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Abstract
The effect of electromagnetic field radiation (EMF) on property value has being a thing  
of major concern to scholars over the years.  While some scholars opine that EMF has  
negative impact on the rental value of surrounding properties, others insisted that it does  
not have any effect .This study examines the effects of the present of high tension wires on  
the rental values of surrounding properties in Gwallameji and Yelwa areas of Bauchi  
metropolis. The rental values of properties that are located near the high tension wires  
were regressed against the rental values of properties that are far from the high tension  
wire. The result shows that the present of high tension wire does not have effect on rental  
value of properties in Bauchi state .
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INTRODUCTION
The continuous increase in both land price and housing price has made the construction 
of houses near high tension wire a common thing in Nigeria. Many scholars have being 
conducting research work on the possible effect of high tension wire on the value of 
nearby properties. There is a strong need to determine the effect of high tension wire on 
the rental value of nearby properties. (See Sims 2002, Dent and Sims, 2004)
Over the years electricity have being known to be the major source of power supply to 
electrical equipment, appliances, office products, entertainment devices and a wide range 
of other electrical devices. This importance of electricity has made it difficult for people 
to look for alternatives sources of power supply all over the world.
Most cities in Nigeria are being served with electricity supply network. This network of 
electricity  is  made  up  of  interconnected  high  voltage  elevated  transmission  and 
distribution lines. It is an easy thing to see electricity lines in both the urban and the rural 
areas of Nigeria.  In addition microwave transmission, tower, radar tower and satellite 



dish antennas and electricity lines occupy a reasonable percentage of Nigeria land use. 
The government through it’s Land Use Regulatory Body is expected to determine how 
and where different land use should be located in relation to its compatibility with other 
adjoining land use, certain types of  land use are not expected to be located to other types 
of  land use without providing an acceptable safe set back. Over the years, successive 
government in Nigeria has given the electrical power supply company to select their own 
right  of  way and location,  direction  and lines  network  with little  or  non-government 
involvement. This is so because the government has always wanted electricity supply to 
be in everywhere in Nigeria. Over the years, due to the power given to electricity Supply 
Company, the land mass that is being occupied by electricity wires and equipment is on a 
continuous increase day by day.
Many  scholars,  since  1950’s  have  been studying the  possible  effect  of  locating  high 
tension wire near residential properties. Some the research works that were carried out,  
on the effect of high tension wire on property values between 1950 to 1970 show that 
siting of high tension wire do not in any way affect both the capital and the rental values 
of properties that are located close to high tension wire and transmission lines. While 
some other studies have found out that the closeness of properties to high tension wire 
have little effect on the property values.
Some medical research have been able to proof  that, closeness of  properties to high 
tension wires have been linked to certain illness that are found in children, female male 
adults, thereby indirectly bringing down both the rental and capital value of properties 
around such locations.
It is the aim of this paper to determine whether the presence of high-tension wire has 
effect on residential property rental values in Bauchi State.

STUDY LOCTION
The study location  for  this  research  work  is  Gwallameji  and Yelwa areas  of  Bauchi 
metropolis.  Bauchi is  the Capital  of Bauchi State.  It  is  located in  the eastern part  of 
Northern Nigeria. It is about 275km west of Maiduguri. Bauchi town is 16km radius in 
size with about 914km above sea level.
It is believed that Bauchi derived its name from a hunter whose name was Baushe, he 
settled in the present place called Bauchi. The first Emir of Bauchi. In 1805, Mallam 
Yakubu became the first Emir of Bauchi, he initially settled in a nearby village called 
Inkil, MalamYakubu was a former student of Shehu Usman Dan Fodio.  Mallam Yakubu 
moved his headquarters from Inkil to Warji hill, where he founded Bauchi town in 1809. 
Yakubu built  the town’s wall,  the circumference of  which measures 6.5miles and for 



many years  after  his  death in  1845,  Bauchi  was formally  called Yakoba until  it  was 
finally named Bauchi.

MAP OF BAUCHI

  
Sources: yahoo search (2014)

LITERATURE REVIEW
Electric and Magnetic Field Effect
Whenever  wire,  appliances  and  equipments  are  powered  by  electricity,  they  always 
produce electric field and magnetic field. The electric field produced is proportional to 
the voltage while the magnetic field produced is proportional to the generated current 
(Elliott and Wadley; 2003, Holland 1997)



See Fig. 1



Source: Cherry, 2001. 

High tension power lines produce electric and magnetic fields that are more stable and 
much more than those produced by home wires and appliances. Vena   el  al (1991) 
pointed out that people that live or work  near high tension wires have high risk of being 
attacked by cancer. They all concluded that:

1) High rate of leukemia are noticed in children that live near high tension wire
2) High rate of leukemia are noticed in people that work near high tension wire.
3) High  rate  of  breast  cancer,  malignant  melanoma  of  the  skin,  nervous  system 

tumours are noted with people that work in electricity supplying companies.
It is very important to keep homes and schools far away from high tension wires because 
it reduces the risk of serious illness and death for children (see Cherry, 2011).
Studies have shown that electromagnetic field radiation on human beings has negative 
effect on human’s health condition, in the long run the focal health outcome is  cancer. 
(See Holland, 1997).

High Tension Wires and Properties Value
Most of the studies on the effect of high tension wires on properties value have been in 
USA, New Zealand, Canada and the UK; the authors do not know any of such studies in 
Nigeria. 
Colwell and Foley (1979) used 164 single Family homes sales in Decator, illious between 
1967 to1978 to determine the impact of high tension wire on property value, properties 
that were located between 80 to 200feet from an electrical transmission lines had lower 
sales price than other properties.
Delaney and Timmons (1992) found out that the market value of properties located near 
power lines commanded on the average 10.03% lower than similar properties in the same 
area. They alluded that the decrease in value is as a result of visual unattractiveness, 
health problems, sound disturbance and the general perception that the wire is unsafe.
Bond (1995) focused her attention on the attitudes and reaction of both property owners 
and professionals; she concluded that both valuers and agents believe that high tension 



wires drop the value of properties. (See also Kung and Seagle (1992), Kroll and, Priestley 
(1992), Kinnard and Dickey, (1995).
All the previous research shows that multiple regression analysis is used to determine the 
effect of high tension wire on properties value. The result is summarized as follows;
1. About half of the studied shows that high tension wire negatively affect property 

values while about half shows that it does not affect property value.
2. In the studied where high tension wire affects property value, the effect is between 

1 to 10% decreases in property value.
3. Where effect was recorded, it has been found that the effect reduces as distance 

from the lines increases. High tension wire does not have effect on property values 
of house located at about 200 to 300feet from the high tension wires.

RESEARCH METHODOLOGY
The rental values of houses that are located less than 300feet from high-tension wire and 
those ones that are 300feet far from high tension wires were collected for the period of 
2007 to 2011 years in Gwallameji  and Yelwa areas of Bauchi metropolis.  The rental 
values  of  both  cases  were  then  analyzed by  Excel  2007 using  linear  regression  and 
correlation analysis.
DATA PRESENTATION 
The table below shows the average rental value of 2 bed room flats that are close and far 
from high tension wires in Gwalamejji and Yelwa areas of Bauchi metropolis between 
2002 to 2011.

Sn Year Average rental values of 2 bed 
room flats that  are close to high 

tension wire

Average rental values of 2 bed 
room flats that  are far from 

high tension wire
1 2014 180,000 180,000
2 2013 170,000 170,000
3 2012 160,000 160,000
4 2011 150,000 150,000
5 2010 140,000 140,000
6 2009 130,000 130,000
7 2008 120,000 120,000
8 2007 110,000 110,000
9 2006 100,000 100,000
10 2005 90,000 90,000

Source ; Authours field work 2014



RESULT
The result from Excel 2007 is as presented below.

SUMMARY 
OUTPUT

Regression Statistics
Multiple R 1
R Square 1
Adjusted R 
Square 1
Standard Error 0
Observations 10

ANOVA

 Df SS MS F
Significa

nce F

Regression 1
82500000

00
82500
00000

#NU
M! #NUM!

Residual 8 0 0

Total 9
82500000

00    

 
Coeffic
ients

Standard 
Error t Stat

P-
value

Lower 
95%

Upper 
95%

Lower 
95.0%

Upper 
95.0%

Intercept 0 0 65535
#NU
M! 0 0 0 0

X Variable 1 1 0 65535
#NU
M! 1 1 1 1

From the excel result the value of R =1, adjusted R =1 and R square =1.
This result shows that there is a perfect correlation between the rental values of properties 
that are located near high tension wire and those properties that are located far away from 
high tension wires.

CONCLUSION
The regression out  put  shows that  r  =  1,  this  means  that  there  is  perfect  correlation 
between the rental values of properties that are close to high tension wire and the rental 
values of properties that are far from high tension wire, hence; closeness to high tension 
wires do not have any effect on the rental values of properties in Bauchi metropolis.
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