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4.3  Value Comparison

If proximity to longwall mining negatively affects property value and if properties are
consistently assessed by the county assessment departments, then properties in longwall
areas should be consistently assessed less than similar properties in the companion control
areas.  To test this hypothesis, the “county estimate of value” of all properties within each
of the areas was aggregated to the tax index map level for each of three property types
(residential, agricultural, and other [industrial/commercial]):

1. building: average (mean) value and median value
2. land: average (mean) value and median value
3. total: average (mean) value and median value

Total value is estimated from the county assessed value by dividing the assessed
value by the county common level ratio (a time adjusted or corrected version of the
assessment rate).  For example, if the assessed value of a property is $20,000 and the
common level ratio for the county is 0.25, the calculated estimate of property value would
be $80,000, which RTC calls the “county value” for the express purpose of comparison in
this study.  To compare properties, the unit value (or value per acre) was calculated for
each parcel and for each index map area. The following examples illustrate the math:

Example A B C D E

Assessed Value
(as show n on  Cou nty

Records)

Common Level

(Assessm ent) Ratio

Calculated

County Value

(A÷B)

Size of Parcel:

Acres

(As sh ow n in Coun ty

Records)

County

Value/ Acre

(C÷D)

1 $20,000 .25 $80,000 0.5 $160,000

2 $30,000 .3 $100,000 0.75 $133,333

3 $100,000 .25 $400,000 4.0 $100,000

The Geographic attributes were assigned to each parcel and each tax index map as
follows:

• Located in Control Area, Mine (longwall), or Other (Outside of Mine or
Control)

• Access (2000 feet) to
• Public Sewer and Water
• Public Sewer and private water
• Public Water and private sewer
• No Public water or sewer

• Highway access (within ½ mile highway)
• Density (remote, rural, suburban, or urban)
• Size breakouts:

• Lots less than1 acre
• Less than 2 acres greater than 1 acre
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Exhibit 4.3-1: Comparison of County Value

• Less than 10 acres greater than 2 acres
• Less than 100 acres greater than 10 acres
• Greater than 100 acres

In order to focus on sites where mining affects could be statistically significant, the
statistical analysis of “county value” is based on:

• Residential property as listed by the assessment office
• Improved parcels (parcels with buildings, where building value exceeds

$1,000)
• Total value is more than $10,000 and less than $500,000

Exhibit 4.3-1 shows that
the value as determined by the
county of properties associated
wi th longwal l  operat ions
inconsistently varies from the
county value of properties located
in the control areas.  The
differences appears to relate to
location. The data used in exhibit
4.3-1 includes 1,073 properties:

• 388 in the suburban
setting (346 control,
42 longwall)

• 111 in the remote
setting (60 control,
51 Longwall)

• 574 in the rural setting (326 Control, 248 Longwall)

These data show that:

• For the most part, longwall operations are not sub-adjacent to suburban
development (suburban developers may avoid longwall areas, longwall
operators may avoid suburban areas, coal is not minable or is depleted in the
suburban areas).

• In remote areas improved residential properties are assessed at county
values under $50,000 per acre including improvements

• In contrast, properties overlying longwall mines appear to carry a slightly
higher valuation in the rural areas. The average improved residential parcel
overlying a longwall operation is valued by the counties at less than $120,000
per acre (including improvements), while properties in the control areas are
valued at around $85,000 per acre (including improvements).

• The variance is reversed in the suburban areas where improved residential
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Exhibit 4.3-2: Image of Study Area showing Roads and

Color Grid showing pattern of County Value / Acre for

Mining and related Control Groups.

properties in longwall areas show a lower average value (about $115,000)
than properties in the control areas (about $159,000).

From this snapshot, no distinct correlations can be developed.  A more detailed look
at these data shows that, in general, county value per unit is dependent on size, density,
infrastructure available, access  to roads, and other improvements. The research shows
that, in general suburban lots improved with sewer and water and near a highway generally
sell for more per unit (per acre) than, remote acreage with no infrastructure.  Urban parcels
generally sell for the most per acre.

Exhibit 4.3-2 shows the
pattern of county value per acre
across both counties. The value
pattern closely follows the density
pattern for each county. Within the
density areas (remote, rural,
suburban, urban) variation in county
value was larger between properties
w i t h  s e r v i c e s  a v a i l a b l e
(water/sewer/access) and services
not available (on-site sewer and
water) than any other variation value
including the presence of longwall
mining. Mining control areas were
selected to closely match both
density patterns and value patterns.

 Access to public sewer and
water are particularly important in
Greene County and in much of
Washington County.  Private water
wells typically cost more than $5,000
per home to complete.  Many areas
in both counties cannot qualify for
conventional on-site septic systems
because of natural soil conditions.
According to the Greene County
Planning Department, virtually none
of the county qualifies for
conventional on-site septic systems.
Non-conventional septic systems
can cost from $10,000 to $20,000 to
construct.

The county assessment
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Exhibit 4.3-3: $/Acre with and without
Sewer and water.

Exhibit 4.3-4: $/Acre with and without Sewer
and Water.

departments appear to relate property value per unit to access, sewer and water, lot size,
extent of improvements, and adjacent land use (location and consistency as, for example:
suburban development with similar lots and houses).  These factors are consistent with
residential appraisal experience.  The data shows that if the presence of longwall mining
affects property value as estimated by the county, it is less significant than the other factors.
 Those properties where the presence of longwall mining relates to county assessed value
appears to be limited to properties that
have participated in the assessment
appeals process.  But, as discussed in
Section 5 of this report, 1) the
relationship between appeal results
and  value is not consistent and 2) the
relationship between appeal results
and reassessment of a property is not
consistently related to damages paid.
As shown in the balance of this
section,  the relationship between
assessed value and sale prices is not
consistent and there appears to be
little, if any relationship between
presence of longwall mining and the
divergence between sale price and
county value.  

County value for residential
property typically reflect access to
sewer and water. As shown in Exhibit
4.3-3, sewer and water access
significantly affects the assessed value
of the sample 1,073 residential property
throughout both counties. In the remote
areas, the presence of sewer and water
is negligible, but in both the rural and
suburban areas sewer and water are a
driving force in the valuation of the
properties. Properties having access to
sewer and water are valued significantly
higher on a per unit basis than those
not connected to public utilities.
Substituting the median for the mean
does not substantially change the
graph.

Isolating utility access in the data across all density regions (1,073 properties) shows
that while sewer and water are driving influences in the counties’ assessment of value,
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Exhibit 4.3-5: $/Acre with available Utilities
compared to density.

Exhibit 4.3-6: $Acre with available Utilities
compared area.

proximity to longwall operations appears to affect the counties’ assessment of improved
property value.  Exhibit 4.3-4 shows the variation in per unit improved value between
properties with access to sewer and water and those having no access overlying longwall
operations and properties in the control areas.

Because properties potentially
affected by longwall mining are
located in the rural areas of the two
counties, Exhibits 4.3-5 and 4.3-6
address only the remote and rural
areas.  As shown in Exhibit 4.3-5 for
all service types, properties classified
as rural are valued significantly higher
per unit then remote properties.  In
both cases, for all 658 properties in
the sample, properties with sewer and
water  are valued higher than
properties with no services or with
only sewer or water. 

Exhibit 4.3-6 divides the same
properties between Longwall and
control areas. Comparing the two
charts, immediately shows the
inconsistencies in the apparent
correlations between county unit value
and property attributes.   In this
Exhibit, in the control area the county
values are higher for properties with
only water than for properties with
sewer and water (relationship is
consistent using means and medians).
What is evident is that in both longwall
and control situations, sewer and
water is an important determinate of
value.

As shown in Exhibit 4.3-6, it
would appear that 1) properties
related to longwall operations with
sewer-only and with sewer and water
services are, on average, valued by
the county assessment offices  higher
than control properties with similar
attributes, while 2) control properties
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Exhibit 4.3-7: County Value with Public Sewer
and Water and within half a mile to a Road.

with no services and with water-only
are valued higher than longwall
properties with similar attributes. 

The analysis shown in
Exhibit 4.3-7 is limited to only those
properties served by public sewer
and water and within ½ mile of a
secondary roadway.  As shown in
the Exhibit for these 156 properties
there remains a slight difference in
the county estimated value per acre
for improved residential between
Longwall and the Control area in the
rural and the remote regions of the
counties.

4.4  Sales Comparison

If longwall mining affects property value, then longwall properties should sell for less
than similar properties in control areas.  Comparing sales price to county value should show
a consistent difference between longwall areas and control areas.  In short, if longwall
properties sell for less than non-longwall properties, then, in general  the relationship of sale
price to county value should be negative or lower for longwall properties and positive or
higher for non-longwall properties. To test this hypothesis, sales of properties were
mapped.  All sales occurring after 1995 were analyzed for arms length (not to family) and
validity – State Tax Equalization Board (STEB) files were matched to the county parcel
sales data.

Only sales considered valid by STEB were included in the analysis (of the 57,000
transactions noted only 15,529 were considered valid; of those:

• 13,161 occurred in Washington County
• 2,168 were located in Greene County

Validity checks included:
• sales for reasonable price (at least 25% of assessed value)
• seller and buyer not related (last names different)
• not a forced sale (sheriff’s sale, bankruptcy sale, or court-ordered sale)
• not the settlement of an estate
• value over $1,000
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Exhibit 4.4-1 Sales in Greene and Washington Counties Where

Sale Price Was Less Than County Value (pink triangles) and

Where Sale Price Was Greater Than County Value (blue

triangles)

In addition, for this
project the transaction
could not be a purchase
or a sale by the major
coal operators or their
assigns.  (Removal of
coal company sales was
undertaken because the
coal companies have
purchased properties for
significantly more than
county value for typical
residential properties in
order to expeditiously
settle claims, to preempt
claims, or to purchase
specific locations for air
shafts or other surface
features necessary for
mining.)  The GIS
attributes were assigned
to each sale.  Of all valid
sales, 2,933 properties
sold for less than the
county value, and 12,596
sold for more than the
county value (Exhibit
4.4-1).  

I t  m u s t  b e
emphasized that the
county assessment value
is an estimate of value
based on research
completed at a specific
period in time.  The base
year values used by both counties are more than 10 years old.  The assessed values are
converted to county value by applying  the common level ratio for a given year.  The
common level ratio is developed by the State Tax Equalization Board (STEB) annually to
evaluate the equity and quality of the county assessment procedures. The common level
ratio is based on the ratio of sale to assessed value.

Regardless of the accuracy or currency of the counties’ assessment of value (county
value) , for this study a comparison of sales price to assessed value provides a useful tool
to establish trends in the market.  The GIS system permits the geographic analysis of
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trends. If a property sells for less than a county’s estimate, then the ratio is negative.  If a
property sells for more than a county’s estimate, then the ratio is positive.  If proximity to
longwall negatively affects the value and the marketability of a property, then a higher
proportion of negative ratio properties should be found in the longwall areas than elsewhere
in the county or within the control areas. 

Because both counties were last assessed more than 10 years prior to this study,
one could expect to see sale prices consistently higher than county value.  For the most
part, this difference in sale to county value has been consistent over the last 7 years.
Approximately 72% of the sales captured in this analysis were sold for more than the county
estimated value and 18% were sold for less than the county estimated value. 

Since virtually none of the sales sold for the exact county estimate of value (one
would not expect sales to be consummated for the exact county estimate), the analysis is
based on distance or percentage away from the county estimate. For example, one could
consider any sale within +/-10% of the county estimate to have sold for the estimated value.

Exhibit 4.4-2 Pie Charts Showing Divergence of Sale Value from County Value
provides an overview by analysis classes.

As shown on the charts, properties associated with:

• Active Longwall mines were sold below the county value 14.8% of the time.

• Closed Longwall mines were sold below the county value 16.6% of the time.

• Not involved in any mining were sold below the county value 15.8% of the
time.

• Closed room-and- pillar mines were sold below the county value 14.3% of the
time.
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Exhibit 4.4-2  Pie Charts Showing Divergence of Sale Value from County Value
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Clearly, no relationship between longwall activities and property sales is apparent.
Four geographic views are posed in the exhibits below:

• Exhibit 4.4-3 (Sales at +/- 0% of County Value): areas where average
properties sell for less than 0% below county value are shown in red, areas
where average properties sell for more than 0% above the county value are
shown in green, and properties within the +/-0% range are shown in blue. 

• Exhibit 4.4-4 (Sales at +/- 10% of County Value): areas where average
properties sell for less than 10% below county value are shown in red, areas
where average properties sell for more than 10% above the county value are
shown in green, and properties within the +/-10% range are shown in blue.

• Exhibit 4.4-5 (Sales at +/- 25% of County Value): areas where average
properties sell for less than 25% below county value are shown in red, areas
where average properties sell for more than 25% above the county value are
shown in green, and properties within the +/-25% range are shown in blue.

• Exhibit 4.4-6 (Sales at +/- 50% of County Value): areas where average
properties sell for less than 50% below county value are shown in red, areas
where average properties sell for more than 50% above the county value are
shown in green, properties within the +/-50% range are shown in blue. 

As the pie charts illustrate, there is no relationship between properties sold for more
or less than county value and mining or mine control areas.  Most important to this study
is that no correlation occurred between location and sale of property in a longwall area
when compared to value difference; the percentage of sales less than county value is no
higher in longwall areas than either the control or the county as a whole.  Where there is
a decrease, the percentage decrease is no more or no less in the longwall areas than in the
balance of the county, or in the control areas.

Exhibit 4.4-7 shows the pattern of net gain or loss between sale values and
assessed values. This map shows where, if the county reassessed the surface real estate
on the basis of the sales included in this analysis, the county would likely see an increase
in surface real estate market value and, conversely, a decrease in market value of surface
real estate. Potential changes in tax revenues are directly related to these changes.  As
shown in the map, these net changes do not correlate with the location of longwall mining.


