per square foot are indicated in red.
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Summary Statistics 

 

Kyles Station Meadows Residential Sales - Sorted by Adjusted Sale Price

No. Address Sale Date

Days on 

Market Sale Price GLA (SF)

Lot Size 

(AC)

Market 

Conditions

Market 

Adjusted 

Price

Bath 

Adjustment

Half Bath 

Adjustment

Age 

Adjustment

Adjusted 

Price

Size 

Adjustment

Adj Sale 

Price

Adj 

Bath/Age 

Sales 

Price Per Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Age 

Category

Distance 

From 

Pipeline (LF)

Encumbered 

Area (SF)

Encumbered 

Area (%)

37 8104 Cartman Ct. 7/24/2013 0 $190,000 2,674 0.6591 1%  $192,312 $0 $0 -$5,000$187,312 -$28,234$159,078 $70.05 2 4 2 1 10 3 285'

28 7971 Celestial Cir 4/11/2013 5 $195,000 2,680 0.2760 0%  $195,683 $0 $0 -$5,000$190,683 -$28,472$162,210 $71.15 2 3 2 1 10 3 440'

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 1,792 0.2755 3%  $168,610 $0 $0 -$5,000$163,610 $6,889 $170,499 $91.30 2 4 2 1 13 3 500'

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 1,785 0.4463 1%  $170,058 -$4,000 $0 $0 $166,058 $7,168 $173,226 $93.03 2 4 3 1 8 2 0 5,492 28.2%

38 8091 Celestial Cir. 9/19/2013 8 $161,900 1,609 0.9091 2%  $164,639 $0 $0 -$5,000$159,639 $14,177$173,815 $99.22 2 3 2 1 14 3 1,310'

2 8412 Celestial Cir. 7/25/2013 94 $168,000 1,866 0.3610 1%  $170,058 0 $0 $0 $170,058 $3,942 $174,000 $91.14 2 4 2 1 7 2 0 6,970 44.3%

3 8402 Celestial Cir. 7/31/2013 8 $164,000 1,754 0.3979 1%  $166,091 $0 $0 $0 $166,091 $8,402 $174,493 $94.69 2 3 2 1 7 2 0 5,078 29.3%

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 2,447 0.3330 0%  $199,083 $0 $0 -$5,000$194,083 -$19,194$174,889 $79.31 2 4 2 1 12 3 825'

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 2,412 0.2755 1%  $202,843 -$4,000 $0 -$5,000$193,843 -$17,800$176,042 $80.37 2 4 3 1 14 3 285'

33 8213 Colyn Ct. 1/5/2015 16 $170,000 1,762 0.3119 6%  $179,577 $0 $0 -$5,000$174,577 $8,084 $182,660 $99.08 2 3 2 1 11 3 180'

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 1,792 0.2755 6%  $180,795 $0 $0 -$5,000$175,795 $6,889 $182,684 $98.10 2 4 2 1 14 3 500'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 2,378 0.2755 4%  $205,293 $0 $0 -$5,000$200,293 -$16,446$183,847 $84.23 2 4 2 1 14 3 595'

26 7962 Celestial Cir. 3/20/2014 35 $192,000 2,179 0.2755 3%  $198,160 $0 $0 -$5,000$193,160 -$8,522$184,638 $88.65 2 4 2 1 11 3 220'

30 8062 Celestial Cir 2/19/2015 74 $149,000 1,228 0.2755 6%  $157,952 $0 $2,500 -$5,000$155,452 $29,349$184,801 $126.59 1 3 2 0 14 3 990'

39 8021 Celestial Cir. 3/12/2013 36 $190,000 1,968 0.2990 0%  $190,190 $0 $0 -$5,000$185,190 -$119 $185,071 $94.10 2 3 2 1 13 3 820'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 1,334 0.2790 0%  $153,312 $0 $2,500 $5,000 $160,812 $25,127$185,940 $120.55 1 3 2 0 4 1 0 0 0.0%

5 8372 Celestial Cir. 2/28/2013 0 $170,000 1,491 0.4976 0%  $170,000 $0 -$2,500 $0 $167,500 $18,875$186,375 $112.34 2 2 2 2 6 2 0 3,925 18.1%

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 2,074 0.2893 1%  $196,474 $0 $0 -$5,000$191,474 -$4,341$187,133 $92.32 2 4 2 1 13 3 160'

23 7872 Mindy Mano 7/23/2013 80 $190,000 1,962 0.2752 1%  $192,296 $0 $0 -$5,000$187,296 $119 $187,415 $95.46 2 3 2 1 12 3 420'

8 5075 Chandler Crossing 5/14/2014 8 $170,000 1,764 0.2792 4%  $176,233 $0 $0 $5,000 $181,233 $8,004 $189,237 $102.74 2 3 2 1 2 1 0 2,136 17.6%

13 8194 Colyn Ct. 3/17/2014 290 $178,000 1,944 0.3772 3%  $183,666 $0 $0 $5,000 $188,666 $836 $189,503 $97.05 2 4 2 1 0 1 0 8,240 50.1%

35 8093 Cartman Ct. 5/2/2014 131 $215,000 2,684 0.3030 4%  $222,668 $0 -$2,500 $0 $220,168 -$28,632$191,537 $82.03 2 4 2 2 7 2 260'

6 8134 Darlene Ter. 7/11/2014 4 $177,000 1,746 0.5408 4%  $184,346 $0 $0 $0 $184,346 $8,721 $193,066 $105.58 2 3 2 1 9 2 0 4,899 20.8%

29 8002 Celestial Cir. 7/23/2013 14 $185,000 1,740 0.2755 1%  $187,235 $0 $2,500 -$5,000$184,735 $8,960 $193,695 $106.17 1 3 2 0 14 3 520'

15 8432 Celestial Cir. 12/12/2013 143 $200,000 2,180 0.4721 2%  $204,783 $0 -$2,500 $0 $202,283 -$8,562$193,722 $92.79 2 4 2 2 9 2 40'

25 7952 Celestial Cir. 5/11/2015 4 $185,100 1,832 0.2755 7%  $197,471 -$4,000 $0 -$5,000$188,471 $5,296 $193,767 $102.88 2 3 3 1 12 3 185'

34 8076 Melissa Crossing 6/17/2015 173 $192,200 2,088 0.2771 7%  $205,638 $0 $0 -$5,000$200,638 -$4,898$195,740 $96.09 2 3 2 1 11 3 120'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 2,529 0.2760 6%  $228,403 -$4,000 $0 -$5,000$219,403 -$22,459$196,943 $86.75 2 4 3 1 13 3 250'

10 5045 Chandler Crossing 7/15/2015 10 $194,000 1,874 0.2966 $0 $0 $0 $194,000 $3,624 $197,624 $103.52 2 4 2 1 6 2 2,678 20.7%

17 8026 Peaceful Way 11/21/2014 62 $207,000 2,400 0.3420 5%  $217,885 $0 $0 $0 $217,885 -$17,322$200,562 $90.79 2 3 2 1 9 2 230'

40 5200 Kyles Station 3/31/2015 99 $180,000 1,574 0.2755 6%  $191,415 $0 $0 -$5,000$186,415 $15,570$201,985 $118.43 2 3 2 1 14 3 960'

32 4353 Goldendawn Way 7/7/2014 11 $212,000 2,165 0.3220 4%  $220,727 -$4,000 $0 -$5,000$211,727 -$7,964$203,763 $97.80 2 4 3 1 14 3 15'

24 7871 Celestial Cir. 9/16/2014 21 $191,900 1,690 0.4025 5%  $200,935 $0 -$2,500 -$5,000$193,435 $10,951$204,386 $114.46 2 3 2 2 12 3 135'

36 8084 Cartman Ct. 6/4/2014 2 $209,900 2,289 0.2763 4%  $217,964 $0 $0 $0 $217,964 -$12,902$205,061 $95.22 2 4 2 1 9 2 140'

11 5015 Chandler Crossing 7/28/2014 9 $210,000 2,287 0.3215 4%  $219,013 0 $0 $0 $219,013 -$12,823$206,190 $95.76 2 4 2 1 8 2 0 1,863 13.3%

7 5085 Chandler Crossing 10/21/2013 22 $200,000 1,795 0.2792 2%  $203,917 -$4,000 $0 $5,000 $204,917 $6,770 $211,686 $114.16 2 4 3 1 2 1 0 2,136 17.6%

14 4377 Todds Trl. 3/7/2015 15 $200,000 1,864 0.6718 6%  $212,283 0 -$2,500 $0 $209,783 $4,022 $213,805 $112.54 2 4 2 2 7 2 0 8,784 30.0%

16 5098 Chandler Crossing 7/31/2014 8 $195,000 1,786 0.3306 4%  $203,418 0 $0 $5,000 $208,418 $7,128 $215,546 $116.70 2 3 2 1 4 1 220'

18 7976 Peaceful Way 7/7/2015 62 $220,000 2,057 0.2755 7%  $235,748 $0 $0 $0 $235,748 -$3,664$232,085 $114.61 2 3 2 1 6 2 600'

21 8031 Paradise 6/11/2015 31 $253,000 2,468 0.3149 7%  $270,562 -$4,000 $0 -$5,000$261,562 -$20,030$241,532 $105.98 2 4 3 1 10 3 355'

22 8010 Paradise 9/21/2014 41 $245,000 2,284 0.2839 5%  $256,638 -$4,000 $0 $5,000 $257,638 -$12,703$244,934 $112.80 2 4 3 1 5 1 570'

9 5055 Chandler Crossing 7/5/2015 47 $227,000 2,000 0.2966 7%  $243,212 $0 $0 $5,000 $248,212 -$1,394$246,818 $124.11 2 4 2 1 4 1 0 2,678 20.7%

20 8040 Paradise 8/20/2013 7 $255,500 1,981 0.3181 1%  $259,183 -$4,000 $2,500 $0 $257,683 -$637 $257,046 $130.08 1 4 3 0 7 2 380'

19 7936 Peaceful Way 5/12/2015 186 $263,000 1,982 0.2773 7%  $280,599 $0 $2,500 $0 $283,099 -$677 $282,422 $142.84 1 3 2 0 6 2 770'
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Kyles Station Meadows Residential Sales - Sorted by Adjusted Sale Price Per Square Foot

No. Address Sale Date

Days on 

Market Sale Price GLA (SF)

Lot Size 

(AC)

Market 

Conditions

Market 

Adjusted 

Price

Bath 

Adjustment

Half Bath 

Adjustment

Age 

Adjustment

Adjusted 

Price

Size 

Adjustment

Adj Sale 

Price

Adj 

Bath/Age 

Sales 

Price Per Stories BR Bath

Half 

Baths

Age of 

Home 

(years)

Age 

Category

Distance 

From 

Pipeline (LF)

Encumbered 

Area (SF)

Encumbered 

Area (%)

37 8104 Cartman Ct. 7/24/2013 0 $190,000 2,674 0.6591 1%  $192,312 $0 $0 -$5,000$187,312 -$28,234$159,078 $70.05 2 4 2 1 10 3 285'

28 7971 Celestial Cir 4/11/2013 5 $195,000 2,680 0.2760 0%  $195,683 $0 $0 -$5,000$190,683 -$28,472$162,210 $71.15 2 3 2 1 10 3 440'

41 8000 Trinity Shore Cir. 3/5/2013 111 $199,000 2,447 0.3330 0%  $199,083 $0 $0 -$5,000$194,083 -$19,194$174,889 $79.31 2 4 2 1 12 3 825'

44 7920 Trinity Shore Cir. 6/18/2013 91 $201,000 2,412 0.2755 1%  $202,843 -$4,000 $0 -$5,000$193,843 -$17,800$176,042 $80.37 2 4 3 1 14 3 285'

35 8093 Cartman Ct. 5/2/2014 131 $215,000 2,684 0.3030 4%  $222,668 $0 -$2,500 $0 $220,168 -$28,632$191,537 $82.03 2 4 2 2 7 2 260'

31 4413 Goldendawn Way 8/19/2014 15 $196,500 2,378 0.2755 4%  $205,293 $0 $0 -$5,000$200,293 -$16,446$183,847 $84.23 2 4 2 1 14 3 595'

27 7972 Celestial Cir. 3/24/2015 8 $214,900 2,529 0.2760 6%  $228,403 -$4,000 $0 -$5,000$219,403 -$22,459$196,943 $86.75 2 4 3 1 13 3 250'

26 7962 Celestial Cir. 3/20/2014 35 $192,000 2,179 0.2755 3%  $198,160 $0 $0 -$5,000$193,160 -$8,522$184,638 $88.65 2 4 2 1 11 3 220'

17 8026 Peaceful Way 11/21/2014 62 $207,000 2,400 0.3420 5%  $217,885 $0 $0 $0 $217,885 -$17,322$200,562 $90.79 2 3 2 1 9 2 230'

2 8412 Celestial Cir. 7/25/2013 94 $168,000 1,866 0.3610 1%  $170,058 0 $0 $0 $170,058 $3,942 $174,000 $91.14 2 4 2 1 7 2 0 6,970 44.3%

43 7950 Trinity Shore Cir. 4/17/2014 78 $163,000 1,792 0.2755 3%  $168,610 $0 $0 -$5,000$163,610 $6,889 $170,499 $91.30 2 4 2 1 13 3 500'

45 7900 Trinity Shore Cir. 7/31/2013 60 $194,000 2,074 0.2893 1%  $196,474 $0 $0 -$5,000$191,474 -$4,341$187,133 $92.32 2 4 2 1 13 3 160'

15 8432 Celestial Cir. 12/12/2013 143 $200,000 2,180 0.4721 2%  $204,783 $0 -$2,500 $0 $202,283 -$8,562$193,722 $92.79 2 4 2 2 9 2 40'

4 8392 Celestrial Cir. 7/25/2013 127 $168,000 1,785 0.4463 1%  $170,058 -$4,000 $0 $0 $166,058 $7,168 $173,226 $93.03 2 4 3 1 8 2 0 5,492 28.2%

39 8021 Celestial Cir. 3/12/2013 36 $190,000 1,968 0.2990 0%  $190,190 $0 $0 -$5,000$185,190 -$119 $185,071 $94.10 2 3 2 1 13 3 820'

3 8402 Celestial Cir. 7/31/2013 8 $164,000 1,754 0.3979 1%  $166,091 $0 $0 $0 $166,091 $8,402 $174,493 $94.69 2 3 2 1 7 2 0 5,078 29.3%

36 8084 Cartman Ct. 6/4/2014 2 $209,900 2,289 0.2763 4%  $217,964 $0 $0 $0 $217,964 -$12,902$205,061 $95.22 2 4 2 1 9 2 140'

23 7872 Mindy Mano 7/23/2013 80 $190,000 1,962 0.2752 1%  $192,296 $0 $0 -$5,000$187,296 $119 $187,415 $95.46 2 3 2 1 12 3 420'

11 5015 Chandler Crossing 7/28/2014 9 $210,000 2,287 0.3215 4%  $219,013 0 $0 $0 $219,013 -$12,823$206,190 $95.76 2 4 2 1 8 2 0 1,863 13.3%

34 8076 Melissa Crossing 6/17/2015 173 $192,200 2,088 0.2771 7%  $205,638 $0 $0 -$5,000$200,638 -$4,898$195,740 $96.09 2 3 2 1 11 3 120'

13 8194 Colyn Ct. 3/17/2014 290 $178,000 1,944 0.3772 3%  $183,666 $0 $0 $5,000 $188,666 $836 $189,503 $97.05 2 4 2 1 0 1 0 8,240 50.1%

32 4353 Goldendawn Way 7/7/2014 11 $212,000 2,165 0.3220 4%  $220,727 -$4,000 $0 -$5,000$211,727 -$7,964$203,763 $97.80 2 4 3 1 14 3 15'

42 7950 Trinity Shore Cir. 3/17/2015 61 $170,200 1,792 0.2755 6%  $180,795 $0 $0 -$5,000$175,795 $6,889 $182,684 $98.10 2 4 2 1 14 3 500'

33 8213 Colyn Ct. 1/5/2015 16 $170,000 1,762 0.3119 6%  $179,577 $0 $0 -$5,000$174,577 $8,084 $182,660 $99.08 2 3 2 1 11 3 180'

38 8091 Celestial Cir. 9/19/2013 8 $161,900 1,609 0.9091 2%  $164,639 $0 $0 -$5,000$159,639 $14,177$173,815 $99.22 2 3 2 1 14 3 1,310'

8 5075 Chandler Crossing 5/14/2014 8 $170,000 1,764 0.2792 4%  $176,233 $0 $0 $5,000 $181,233 $8,004 $189,237 $102.74 2 3 2 1 2 1 0 2,136 17.6%

25 7952 Celestial Cir. 5/11/2015 4 $185,100 1,832 0.2755 7%  $197,471 -$4,000 $0 -$5,000$188,471 $5,296 $193,767 $102.88 2 3 3 1 12 3 185'

10 5045 Chandler Crossing 7/15/2015 10 $194,000 1,874 0.2966 $0 $0 $0 $194,000 $3,624 $197,624 $103.52 2 4 2 1 6 2 2,678 20.7%

6 8134 Darlene Ter. 7/11/2014 4 $177,000 1,746 0.5408 4%  $184,346 $0 $0 $0 $184,346 $8,721 $193,066 $105.58 2 3 2 1 9 2 0 4,899 20.8%

21 8031 Paradise 6/11/2015 31 $253,000 2,468 0.3149 7%  $270,562 -$4,000 $0 -$5,000$261,562 -$20,030$241,532 $105.98 2 4 3 1 10 3 355'

29 8002 Celestial Cir. 7/23/2013 14 $185,000 1,740 0.2755 1%  $187,235 $0 $2,500 -$5,000$184,735 $8,960 $193,695 $106.17 1 3 2 0 14 3 520'

5 8372 Celestial Cir. 2/28/2013 0 $170,000 1,491 0.4976 0%  $170,000 $0 -$2,500 $0 $167,500 $18,875$186,375 $112.34 2 2 2 2 6 2 0 3,925 18.1%

14 4377 Todds Trl. 3/7/2015 15 $200,000 1,864 0.6718 6%  $212,283 0 -$2,500 $0 $209,783 $4,022 $213,805 $112.54 2 4 2 2 7 2 0 8,784 30.0%

22 8010 Paradise 9/21/2014 41 $245,000 2,284 0.2839 5%  $256,638 -$4,000 $0 $5,000 $257,638 -$12,703$244,934 $112.80 2 4 3 1 5 1 570'

7 5085 Chandler Crossing 10/21/2013 22 $200,000 1,795 0.2792 2%  $203,917 -$4,000 $0 $5,000 $204,917 $6,770 $211,686 $114.16 2 4 3 1 2 1 0 2,136 17.6%

24 7871 Celestial Cir. 9/16/2014 21 $191,900 1,690 0.4025 5%  $200,935 $0 -$2,500 -$5,000$193,435 $10,951$204,386 $114.46 2 3 2 2 12 3 135'

18 7976 Peaceful Way 7/7/2015 62 $220,000 2,057 0.2755 7%  $235,748 $0 $0 $0 $235,748 -$3,664$232,085 $114.61 2 3 2 1 6 2 600'

16 5098 Chandler Crossing 7/31/2014 8 $195,000 1,786 0.3306 4%  $203,418 0 $0 $5,000 $208,418 $7,128 $215,546 $116.70 2 3 2 1 4 1 220'

40 5200 Kyles Station 3/31/2015 99 $180,000 1,574 0.2755 6%  $191,415 $0 $0 -$5,000$186,415 $15,570$201,985 $118.43 2 3 2 1 14 3 960'

12 4965 Chandler Crossing 4/25/2013 215 $152,600 1,334 0.2790 0%  $153,312 $0 $2,500 $5,000 $160,812 $25,127$185,940 $120.55 1 3 2 0 4 1 0 0 0.0%

9 5055 Chandler Crossing 7/5/2015 47 $227,000 2,000 0.2966 7%  $243,212 $0 $0 $5,000 $248,212 -$1,394$246,818 $124.11 2 4 2 1 4 1 0 2,678 20.7%

30 8062 Celestial Cir 2/19/2015 74 $149,000 1,228 0.2755 6%  $157,952 $0 $2,500 -$5,000$155,452 $29,349$184,801 $126.59 1 3 2 0 14 3 990'

20 8040 Paradise 8/20/2013 7 $255,500 1,981 0.3181 1%  $259,183 -$4,000 $2,500 $0 $257,683 -$637 $257,046 $130.08 1 4 3 0 7 2 380'

19 7936 Peaceful Way 5/12/2015 186 $263,000 1,982 0.2773 7%  $280,599 $0 $2,500 $0 $283,099 -$677 $282,422 $142.84 1 3 2 0 6 2 770'
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Analysis of Impact of Location on Pipeline Easement 

¢ƘŜ ŀǾŜǊŀƎŜ ǳƴŀŘƧǳǎǘŜŘ Ǌŀǿ Řŀǘŀ ǎŀƭŜ ǇǊƛŎŜ ƻŦ ǊŜǎƛŘŜƴŎŜǎ ƻƴ ǇǊƻǇŜǊǘƛŜǎ ƭƻŎŀǘŜŘ άƻƴέ ǘƘŜ ǇƛǇŜƭƛƴŜ 
easement was 8.31 percent lower than the average unadjusted sale price of residences located away 
from the pipeline easement. The median unadjusted raw data sale price was 9.23 percent lower. 
However, that necessitates an adjustment because the average home size of the sales located on the 
pipeline was 1,803 square feet, compared with the average size of home sales located away from the 
pipeline of 2,087 square feet. The difference in size is a primary contributor to the total price 
difference shown in the table below of the unadjusted homes. The average sale price after 
adjustments for number of bathrooms, age and gross living area were made is 0.08 percent higher for 
properties located άonέ the pipeline easement, compared with those located away from the pipeline 
easement. The adjusted median was 2.16 percent lower. After adjusting for the gross living area, 
bathroom count and age, there appears to be little difference in total sales price of properties located 
along the pipeline and those that were not. 

 

 

Kyles Station Meadows Single Family Residential Sales

Unadjusted Prices Average Price Median Price

Properties Located On Pipeline $182,969 $177,000

Properties Located Off Pipeline $199,552 $195,000

Percent Difference -8.31% -9.23%

Adjusted Prices Average Price Median Price

Properties Located On Pipeline $199,689 $189,503

Properties Located Off Pipeline $199,529 $193,695

Percent Difference 0.08% -2.16%

Source:
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IRR also compared the sale prices of the properties on a per square foot basis. The average unadjusted 
sale price per square foot for properties encumbered by the pipeline was 4.53 percent higher than the 
average unadjusted price per square foot for properties located away from the pipeline. The median 
price per foot was 5.07 percent higher. After adjustments were made for bathroom count and age, the 
average price per foot for properties located άonέ the pipeline was 3.74 percent higher than the price 
per square foot for properties located away from the pipeline. The median price per square foot for 
properties located on the pipeline was 7.73 percent higher than the price per square foot for 
properties located away from the pipeline. When comparing the properties on a sales price per square 
foot basis, it appears that both before and after adjustments, properties located on the pipeline 
easement sold for a higher price per square foot than those located away from the pipeline. 

 
 

 

Kyles Station Meadows Single Family Residential Sales

Unadjusted Prices Average Price/ SF Median Price/ SF

Properties Located On Pipeline $101.76 $101.37

Properties Located Off Pipeline $97.36 $96.48

Percent Difference 4.53% 5.07%

Adjusted Prices* Average Price/ SF Median Price/ SF

Properties Located On Pipeline $104.91 $103.52

Properties Located Off Pipeline $101.13 $96.09

Percent Difference 3.74% 7.73%

*The adjusted price per square foot excludes the size adjustment to prevent redundancy.
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Regression Analysis 

IRR conducted a simple linear regression analysis on the data set to see if there was a correlation 
between adjusted sales price and the presence of a pipeline easement. The adjustments were made 
to the sale prices based on bathroom count, age and size, as previously discussed. IRR conducted 
ƭƛƴŜŀǊ ǊŜƎǊŜǎǎƛƻƴ ǘŜǎǘƛƴƎ ǘƘŜ ƛƳǇŀŎǘ ƻƴ ǎŀƭŜ ǇǊƛŎŜ ƻŦ ŀ ǇǊƻǇŜǊǘȅΩǎ ƭƻŎŀǘƛƻƴ άonέ or άoffέ the natural gas 
pipeline. To establish pipeline location as the dependent variable, IRR assigned properties located off 
ǘƘŜ ǇƛǇŜƭƛƴŜ ŀ ǾŀƭǳŜ ƻŦ άzeroέ ŀƴŘ ǇǊƻǇŜǊǘƛŜǎ ƭƻŎŀǘŜŘ ƻƴ ǘƘŜ ǇƛǇŜƭƛƴŜ ŀ ǾŀƭǳŜ ƻŦ άƻƴŜ,έ ŀƴŘ ǳǎŜŘ ǘƘƛǎ 
assignment column as the dependent variable in the linear regression.  

For its analysis IRR used the adjusted property sale prices as the dependent variable. Location on or 
off the pipeline was a poor predictor of price differences in this analysis. The coefficient was -$322 
(indicating that the model predicted that a property located on the pipeline would sell for $322 less 
than a property located off the pipeline, all else being equal), but the adjusted coefficient of 
determination was close to zero, at -0.02376. IRR also checked the unadjusted sales price per square 
foot to determine if it would indicate similar results. The coefficient was $7.05, indicating that the 
presence of a pipeline raised the sales price of the property by $7.05 per square foot (indicating that 
the model predicted the price per square foot would increase by $7.05 if the property was located on 
a pipeline, all else being equal), but yet again the adjusted coefficient of determination was close to 
zero at -0.029561.  

The adjusted coefficient of determination is a measurement used to verify the correlation of a set of 
data. Measurements close to one indicate high correlation, while numbers close to 0 indicate no 
correlation. The results of these two tests are largely conflicting, since one indicates a price decrease, 
while the other indicates a price increase with the presence of a pipeline. The whole price decrease of 
$322 is largely insignificant, and both tests appear to show very little correlation to indicate that 
encumbrance by a pipeline has an effect on value. 

Paired Sale Analysis 

In this neighborhood, there is one pair of homes that shared similar enough characteristics to compare 
for differences in sale price as a result of a pipeline easement. As such, IRR conducted a paired sales 
analysis as a demonstration of the expected effects of a pipeline when observing small samples of 
comparable data. The pair shows Sale 36 (located away from the pipeline) and Sale 11 (located on the 
pipeline) have generally similar characteristics, were proximate in location, and sold for a similar price.  

 

Paired Sales Market Trends Analysis - Residences

Pair No. Sale No. Address/ Lot NumberSale Date DOM Lot Size (AC)GLA (SF) Sale Price

Price/ SF 

GLABR BA

Half 

Baths Age

Percent 

Change

36 8084 Cartman Ct. 6/4/2014       2             0.28       2,289 $209,900 $91.70 4 2 1 9

11 5015 Chandler 7/28/2014       9             0.32       2,287 $210,000 $91.82 4 2 1 8 0%
1
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Conclusion 

IRR found no evidence of a statistically significant difference in the prices paid for homes located along 
or near a pipeline in Liberty Township, Ohio, when compared with prices for homes located away from 
the pipeline, particularly after adjusting for the most significant influences on sale price for this 
subdivision ς bathrooms, age and size. The differences in the mean and median sale prices of homes 
located on and away from the pipeline were not measurable. On a per-square-foot basis, mean and 
ƳŜŘƛŀƴ ǎŀƭŜǎ ǇǊƛŎŜǎ ǿŜǊŜ оΦтп ǇŜǊŎŜƴǘ ǘƻ тΦто ǇŜǊŎŜƴǘ ƘƛƎƘŜǊ ŦƻǊ ǇǊƻǇŜǊǘƛŜǎ άƻƴέ ǘƘŜ ǇƛǇŜƭƛƴŜΣ ŎƻƳǇŀǊŜŘ 
with those άƻŦŦέ ǘƘŜ ǇƛǇŜƭƛƴŜΦ 

As discussed above, the coefficients of determination for the simple linear regressions performed were 
very low, indicating that the sale price of the home is not related to location άonέ or άoffέ the pipeline 
(both when considered on a per square foot basis and on a whole sale price).  

The paired sales analysis conducted showed no statistically significant price difference in sales prices for 
properties located along or encumbered by the pipeline easement compared to properties which did 
not have these locational characteristics.  

Based on the on the single-family sales in the Kyles Station Meadows subdivision of Ohio, there appears 
to be ƴƻ ƳŜŀǎǳǊŀōƭŜ ŘƛŦŦŜǊŜƴŎŜ ōŜǘǿŜŜƴ ŀ ǇǊƻǇŜǊǘȅΩǎ ƭƻŎŀǘƛƻƴ along or encumbered by the pipeline 
easement when compared to properties which do not have these locational characteristics. 
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Rockies Express Pipeline (REX) Pipeline 
The study area that was chosen for direct comparison is located along the Rockies Express Pipeline 
(REX). Due to the lack of data available for analysis, IRR has given less weight to the REX study, as 
explained below, than the Texas Gas Transmission Pipeline, also in Ohio. The following includes a brief 
synopsis of this existing gas line, as well as a map illustrating its location throughout Butler County. 
 
Pipeline Information 
 

¶ REX is a 1,679-mile natural gas pipeline that transports gas from Colorado to eastern Ohio. 

¶ The diameter of the pipeline varies between 36 and 42 inches. 

¶ The capacity of the pipeline is 16.5 billion cubic meter of gas per year. 

¶ The Ohio section, known as REX-East, is a 638-mile long, 42-inch-diameter pipeline from Audrain 
County, Missouri, to Monroe County, Ohio. FERC approved the pipeline in May 2008 and the 
project was completed in November 2009. 

 

 
 
The pipeline bisects Butler County running east and west. The path generally crosses through less 
developed areas of the county. Looking at the map, one can see that the pipeline loops around the 
northern side of Hamilton (the largest city in Butler County) and crosses along the southern side of 
Middletown through Monroe. 

REX 

REX 

REX 


