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DISCLAIMER 

 

 

This note has been prepared as a guide for landholders who know their properties 

have been devalued by adjacent WEP developments and wish to have some basis on 

which to argue that their property rates should be adjusted accordingly and some in-

dication of the magnitude of a claim that might be made against WEP developer.  

Nothing in this note should be construed as an encouragement or a recommendation 

to undertake either course of action. 

 

It is noted in passing that WEP developers have heretofore denied that WEPs affect 

adjacent property values.  Such statements are simply self serving and counter intui-

tive. Beware of studies paid for by developers and conclusions drawn by metropolitan 

state agents and government valuers. 

 

The conclusions herein are drawn from some valuation evidence, the market for WEP 

affected farms as described by rural estate agents, years of observation and, merciful-

ly, common sense.  In no way are they results of a deep and systematic study. That 

said the conclusions are worth a thousand denials of the industry. 

 

Landholders should decide for themselves if the information is useful and it is recom-

mended that they consult their local stock and station agent and provincial farm 

property agent to support or otherwise the general conclusions herein. 

 



3 

Introduction 

This may be the first attempt to think through the government condoned appropriation or strip-

ping away of property amenity and thereby large portions of farm property values. 

Previously the disfigurement of the physical environment was thought to be the major cause of 

property value loss.  The loss, obvious to everyone except WEP developers and their government 

and non government supporters, was hard to quantify systematically as virtually every property 

had a different outlook and a different immediate environment. 

More recently, the emerging and severe health issue has not only supported property devalua-

tion, it has in a way overwhelmed the environment disfiguration issue and, because it is easier to 

quantify, created a possible methodology for drawing some general conclusions. 

 

Determination of Property Value 

Most property owners have a reasonable view of the current value of their property based on 

published sales and are able to separate short term economic trends from long term value. 

Apart from fashion and market trends, property values depend on an assessment by the vendor 

and purchaser of three components, namely productivity, improvements and amenity: 

    land value is the land fenced and watered. This value is largely based on soil and rainfall; 

    improved value is the land value plus the basic working and living improvements; 

 full value is the improved value plus premiums for additional water or access to additional 

water, and for amenity being items such as improvements over the basic, e.g., historic 

buildings and garden, the setting in the landscape, views, degree of tranquility plus pres-

ence of wildlife, access to services, which all contribute to the amenity of a property and 

can have a major impact on the full value. 

 

Property Rates 

Determination of the total of rates payable is a function of the rate applicable for the type of 

property and its assessed (rateable) value. Generally the assessed value is below current market 

value which differential is examined in periodic reassessments of rateable value. 

 

The Impact of WEPs 

Properties without turbines but located near wind projects depreciate in value for reasons of: 

 an often substantial decline in the “amenity”, or liveability of the property; 

 the degree of noise and vibration caused by turbines, which in turn, leads to serious health 

risk for those living and working on the property, damage and flight of much valued  

avifauna, and probable long term loss of farm animal productivity; 
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 destruction of the surrounding landscapes; 

 possible long term interference with aquifer recharge and dissipation (loss) of rainfall 

over certain areas. 

 

The presence of turbines is particularly damaging to amenity to the point that it may complete-
ly destroy the whole of the amenity value particularly where amenity is a large component of 
the perceived value. 

The health impact of noise and vibration varies with distance from turbines and is more preva-

lent with certain individuals. The prevalence is immaterial when considering value as a wise 

buyer will require a full noise report before considering a purchase.  As more is understood 

about noise (and privately funded work is currently being undertaken by independent acousti-

cians) noise reports will become standard practice; why risk your family’s health? 

The toll on landscapes is, to country dwellers intolerable.  This in itself is a major impediment to 

buyers as well as a tragedy for owners. 

City folk sometimes opine that they like the aerofoil shape of turbines (generally as they drive 

past a small project) but they do not back this up by bidding for hobby farms sited among or 

adjacent to turbines.  Wealthy buyers of iconic properties will avoid any property that does not 

tick all the “must have” boxes. Even farmers or first time farm property purchasers are very 

wary of buying property amongst turbines.  

As the truth continues to emerge about health problems associated with living near turbines 

this caution by buyers will become a universal no thank you. At present sellers of affected prop-

erties are many and buyers, except for the wind project developers trying to quieten the worst 

of the health affected, are simply not interested in any property near turbines. 

 

Value Depreciation Methodology 

Informed property agents operating in several affected rural areas quote multiple experiences 

of buyers refusing to even look at farms affected by wind turbines. They talk of discounts of 

30% or 40% in value, but then add the caveat “if the property can actually be sold.” 

The approach in this note was originally to attempt to evaluate the three basics (see above) of 

value, estimate discounts on the three specific elements and then aggregate the discounts. As 

the thinking on this approach developed, it became clear that by simply focusing on health im-

pacts, a good estimate of property depreciation was more easily arrived at.  The other issues 

are real and significant nonetheless, but do not add to health issue determined discounts, 

merely support them. 
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The Discounts 

For the purpose of this exercise farm properties are grouped into: 

 basic property - minimum adequate living and operating improvements; 

 mid range property - a higher level of improvements, comfort and amenity; 

 iconic property - large, possibly historic, with a very high level of improvements and amenity. 
 

Farm Residence Within 2 km of Nearest Turbine 

Regardless of property type, properties up to 2 km from turbines have a high chance of being unin-

habitable; and also unworkable without serious discomfort.  These properties will be heavily dis-

counted; and probably only saleable at about 50% of their previous value. 

 

Farm Residence Within 2 km to 5 km of Nearest Turbine 

These properties will still be quite undesirable and unhealthy and, at a minimum, likely to be physi-

cally uncomfortable.  In these situations best estimate leads to value discounts of around: 

 basic property                            30% 

 mid range property                   30% 

 iconic property                           50% 
 

Farm Residence Within 5km to 10 km of Nearest Turbine 

These properties will also be undesirable and susceptible to health issues Best estimate leads to 

value discounts of around: 

 basic property                           20% 

 mid range property                  20% 

 iconic property          40% 

 

Again these estimates are offered simply to provide a basis for discussion with local valuers and to 

create an initial set of numbers where none have previously existed. No action is encouraged or 

recommended on these estimates. Hopefully the expected and highly likely criticism of this note 

will come in the form of transparent and independent accumulation of data and analysis along the 

lines selected for this note. 


