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Furthermore after reading the entire 37 page narrative by the applicant (Jordan Cove 

Energy Project) justifying how their proposal meets all the required zoning laws, we find 

it necessary to point out the obvious flaws as follows: 

 

Their response to 18.60.010 is their preferred definition of “compatible” and “adjacent” 

and is fitting to THEIR view.  We live, as I said, within 4 blocks of this proposal, with all 

the traffic related to it coming within 1 block of our home. We are VERY adjacent. 

They say on page 7 of their narrative:  
“Additional uses in the area, such as the Southwest Oregon Regional Airport and the 

Simpson Heights neighborhood, are not “contiguous” to the Property and are located 
even farther away from the Project than the uses listed in the chart. Therefore, they are 

not “adjacent” for purposes of this standard. Alternatively, they are “adjacent,” but for 

the reasons explained below, the Project is compatible with these uses. 
“Compatible” means “[c]apable of existing together without discord or disharmony.” 

Clark v. Coos County, 53 Or LUBA 325, ___ n 1 (2007) (citing Webster’s Third New 

International Dictionary, 463 (unabridged ed 1981)). Discord and disharmony would be 

caused if the Project generated adverse impacts on adjacent uses. The Project is 
capable of existing or operating together with these adjacent uses without discord or 

disharmony because the Project will not generate adverse impacts on these adjacent 

uses. “ 

Concerning the “compatible” definition, that brings up a larger question that they don’t 

even begin to address.  This also goes back to the question of placing a “Temporary 

Work Force Housing” as a “Conditional Use Permitted in an M-H Heavy Industrial Zone.  

The larger question is a “People Question” that goes beyond machinery or traffic or 

sewage.  You don’t bring in 2100 transient people without expecting some “bad apples”. 

This is where placing this “Housing” within a few blocks of one of the nicest parks in the 

county that is used by literally thousands of local families and within the same few blocks 

of the nicest residential area anywhere, is bordering on absurdity saying it is 

“compatible”.  The loaders, graders, rock crushers and dump trucks of Knife River down 

below the Park are far more compatible than this “Housing” would be.  For them to say: 

“the Project will not generate adverse impacts on these adjacent uses”, approaches an 

outright lie, ignoring societal realities.  

It is about People, and adding a 2100 person living quarters this close to our homes and 

families will lower the value of our homes, and make us less secure, which is opposite to 

the “Basis and Purpose” of these zoning laws. 

This brings up our significant last point, the loss of value of our home.  We have put 

thousands of dollars of improvements into our home at 1185 Ferry Rd over the past 14 

years with the idea that we would see the return on our investment down the road. Now 

that we are approaching that point of selling we are faced with a great potential loss in 

value simply due to this “work force housing” project  

We don’t care about the applicants claims of no adverse impacts… They are LIES! 

Please include this letter in the Official Record of this conditional use application. 

We want to thank you for your time here, and for the countless hours you have put into 

this commission; we do appreciate your efforts. 

 

Sincerely, 

Ronald R. Wiggins & Jennifer A. Wiggins                                                                                                
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July 27, 2015 

North Bend Planning Department 
P. 0 . Box B 
North Bend, Oregon 97459 

Reference: Planning File Number CUP-4-15 

The purpose of this memo is to document my questions and concerns relative to 
the proposed LNG housing, and its potential negative impact on the residents of 
the North Bend/Coos Bay area. 

1. TRAFFIC 
According to the LNG documentation presented so far, they have 
acknowledged only one option for access in and out of the Housing Project 
for access to Highway 101. There are actually 3 routes available to the 
workers as follows: 

A. Via the planned traffic light just south of the bridge. 
B. Coming out of the housing project, down Ferry Road taking a right on 

Park Ave, then up Simpson Ave for a straight shot to Highway 101 
where they can enter without a traffic light. 

C. Follow the same path up Simpson Ave, but turn left onto Bay View and 
proceed across the railroad tracks, entering 101 by Mom's Restaurant. 

This is of prime interest to me because traffic on routes B and C pass 
directly in front of my house on Simpson Ave. If you assume that two 
thirds of the traffic for the 2100 workers would use those two routes, 
that's a lot of traffic through our narrow streets, which incidental ly are 
already in very poor condition. 

The analysis that I have seen to date seem only to concentrate on 
busing the workers to and from work. In addition they will be traveling 
personally in their cars when off duty at work. 

r 
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I request a realistic, comprehensive traffic analysis that considers that 
problem specifically, but also the overall effect that an additional 2,100 
vehicles entering 101 will have on traffic within the area. 

2. HEALTH CARE 

According to Federal Standards, our area has been assessed as being below 
standards for meeting the needs of the present area population. 

I request a thorough review of the adequacy of the health system to meet 
the medical needs of an additional 2100 patients, with specific analysis and 
opinion from the Hospital, Medical Centers, and Ambulance Services. 

3. POLICE SUPPORT 

These 2100 men will probably pose a greater than normal demand for 
police protection. They are essentially living a "single" life style while here 
without family and are subject to the normal enticements that the area has 
to offer. 

There will no doubt be an added responsibility on our city Police 
Department. What is the official position from the Police Chief as to 
whether added staffing will be required to meet the added responsibility? 

4. FERRY PARK 

We, along with most of the Simpson Heights residents, are regular users of 
the Park. We have serious concerns about the safety exposures we would 
encounter with all these workers having access to and usage of the Park. 

We feel that special restraints should be considered with respect to access 
and usage of the Park and wooded trails by these workers. 

-------







Code 10.12.130 (10) requires another access road and screen planting where applicable. 
With such a huge traffic load, the Planning Commission should require both for the 
safety of the workers as well as the neighborhood. With the addition of at least one 
other road (paid for by Jordan Cove) and a screen planting on Ferry Road/Chappell 
Parkway to the Pittam Loop cutoff (also paid for by Jordan Cove), there would be far less 
noise and visual impact on adjoining property. These requirements would help to meet 
criteria 18.60.020 to maintain values and uses of nearby property. You have the power 
to require these things and the responsibility to your citizens to do so.  
 

Even though the temporary workforce housing definition, 18.04.030 (45) was only 
added a year ago, you must require the company to provide adequate parking, not only 
for the workforce housing residents, but also for the additional off-site workers who will 
be required to catch the bus at the workforce housing depot. However you define the 
housing for zoning purposes, the parking proposed is only about half the size that will be 
required for all those workers and you will force many to park on city streets and 
highways, further disrupting the area. Again, the planning by Jordan Cove is woefully 
inadequate for the real situation and citizens are counting on our planning department 
to protect our property interests as well as the interests of the businesses adjacent to 
the workforce housing whose access will be dramatically impeded at all hours. The site 
is inadequate to meet city codes.  
 

Although the application keeps changing, noise and traffic times need to be clearly 
stated in the conditional use permit, if approved.  
 

There has been no information regarding the strain placed on our public safety forces, 
despite the fact they will need to add at least 20% staff and equipment to cope with the 
increased population, no mention of the presently inadequate medical community’s 
need for more staff; Jordan Cove should be required to fund those added for the city’s 
services. Public health, safety and welfare are at stake.   
 

10.12.170 is to protect public health, safety, and welfare and it is clear that the 
workforce housing site will not do so. The noise and traffic poses a direct threat to local 
residents’ health and welfare. The very real threat of a tsunami indicate that the 
conditional use permit would require additional traffic control to what has been 
proposed as well as additional protection for neighborhood safety. Having only the one 
entrance to the workforce housing is a death sentence to both the workforce housing 
residents and the local residents on Ferry Road because there are no other exits nearby.  
At least two other exit/entrances should be required in the permit and Jordan Cove 
should pay for their construction. The vehicles of 2000 workers, hundreds of off-site 
workers, and buses traveling a block behind our house at all hours will not protect our 
personal health nor that of our neighbors. 
  



The workforce housing plan includes several amenities (laundry, restaurant, internet 
café, etc.) and the housing company will benefit, not our local businesses. Local 
businesses should be allowed to bid to provide those services.  
 

We are very unhappy that the letter from the Oregon Department of Aviation has been 
ignored after Jeff Gaines let you know that the workforce housing is an incompatible 
land use activity for the site in his letter to you of July 2, 2015.   
 

The adverse effects on local traffic, resident health and safety, and the obviously 
inadequate planning on the part of the workforce housing planners demonstrate that 
you should deny the conditional use permit based on city ordinances now in effect.  
  
  
Linda E. Sweatt                                                                      Dana L. Sweatt 
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Furthermore after reading the entire 37 page narrative by the applicant (Jordan Cove 

Energy Project) justifying how their proposal meets all the required zoning laws, we find 

it necessary to point out the obvious flaws as follows: 

 

Their response to 18.60.010 is their preferred definition of “compatible” and “adjacent” 

and is fitting to THEIR view.  We live, as I said, within 4 blocks of this proposal, with all 

the traffic related to it coming within 1 block of our home. We are VERY adjacent. 

They say on page 7 of their narrative:  
“Additional uses in the area, such as the Southwest Oregon Regional Airport and the 

Simpson Heights neighborhood, are not “contiguous” to the Property and are located 
even farther away from the Project than the uses listed in the chart. Therefore, they are 

not “adjacent” for purposes of this standard. Alternatively, they are “adjacent,” but for 

the reasons explained below, the Project is compatible with these uses. 
“Compatible” means “[c]apable of existing together without discord or disharmony.” 

Clark v. Coos County, 53 Or LUBA 325, ___ n 1 (2007) (citing Webster’s Third New 

International Dictionary, 463 (unabridged ed 1981)). Discord and disharmony would be 

caused if the Project generated adverse impacts on adjacent uses. The Project is 
capable of existing or operating together with these adjacent uses without discord or 

disharmony because the Project will not generate adverse impacts on these adjacent 

uses. “ 

Concerning the “compatible” definition, that brings up a larger question that they don’t 

even begin to address.  This also goes back to the question of placing a “Temporary 

Work Force Housing” as a “Conditional Use Permitted in an M-H Heavy Industrial Zone.  

The larger question is a “People Question” that goes beyond machinery or traffic or 

sewage.  You don’t bring in 2100 transient people without expecting some “bad apples”. 

This is where placing this “Housing” within a few blocks of one of the nicest parks in the 

county that is used by literally thousands of local families and within the same few blocks 

of the nicest residential area anywhere, is bordering on absurdity saying it is 

“compatible”.  The loaders, graders, rock crushers and dump trucks of Knife River down 

below the Park are far more compatible than this “Housing” would be.  For them to say: 

“the Project will not generate adverse impacts on these adjacent uses”, approaches an 

outright lie, ignoring societal realities.  

It is about People, and adding a 2100 person living quarters this close to our homes and 

families will lower the value of our homes, and make us less secure, which is contrary to 

the “Basis and Purpose” of 18.04.020 as well as the criteria of NBCC 18.60.010. 

This brings up our significant last point, the loss of value of our home.  We have put 

thousands of dollars of improvements into our home at 1185 Ferry Rd over the past 14 

years with the idea that we would see the return on our investment down the road. Now 

that we are approaching that point of selling we are faced with a great potential loss in 

value simply due to this “work force housing” project  

We don’t care about the applicants claims of no adverse impacts… They are LIES! 

Please include this letter in the Official Record of this conditional use application. 

We want to thank you for your time here, and for the countless hours you have put into 

this commission; we do appreciate your efforts. 

 

Sincerely, 

Ronald R. Wiggins & Jennifer A. Wiggins                                                                                                





8) Jordan Cove must show proof that their building standards will meet seismic 

requirements of the projected Cascadia Subduction earthquake and also tsunami and 

floodplain requirements. 

9) Jordan Cove must have a viable State and Federal approved Safety and Security Plan and 

Emergency Response /Evacuation Plan should a natural hazard, fire or other event occur 

that would require evacuation of their workforce housing facility. 

10) Jordan Cove must provide sufficient financial resources to the City to cover the 

cumulative cost of their workforce housing project on local police, fire departments, 

power grids, schools, health departments, medical facilities, road departments, etc, as 

determined by the City and an independent citizens review board. 

11) Noise generated by the construction and operation of the Workforce Housing and its 

tenants shall not exceed applicable state noise standards.  In addition, the applicant shall 

not make excessive noise between the hours of 6 p.m. and 6 a.m. for the months 

November through March and between the hours of 9 p.m. and 6 a.m. for the months of 

April through October. 

12) In order to insure that the cumulative impacts of the project on surrounding properties 

including those of residents and other businesses are fully being considered,  Jordan Cove 

must provide an Ombudsman resource for citizens and surrounding residents in case 

project impacts become destructive and/or out of compliance. 

13) Jordan Cove must provide insurance and/or a bond to insure that properties are 

maintained and/or decommissioned properly when needed.  The bond should be 

sufficient enough to cover the full cost to decommission the entire site after Construction 

is over with.     

14) Because the area’s water supply is already stressed, with the Water Board reservoir being 

as low as it has ever been, the man camp should be put on notice that they do NOT have 

the same rights to water & water services as do the existing residents who have & 

continue to pay the fixed cost of constructing such assets. As such, should water 

shortages occur, Jordan Cove must anticipate and plan for providing some or all of the 

man camp’s required water; in extreme situations, no water would be used for residential 

purposes from the City’s supply save for fire hydrant supply. Further, ALL development 

costs for any and all water supply related developments pertaining in any way or degree 

to the man camp would be borne 100% by Jordan Cove. The city’s tax payers will NOT 

be asked to subsidize developments due in any degree to the man camp proposal or 

development. 

15) Prior to commencement of construction,  Jordan Cove will provide the City with proof of 

compliance with any applicable requirements of the FAA, Oregon Department of 

Aviation or the Coos County Airport District.This includes proof that the proposed 

development does not violate any of the required safety areas, surfaces or incompatible 

uses. 

 

 











18.76.010 

Chapter 18.76 

NONCONFORN:UNGUSESAND 
STRUCTURES 

Sections: 
18.76.010 Continuation of nonconforming use or 

structure. 
18.76.020 Nonconforming structure. 
18.76.030 Discontinuance of a nonconforming 

use. 
18.76.040 Termination of certain nonconforming 

uses. 
18.76.050 Change of a nonconforming use. 
18.76.060 Destruction of a nonconforming use. 
18.7 6. 070 Completion of structure. 
18.76.080 Temporary nonconforming uses. 

18.76.010 Continuation of nonconforming use 
or structure. 

Subject to the provisions of NBCC 18.76.020 
through 18.76.070, a nonconforming structure or 
use may be continued and maintained in reasonable 
repair but shall not be altered or extended. The 
extension of a nonconforming use to a portion of a 
structure which was arranged or designed for the 
nonconforming use at the time this title is adopted 
shall not be considered an extension of a noncon
forming use. (Ord. 1952 § 1(4), 2006) 

18.76.020 Nonconforming structure. 
A structure conforming with respect to use but 

nonconforming with respect to height, setback, 
coverage or access may be altered or extended if 
the alteration or extension does not deviate further 
from the standards of this title. (Ord. 1952 § 1(4), 
2006) 

18.76.030 Discontinuance of a nonconforming 
use. 

(1) If a nonconforming use involving a struc
ture is discontinued from use for a pe1iod of one 
year, a further use of the property shall be for a con
fonning use. 

(2) lf a nonconforming use not involving a 
structure is discontinued for a period of six months, 
further use of the property shall be for a conform
ing use. (Ord. 1952 § 1 ~4), 2006) 

18.76.040 Termination of certain 
nonconforming uses. 

A nonconforming use not involving a structure 
or one involving a structure having an assessed 

North Bend City Code 

value of less than $200.00 shall be discontinued 
within two years from the date this title is adopted. 
(Orcl. 1952 § 1(4), 2006) 

18.76.050 Change of a nonconforming use. 
If a nonconforming use is replaced by another 

use, the new use shall conform to this title and shall 
not subsequently be replaced by a nonconforming 
use. (Ord. 1952 § 1(4), 2006) 

18.76.060 Destruction of a nonconforming use. 
If a nonconforming structure or a structure con

taining a nonconforming use is destroyed by any 
cause to an extent exceeding 80 percent of the fair 
market value as indicated by the records of the 
county assessor, a future structure or use shall con
form to this title. (Ord. 1952 § 1( 4), 2006) 

18.76.070 Completion of structure. 
(1) Nothing contained in this title shall require 

any change in the plans, construction, alteration, or 
designated use of a structure for which a building 
permit has been issued and construction work has 
commenced prior to the adoption of this title, 
except that if the building is nonconforming or is 
intended for a nonconforming use it shall be com
pleted and in use within two years from the time 
the building permit is issued. 

(2) Alterations or Extensions within Five 
Years. Whenever a use has become nonconforming 
through the adoption of this title, then the planning 
commission may permit as a conditional use the 
alteration or extension of such use in instances 
where the application for the conditional use is 
filed with the city recorder within five years from 
the effective date of the ordinance codified in this 
title, which was March 30, 1962. (Ord. 1952 
§ 1(4), 2006) 

18.76.080 Temporary nonconforming uses. 
Permits for temporary nonconforming uses of 

property may be granted by the city council under 
the following procedures, terms, conditions and 
limitations: 

(1 ) Temporary nonconforming uses shall be 
subject to the following conditions and limitations: 

(a) No temporary nonconforming use shall 
be permitted for a period in excess of 120 days. 

(b) No temporary use permit shall be 
granted unless it is determined that the proposed 
use will not adversely affect property within the 
neighborhood. For purposes of this section, 
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through the adjacent residence and the land owner 
shall be responsible for repair, maintenance and 
replacement of the light and fixture. 

(8) Sidewalks and Planter Strips. Sidewalks 
shall be installed along both sides of streets in 
accordance with city standards. Sidewalks shall be 
installed at the time the adjoining property is devel
oped. Sidewalk widths shall comply with NBCC 
10.12.130, Table 1. Variations to width and/or 
location requirements may be reviewed subject to 
NBCC 10.12.170, Exceptions in case of large
scale development, or NBCC 10.12.180, Variance 
application. Maintenance of sidewalks, curbs, and 
planter strips shall be the continuing obligation of 
the adjacent property owner. (Ord. 1919 § 15, 
2004) 

10.12.160 Improvement requirements. 
Improvements to be installed at the expense of 

the developer shall be as follows: 
(1) Streets. Streets, except alleys, within or par

tially within the development, and the extension of 
such streets to the paving line of existing streets 
with which such streets intersect shall be in1proved 
to the following minimum standards: 

(a) The entire length of the improved right
of-way shall be brought to proper grade at a width 
consistent with NBCC 10.12.130, Table 1. 

(b) Concrete curbs and gutters shall be con
structed along both edges of the roadway according 
to city standards. 

(c) Roadway base and surfacing shall be 
installed to the standards adopted by the city for 
acceptance of streets for maintenance. 

(d) Sidewalk width shall comply with 
NBCC 10.12.130, Table 1, and shall be constructed 
along the sides of all streets adjoining the develop
ment. (Ord. 1919 § 16, 2004) 

Article VII. Exceptions, Variances and 
Enforcement 

10.12.170 Exceptions in case of large-scale 
development. 

The planning commission may modify the stan
dards and requirements of this chapter if the subdi
vision plat compromises a complete neighborhood 
unit, a large-scale shopping center, or a planned 
industrial area. The planning commission shall 
determine that such modifications are not detri
mental to the public health, safety and welfare, and 
that adequate provision is made within the devel-

&'I H-1 }8// J1l 
10.12.200 

opment for traffic circulation, open space, and 
other features that may be required in the public 
interest. ( Ord. 1919 § 17, 2004) 

10.12.180 Variance application. 
When necessary, the planning commission may 

authorize variances to the requirements of this 
chapter. Application for a variance shall be made 
by petition of the developer, stating fully the 
grounds for the application. Before a variance may 
be granted, the planning commission shall first 
determine: 

(1) That there are special conditions affecting 
the property that are not common to all property in 
the area. 

(2) That the variance is necessary for the pres
ervation and enjoyment of a substantial property 
right of the petitioner and extraordinary hardship 
would result from strict compliance with these reg
ulations because of the special circumstances or 
conditions affecting the property. 

(3) That the variance complies with the spirit 
and intent of these regulations and will not be det
rimental to the public health, safety, or welfare or 
injurious to other property in the vicinity. (Ord. 
1919 § 18, 2004) 

10.12.190 Planning commission action of 
variances. 

In granting a variance, the planning commission 
shall make a written record of its findings and shall 
specifically describe the variance and any condi
tions that the commission may designate. The city 
shall keep the findings on file as a matter of public 
record. (Ord. 1919 § 19, 2004) 

10.12.200 Appeals. 
(1) Any party may appeal to the city council 

from any decision of the planning commission 
made under the provisions of this chapter. Any 
party may appeal to the planning commission from 
any decision of the city staff made under the pro vi-· 
sions of this chapter. Written notice of appeal must 
be filed with the city within 10 days after the date 
that the decision of the city staff or planning com
mission has been rendered. The notice of appeal 
shall state the nature of the decision or requirement 
and the grounds for the appeal. 

(2) The city planning commission shall hold a 
hearing on the appeal within 30 days from the time 
that the appeal is filed. Notice of the time and place 
of the hearing will be delivered or mailed to the 
parties appearing or having been given notice of 
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• Fifty-Foot Buffer: Applicant will maintain a 50-foot undisturbed buffer around the 

edge of the Property, which will increase the separation between the Project and 

adjacent uses. 

• Grade-Separation: The Property is grade-separated and physically removed from 

the general areas of residential development to the south and southeast. As a 

result, the physical contours of the land generally buffer these residential areas 

from sight or sound of the Project. 

• Hours of Activity: The Project's hours of activity will be compatible with adjacent 

uses for two reasons. First, the Project will generally have predictable hours of 

activity tied to the residents' commuting schedule, with a peak of activity in the 

morning when the residents leave for work and a peak of activity in the evening 

when the residents return from work. These peaks are predictable, will occur 

consistent with typical commuting patterns, and will not occur late at night. 

Second, the Property will generally be quiet and inactive during the day (while 

residents are at the North Spit working) when adjacent uses have their most 

active periods. 

• Number of Residents: The Project will be subject to a condition limiting the 

number of Project residents to 2,100 at any one time. This condition will further 

minimize the potential impacts that the Project will generate. 

• Noise: The Project will not generate consistent or excessive noise. The voices and 

car motors of Project residents may generate intermittent noise; however, such 

noise will not be unusual to the City and will be subject to the City's noise 
standards in NBCC 9.04.030. 

• Dust: The Project will not generate dust. Most travel surfaces will be paved with 

asphalt or concrete. The limited surfaces that will be covered with gravel will be 

located far enough from offsite properties that it will not adversely affect them. 

• Odor: The Project will not generate foul odors. 

• Vibration: The Project will not cause vibration. 

• Smoke: The Project will not generate smoke. 

- 8-
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The following was taken from the FERC November 2014 Draft EIS: 
http://elibrary.FERC.gov/idmws/file Jist.asp?accession num=20141105-4006 

CONSTRUCTION- SHIFT SCHEDULE 

DRAFT EIS page 4-839: 

EXHIBIT IV 

• three staggered work shifts with both start and end times that distribute the arriving and 
departing traffic throughout a 24-hour period; 
• manual flagging control at Trans-Pacific Parkway /Horsfall Beach Road during weekday 
p.m. peak hour whenever construction employees are at or above 1,700 people per day; 
• construction of a dedicated eastbound right-tum lane at the intersection ofHighway 101 
at Trans-Pacific Parkway; 
• temporary signalization ofHighway 101 at Trans-Pacific Parkway; 
• temporary variable speed reduction on Highway 101 in the vicinity of Trans-Pacific 
Parkway; and 
• use of a variable message sign to notify motorists of peak period traffic conditions or 
traffic control change at Highway 101/Trans-Paci.fic Parkway. 

DRAFT Page 4-901: 
Construction Noise 
Construction of the LNG terminal would occur over a period of about three years. Major 
components would include berth facilities, buildings, LNG storage tanks, and 
mechanical/electrical equipment. Noise associated with construction activities would be 
intermittent because equipment is operated on an as-needed basis and mostly during daylight 
hours. During the site grading and filling operations, the equipment may be operated on two 10-
hour shifts, 6 days per week, with the potential to increase to a 2417 schedule if required. 
Construction would not result in generation of, or exposure of persons to, excessive noise Ol: 

vibration levels. No blasting is anticipated to be required for construction as the entire site area 
consists of sand. 



Airport Land Use Compatibility Guidebook January, 2003 

Table 3-4: Compatible Land Uses per FAR Part 77 Surfaces 
and FAA Safety Areas 

C Generally compatible land use 
NC Incompatible Land Use 

• Not clearly compatible or incompatible, requires specific study 

Criteria for Compatibility: 
1. Does not exceed height standards 
2. Does not attract large concentrations of people 
3. Does not create a bird attractant 
4. Does not cause a distracting light/glare 
5. Does not cause a source of smoke 
6. Does not cause an electrical interference 
7. Does meet compatible DNL sound levels 

Chapter 3-14 
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August 2, 2015 
 
To: David Voss 
       planner@northbendcity.org 
       North Bend Planning Commission 
       City of North Bend, Oregon 
 
RE: CUP 4-15 - North Point Workforce Housing Project- Hazard Zone  
 
Please accept my request to add this letter to the record in case CUP 4-15.  
 
While I have not found where the City of North Bend is taking into account the 
requirements of Statewide Planning Goal 7, I urge the City of North Bend to apply it 
and the Oregon statutes referenced below to prevent the loss of life that will occur if 
the NPWH is allowed to be sited at the currently proposed location. Statewide 
Planning Goal 7 states:  
 

C. IMPLEMENTATION 
[A] local government shall: 
  
3. Adopt or amend, as necessary, based on the evaluation of risk, plan 
policies and implementing measures consistent with the following 
principles: 
 a. Avoiding development in hazard areas where the risk to people 
and property cannot be mitigated; and 
 b. Prohibiting the siting of essential facilities, major structures, 
hazardous facilities and special occupancy structures, as defined in the 
state building 
code (ORS 455.447(1) (a)(b)(c) and (e)), in identified hazard areas, where 
the risk to public safety cannot be mitigated, unless an essential facility is 
needed within a hazard area in order to provide essential emergency 
response services in a timely manner.2 

 

The statute referred to above is ORS 455.447 (e) which says  “Special 
occupancy structure means: 
  

(A) Covered structures whose primary occupancy is public assembly with a 

capacity greater than 300 persons 

(B) Buildings with a capacity greater than 250 individuals for every public, 

private or parochial school through secondary level or child care centers; 

(C) Buildings for colleges or adult education schools with a capacity greater than 

500 persons; 

(D) Medical facilities with 50 or more resident, incapacitated patients not 

included in subparagraphs (A) to (C) of this paragraph; 

(E) Jails and detention facilities; and 

mailto:planner@northbendcity.org


(F) All structures and occupancies with a capacity greater than 5,000 persons. 

 

The North Point Workforce Housing (“NPWH”) along with its cafeteria and related 
structures fits the definition of ORS 455.447(e)(A). In the event, the Planning 
Commission disagrees and finds the NPWH is a not a public facility, the NPWH is still 
the type of facility such as a school, college that is intended to be protected under 
ORS 455.447(e)(B) and (C). 
 
Further, ORS 455.446 (1) prohibits the construction of structures like the NPWH in 
tsunami inundation zones.  
 

ORS 444.446 (1)(a) New essential facilities described in 
ORS 455.447(Regulation of certain structures vulnerable to earthquakes and 
tsunamis) (1)(a)(A), (B) and (G) and new special occupancy structures 
described in ORS 455.447 (Regulation of certain structures vulnerable to 
earthquakes and tsunamis) (1)(e)(B), (C) and (E) may not be constructed in the 
tsunami inundation zone established under paragraph (c) of this subsection. 
The provisions of this paragraph apply to buildings with a capacity greater than 
50 individuals for every public, private or parochial school through secondary 
level and child care centers. 

 
The location of the NPWH is in a hazard zone according to this map, which was 
produced by the Oregon Department of Geology and Mineral Industries.  
 

 

http://www.oregonlaws.org/ors/455.447
http://www.oregonlaws.org/ors/455.447
http://www.oregonlaws.org/ors/455.447
http://www.oregonlaws.org/ors/455.447


mailto:keymann@climateclean.net
mailto:planning@co.coos.or.us


 

 
 
August 2, 2015 
 
To: David Voss 
       planner@northbendcity.org 
       North Bend Planning Commission 
       City of North Bend, Oregon 
 
RE: CUP 4-15 - North Point Workforce Housing Project- Hazard Zone  
 
Please accept my request to add this letter to the record in case CUP 4-15.  
 

Protect Inventoried Resources 

 

The current proposed development of a bridge in the CB Estuary Zone 48-CS must 

meet the conditions that apply to that zone.   

The following conditions apply to all permitted uses and activities: 
1. Inventoried resources requiring mandatory protection in this segment 

 shall be protected, as required by Policies #17 and #18. See 
attached  CBEMP 48-CS. 

 
The state-endangered plant, the Point Reyes Bird’s-Beak, that occurs along the 

North Point Slough entrance and along the intertidal interface of the slough to the two 

parcels of land proposed for workforce housing is a inventoried resource which must be 

protected. The permit, if granted should add conditions that ensure this plant is protected. 

 

Apply Policy #5 

The Planning Commission is also required by Policy #5 of the CBEMP to make a finding that 

the proposed development is in the public interest.  Policy #5 is triggered in this case 

because the development will require  “uses and activities which could alter the estuary.” 

CBEMP Policy #5 (II). Building a bridge between the two sections of the site, while a 

permitted use or activity must meet the requirement of Policy #5 (I) quoted here: 

#5 Estuarine Fill and Removal 

mailto:planner@northbendcity.org


I. Local government shall support dredge and/or fill only if such activities are 
allowed in the respective management unit, and:  
 a. The activity is required for navigation or other water-dependent 
use that require an estuarine location or in the case of fills for non-water-
dependent uses, is needed for a public use and would satisfy a public need 
that outweighs harm to navigation, fishing and recreation, as per ORS 
541.625(4) and an exception has been taken in this Plan to allow such fill; 
  b. A need (ie., a substantial public benefit) is demonstrated and the 
use or alteration does not unreasonably interfere with public trust rights;  
 c. No feasible alternative upland locations exist; and  
 d. Adverse impacts are minimized.  
 e. Effects may be mitigated by creation, restoration or enhancement 
of another area to ensure that the integrity of the estuarine ecosystem is 
maintained;  
 f. The activity is consistent with the objectives of the Estuarine 
Resources Goal and with other requirements of state and federal law, 
specifically the conditions in ORS 541.615 and Section 404 of the Federal 
Water Pollution Control Act (P.L.92-500).  
 

II. Other uses and activities which could alter the estuary shall only be 
allowed if the requirements in (b), (c), and (d) are met. 

 
 

Accordingly, the Planning Commission must specifically find that that the 

requirements of Policy #5 (I) (b), (c) and (d) are met before allowing the permit in 

this case.  
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residential single homes on the bay to houses on the edge of an industrial complex and sets a 

precedent for future high impact use. Please reference a 2009 scientific study from VU 

University Amsterdam, The Netherlands entitled "The Impact of Industrial Sites on Residential 

Property Values" included in full under a separate email. Please note the abstract below: 

Abstract  

Industrial sites cause several negative externalities, such as traffic noise disturbance, congestion, 

and obstruction of view. In order to quantify the negative effects stemming from industrial sites, 

we estimate – using a hedonic pricing model – the impact of distance to industrial sites on 

residential property values. We use data on houses sold in the Randstad region and the province 

of Noord- Brabant (both located in the Netherlands) in the year 2005, together with data on 

characteristics of a substantial number of industrial sites in the same regions and period. The 

results reveal that the distance to an industrial site has a statistically significant negative effect on 

the value of residential properties. However, the effect is largely localized within a relatively 

short distance from the nearest industrial site. Furthermore, we obtain statistical evidence for 

substantial localized price differentials, which vary according to the size of an industrial site.  

In short, the closer a home is to the industrial site the greater the reduction in value. Our homes 

on Ferry Road are closest to the the industrial site. Not only will the quality of our lives be 

compromised by noise, pollution, and traffic, our heretofore valuable homes will become 

significantly less so. Reducing my investment as well as my property taxes both of which should 

be a consideration for your committee. 

 

III. North Bend City Code Chapter 18.04.020 part (2)  

                    "The council further finds and determines that it is necessary in the interest of the 

public health...to provide...regulations for the use and development of property..." 

 

Increased noise pollution is an underestimated and undiscussed component of this project. 

Unintended consequences of recent brush removal at Ferry Road Park has already significantly 

increased our exposure to bridge and Highway noise.  Irritatingly, I can no longer garden 

peacefully in my yard. At risk as well is our physical health. For example,  please see 

Environmental Health Perspectives DOI:10 1289/ehp.1205503 Research Article Vol. 121/Issue 

2/February 2013 included in full under an additional email. In abstract: 

 

Results: A 10-dB higher level of average road traffic noise at diagnosis and during the 5 years 

preceding diagnosis was associated with an increased risk of incident diabetes, with incidence 

rate ratios (IRR) of 1.08 (95% CI: 1.02, 1.14) and 1.11 (95% CI: 1.05, 1.18), respectively, after 

adjusting for potential confounders including age, body mass index, waist circumference, 

education, air pollution (nitrogen oxides), and lifestyle characteristics. After applying a stricter 

definition of diabetes (2,752 cases), we found IRRs of 1.11 (95% CI: 1.03, 1.19) and 1.14 (95% 

CI: 1.06, 1.22) per 10-dB increase in road traffic noise at diagnosis and during the 5 years 

preceding diagnosis, respectively. 

 



mailto:mcginnisjan@msn.com






TI 2009-035/3 
Tinbergen Institute Discussion Paper 

 

The Impact of Industrial Sites on 
Residential Property Values:  
A Hedonic Pricing Analysis for The 
Netherlands 

 Friso de Vor 
Henri L.F. de Groot 

 

Faculty of Economics and Business Administration, VU University Amsterdam, and Tinbergen 
Institute. 

 



 
 
 
Tinbergen Institute 
 
The Tinbergen Institute is the institute for economic 
research of the Erasmus Universiteit Rotterdam, 
Universiteit van Amsterdam, and Vrije Universiteit 
Amsterdam. 
 
Tinbergen Institute Amsterdam 
Roetersstraat 31 
1018 WB Amsterdam 
The Netherlands 
Tel.:  +31(0)20 551 3500 
Fax: +31(0)20 551 3555 
 
Tinbergen Institute Rotterdam 
Burg. Oudlaan 50 
3062 PA  Rotterdam 
The Netherlands 
Tel.: +31(0)10 408 8900 
Fax: +31(0)10 408 9031 
 
 
 
Most TI discussion papers can be downloaded at 
http://www.tinbergen.nl. 



 
 
 
 
 

The Impact of Industrial Sites on Residential Property Values  
 

A hedonic pricing analysis for the Netherlands 
 
 
 

Friso de Vora and Henri L.F. de Grootb 

 

 

a Department of Spatial Economics, VU University Amsterdam, The Netherlands  
E-mail: fvor@feweb.vu.nl 

 
 

b VU University Amsterdam and Tinbergen Institute,  
De Boelelaan 1105, 1081 HV Amsterdam, The Netherlands  

E-mail: hgroot@feweb.vu.nl 
 
 

 
  
 
 

 
 
Abstract 
Industrial sites cause several negative externalities, such as traffic noise disturbance, congestion, and 
obstruction of view. In order to quantify the negative effects stemming from industrial sites, we 
estimate – using a hedonic pricing model – the impact of distance to industrial sites on residential 
property values. We use data on houses sold in the Randstad region and the province of Noord-
Brabant (both located in the Netherlands) in the year 2005, together with data on characteristics of a 
substantial number of industrial sites in the same regions and period. The results reveal that the 
distance to an industrial site has a statistically significant negative effect on the value of residential 
properties. However, the effect is largely localized within a relatively short distance from the nearest 
industrial site. Furthermore, we obtain statistical evidence for substantial localized price differentials, 
which vary according to the size of an industrial site. 
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1. Introduction 

Results of Dutch policies aimed at providing an adequate supply of industrial land are mixed. In 

accordance with the spatial policy objectives, industrial sites have become the main location for 

supplying industrial land. Slowly but steadily the amount and share of employment on industrial sites 

is rising. Industrial sites have become a favourable place to settle for many firms (Louw and 

Bontekoning, 2007). It appears that industrial sites can be considered as important contributors to the 

(local) economy: industrial sites in the Netherlands cover about 2 per cent of the total Dutch area, 

whereas they account for about one-third of the national output (Louw et al., 2007). However, the 

recent planning debates about industrial sites in the Netherlands have given much attention to the 

quality of industrial sites (Louw et al., 2004). Concerns have been raised about the possible negative 

external effects of industrial activities on other firms, on nature and in particular on households 

(Schuur, 2001; Needham and Louw, 2003; Louw et al., 2004; Blaauw, 2007). Although the 

development of industrial sites in the Netherlands is based on the mono-functional policy concept of 

separating industry and housing, residents may be affected by industrial sites due to a multitude of 

perceived disamenities, such as noise, traffic, congestion, air pollution and obstruction of view.  

This study contributes to the planning debate by elaborating on the implications of the 

presence of industrial sites on its direct vicinity. It aims to measure the negative externalities stemming 

from industrial sites and to get insight into the scope of these externalities as a tool for valuating the 

quality of an industrial site. By means of a hedonic pricing analysis of residential property 

transactions, we identify the impact – ceteris paribus – of the distance to industrial sites on property 

transaction prices. Furthermore, we look into the implications of the characteristics of an industrial site 

on the magnitude of its impact by differentiating according to the size of the industrial site concerned. 

Many existing studies dealing with the topic of negative externalities generated by industrial sites 

consider a specific, tightly framed, study area comprising a restricted number of industrial sites. These 

studies arrive at a multitude of outcomes referring to a ditto variety of specific cases.1 In this respect, 

our study deviates from this literature by employing a more general approach: we analyze a 

comprehensive sample of industrial sites and the effects of these sites on neighbouring housing prices 

in the Randstad region and the province of Noord-Brabant (both in the Netherlands).  

The paper is organized as follows. In Section 2 we discuss the literature on negative 

externalities originating from industrial facilities and hedonic pricing. Section 3 reviews the Dutch 

(policy) context with regard to the negative external effects of industrial sites. In Section 4 we present 

the characteristics of the data set underlying our analysis and the research set up. Section 5 sets out 

and discusses the employed econometric model. In Section 6 we present estimation results. Section 7 

concludes. 

 

                                                 
1 See, for example, Zeiss (1999) who elaborates upon the results of 69 studies dealing with the negative effects 
of industrial facilities on their direct vicinity. 
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2. Literature review 

Farber (1998) provides a survey of the literature on the impact of undesirable facilities on house values 

due to perceived disamenities. Such concerns range from concerns about health risks to the public 

image of the community. They can manifest themselves in property markets since it is most likely that 

people are willing to pay more to reside in locations further located from perceived disamenities. The 

survey confirms that undesirable facilities (e.g., landfills, waste sites, hazardous manufacturing 

facilities) reduce property values in their direct vicinity. These adverse effects diminish with distance, 

resulting in increased property values as distance from these sites increases. Moreover, these adverse 

property value effects appear to be relatively localized. Other examples can be found in a number of 

studies which have shown effects on property values due to a contaminated site. These studies (e.g., 

Smolen et al., 1991; Mendelsohn et al., 1992) have reported adverse impacts on values ranging from 

as low as 0.24 per cent to as high as 25 per cent, depending on the extent of pollution and the location 

of the property. In view of the Dutch situation, Visser and Van Dam (2006) have analyzed the housing 

market in the Netherlands as a whole and have focused, among other things, on the contribution of 

environmental characteristics to housing price variation. By taking into account various characteristics 

within the direct vicinity (50 metres) of the dwelling concerned (e.g., presence of parks, open space 

and industrial land, nature and quality of buildings, social status of the neighbourhood, distance to 

services, and infrastructure), they conclude that property value is positively affected by the quality of 

its vicinity in terms of availability of amenities. For instance, houses, located in low-dense, green 

neighbourhoods, are significantly higher valued than houses in high-dense areas with a lack of parks 

and open space. Conversely, disamenities, like the presence of industrial land and highway nearness, 

affect the prices negatively. These findings suggest that effects stemming from (dis-)amenities operate 

especially on a local scale, which confirms the notion that impact attenuates with distance. These 

outcomes are confirmed by the more detailed studies concerning the Dutch situation of Rouwendal 

and Van der Straaten (2008) Dekkers and Van der Straaten (2008) and Debrezion et al. (2006). The 

first shows that, in three major Dutch cities (Amsterdam, Rotterdam and The Hague), parks and public 

gardens within the vicinity of a house increase its value. However, due to the tight housing market 

situation in Amsterdam, the willingness to pay for open space is lowest in this city, as compared to the 

other cities considered. The second study investigates the effect of aircraft noise on house prices in the 

highly urbanized area around Amsterdam Airport. Controlling for multiple sources of traffic noise, air 

traffic yields the largest price impact, followed by railway traffic and road traffic. Finally, Debrezion 

et al. (2006) analyze the effect of accessibility provided by Dutch railway stations on residential 

housing prices. The study shows that housing price attenuate with distance to a railway station, 

exposing a positive effect of proximity. This effect is enhanced when the frequency of train services 

on a station increases. Hence, these studies provide insights in the efficiency of public policy in terms 

of optimal open space provision, aircraft noise reduction measures and railway station accessibility, 

respectively.   
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As the existing literature has mainly focussed on cataloguing the adverse effects on property 

values, less is known about the magnitude with which the property values may increase following a 

cleanup or remediation of a site. Exceptions are Dale et al. (1999) and McComb (2004) who report 

that property values around the sites under investigation appeared to be lower before the cleanup or 

remediation. However, after the cleanup, the prices consistently rebounded, although the areas closest 

to the site and the poorest neighbourhoods rebounded more slowly. These studies underline that taking 

into account specific properties of sites may increase the accurateness of the impact effects.  

The previously mentioned studies are useful in demonstrating the nature and intensity of the 

impact of local forms of land use. Generally, they are based on revealed preference methods to 

observe what individuals really pay or require in compensation for living in the vicinity of sites 

generating negative externalities (Farber, 1998). Hedonic pricing methods are helpful to identify the 

impact of the various externalities (Rosen, 1974). Hedonic prices are defined as the implicit prices of 

attributes, which are revealed to economic agents from observed prices of differentiated products and 

the specific amounts of characteristics associated with them. More specifically, in hedonic price 

analysis, housing prices are regressed on a vector of inherent attributes. A hedonic equation helps to 

explain housing prices in terms of the house’s own characteristics, such as the type of dwelling, age, 

floor-area, neighbourhood characteristics and job accessibility. Each of these attributes is assumed to 

be implicitly priced. The real estate literature is replete with hedonic pricing models estimating the 

willingness to pay for housing characteristics (e.g., Linneman, 1981, and Parsons, 1981). In addition, 

there has been a growing literature that uses the hedonic pricing model to measure the impact of 

environmental amenities and disamenities on real estate values (e.g., Kohlhase, 1991, Hite et al., 2001, 

Kiel and Zabel, 2001, and Kaufman and Cloutier, 2006).  

However, hedonic pricing methods face some limitations (Farber, 1998; Kiel and Zabel, 

2001). First, property markets may not be in equilibrium when the impact of the undesirable facility is 

estimated. This is why one would ideally prefer to use data on house sales over a sufficiently long 

period of time. Second, there is an inherent problem in statistically identifying the willingness to pay 

to avoid a disamenity. Selectivity plays a strong role in residential location decisions. When persons 

most willing to accept a disamenity, or who have limited housing options because of income or 

discrimination, they locate adjacent to a disamenity. As a consequence, property value differentials 

will underestimate the disamenity effect for the general population. Third, to the extent that the 

adverse activity may be locally job enhancing, adjacent house values could be elevated because of 

positive wage effects associated with the land use. Although there could still be a negative amenity 

component, it may be offset by a positive wage effect. Despite these limitations which are important to 

be kept in mind when interpreting results from hedonic pricing models, the model is well-applicable to 

identify the scope of negative externalities industrial sites by revealing the effect of distance to 

industrial sites on residential property values. 

�
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3. The Dutch context 

Like in many Western countries, post-war spatial planning in the Netherlands has been dominated by 

mono-functional approaches. This has resulted in core spatial functions, such as housing, industry, 

farming, or shopping, being allocated to rather large-scale areas, often separated by ‘buffers of open 

space’. However, several studies and the proliferation of ‘mixed land use’ approaches have revealed 

the limitations of mono-functional land use (Lagendijk, 2001; Vreeker et al., 2004). Whereas concepts 

of mixed land use aim to reduce urban sprawl and to promote spatial and environmental quality, the 

mono-functional approach presents a rather space-consuming form of land use which also tends to be 

inferior in terms of spatial quality. This notion is to a large extent in accordance with the Dutch case of 

the provision of industrial sites which is characterized by an abundant availability of industrial land 

and an associated decline of spatial quality (Gordijn et al., 2007).  

In the Netherlands, local authorities are the main suppliers of building land, whether for 

housing or industry. On account of their statutory planning and land policy powers, they can plan and 

develop industrial sites2,3 or facilitate enterprise zones. Therefore, the role of private agents in the 

supply of industrial land has always been limited; approximately 74 per cent of the total area of 

industrial land is supplied by local authorities (Segeren et al., 2005). Local authorities consider the 

provision of industrial sites as a key instrument of their economic policy. In accordance with their task 

and responsibility as industrial land provider, local authorities ensure that there is always a minimum 

amount of industrial land available for immediate sale to interested companies. Over the last decade, 

this approach has resulted in a yearly average disposal of 1,038 hectares of industrial sites. The stock 

of industrial sites in the Netherlands has increased from 3,203 formal industrial sites in 1995 to 3,605 

sites in 2006. This represents an increase from 78,886 hectares to 94,560 hectares (Arcadis and Stec 

Groep, 2007). It implies a rise of industrial land coverage from 1.3 per cent to 2.7 per cent as share of 

the total Dutch area. Given the growth rate of land designated for housing (8.0 per cent in the period 

1993 to 2000) we can infer that industrial land has risen substantially with 12.9 per cent in the same 

period (Gordijn et al., 2007).��

An important side-effect of the ample provision of industrial land, besides a shrinking quantity 

of open space, is the corrosion of environment and landscape. This does not only refer to the 

obstructing consequences of the disposal of new industrial land, but also to its contribution to the 

process of ageing of existing industrial sites. According to the Dutch Industrial Sites Database 

(Arcadis and Stec Groep, 2007), 29 per cent of the total number of industrial sites (1,052 sites) was 

considered as ‘out-dated’ in 2006. These sites are faced with substantial vacancies in the building 

stock and poorly maintained public spaces. Being attracted by the favourable circumstances of 

recently serviced land, well-performing companies move to newly developed industrial sites. As a 

result, this outflow of well-performing firms generates unused industrial premises and substitution by 

                                                 
2 In general, an industrial site can be considered as a collective location for the establishment of firms (Bak, 1985).  
3 Sites that are designated exclusively for offices are not covered by this definition. 
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marginal firms which creates a downward spiral of attractiveness of the concerned existing industrial 

sites (Louw and Bontekoning, 2007).  

Concluding, the ‘buffers’ of open space are under pressure in the Netherlands. This involves a 

gradual diminishing of remoteness of housing and other functions to industrial sites. Accordingly, the 

suggested application of mono-functional planning, and the interplay between distance and perceived 

negative externalities, provides us with a relevant background with regard to the impact of negative 

externalities originating from industrial sites, to which we turn in the remainder of this paper. 

 

4. Data set and research set up 

The prime data originate from two sources: industrial site data are collected from the Dutch Industrial 

Sites Database (IBIS) and property data are collected from the Dutch Association of Real Estate 

Agents (NVM). The selected data refer to the Randstad region4 and the province of Noord-Brabant in 

the Netherlands in the year 2005. The collected data on industrial sites and houses are all geo-

referenced, which enables us to link these sets by using GIS (see the detailed map in Figure 1). 

Since the Randstad region and Noord-Brabant are jointly responsible for generating 51 per 

cent of the total Dutch GDP, these regions are considered as the economic core-regions of the 

Netherlands. Respectively, 41 per cent and 15 per cent of the Dutch population resides in the Randstad 

region and Noord-Brabant (Statistics Netherlands, 2008). The regions studied comprise a considerable 

amount of the national stock of industrial sites. We employ a 500 metres buffer to the initial study area 

to incorporate possible effects stemming from industrial sites located just outside the examined region. 

Hence, we obtain a sample containing information on 1,201 industrial sites,5 acquired from the Dutch 

Industrial Sites Database (IBIS). These sites cover 26,703 hectares of industrial land. Figure 1 displays 

the spatial distribution of the industrial sites in our sample.  

 

                                                 
4 The Randstad region comprises the following areas: the province of Noord-Holland (excluding Alkmaar and 
surrounding area and the northern part of Noord-Holland) and the provinces of Zuid-Holland and Utrecht. We 
refer to Rietveld and Wagtendonk (2004) for more details about regional definitions. 
5 The examined area originally comprises 1,718 industrial sites. Due to data limitations regarding the variable 
‘type of industrial site’, we have only selected 1,201 sites which do provide information on ‘type of site’.  
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Figure 1. Distribution of industrial sites in the Randstad and Noord-Brabant, 2005  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Dutch Industrial Sites Database (IBIS) 

 

The IBIS database provides an inventory of formal industrial sites6 providing information on 

numerous characteristics of the industrial sites concerned, of which the variables location and ‘type of 

industrial site’ are the most relevant for the purpose of this paper. Regarding the variable ‘type of site’, 

the IBIS data set distinguishes five categories of industrial sites: ‘heavy-industry’, ‘sea-harbour’, 

‘miscellaneous’, ‘high-tech’ and ‘transport’. This typology of industrial sites is associated with the 

                                                 
6 An industrial site is defined as ‘a location of which the land-use plans deem suitable for activities in the 
branches of commerce, manufacturing, commercial services, industry and which original design is larger than 
one hectare’.  
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nature of an industrial site;7 it proxies the quality of the industrial sites concerned (Arcadis and Stec 

Groep, 2007). However, the typology faces a serious drawback in terms of distinctive capacity. In 

2006, 60 per cent of the total amount of industrial area in the Netherlands (in hectares) has been 

marked as ‘miscellaneous’. The categories ‘heavy-industry’, ‘sea harbour’, ‘high-tech’ and ‘transport’ 

represent, respectively, 10 per cent, 18 per cent, 4 per cent and 4 per cent of the area. The remaining 4 

per cent of industrial land has been categorized as ‘unknown’ (Arcadis and Stec Groep, 2007). We 

deal with this drawback by categorizing industrial sites in two classes to proxy the nature of an 

industrial site. ‘Heavy industrial sites’ are sites which are originally classified as heavy-industry, sea 

harbour, and transport sites, as these types of sites are assumed to generate substantial nuisance in 

terms of noise, traffic, congestion and pollution. The category ‘regular sites’ comprises miscellaneous 

and high-tech sites. These sites are expected to create less nuisance than ‘heavy sites’. In our sample, 

there are 61 sites categorized as ‘heavy’ and 1,140 sites as ‘regular’, covering, respectively, 728 and 

25,975 hectares of industrial land.   

The data regarding residential property values include information on all houses sold by NVM 

real-estate-agents8 in the Randstad and Noord-Brabant in the year 2005. We have removed all 

observations referring to a house with a volume less than 100 m3, a floor area less than 40 m2 and a 

transaction price exceeding one million euros. Furthermore, the upper and lower 0.5 per cent of 

transaction values of the remaining observations has been excluded (see Rouwendal and Van der 

Straaten, 2008). This leaves a sample containing information on 70,684 dwellings within the defined 

area.  

Furthermore, additional geographical information on important control variables like the 

ethnic composition and population density of the neighbourhood, location of highway exits and 

railway stations, and distance-to-jobs has been acquired from, respectively, Statistics Netherlands 

(CBS), the National Road Database (NWB), the Dutch Railways (NS) and the Netherlands Institute 

for Spatial Research (RPB)/Land Use Scanner.9  

Building on the hedonic valuation methodology, and allowing for its limitations, described in 

Section 2, we assume that residential property values are a function of structural, neighbourhood and 

industrial site variables.10 The structural variables are the physical characteristics or attributes of the 

residential property and include the numerical variables floor area and volume. Categorical variables 

                                                 
7 Heavy-industry sites are industrial sites which intend to establish highly undesirable facilities in terms of 
environmental nuisance (e.g., landfills, demolition dumps, waste sites, hazardous manufacturing facilities, etc.). 
Sea harbours comprise large-scale sites featuring freight facilities for maritime shipping activities. Miscellaneous 
sites are commonly seen as regular industrial sites which include a large variety of activities (ranging from small 
to medium polluting activities), on the condition that these sites may not be categorized as high-tech or transport. 
High-tech sites are sites which are developed for high-tech production activities and R&D-activities. Transport is 
characterized by dominant presence of logistics and wholesale activities. 
8 NVM real-estate-agents cover for approximately 70 per cent of all property transactions in the Netherlands. 
9 These data sets have been provided by SPINLab, VU University Amsterdam.  
10 Rents are controlled in the Netherlands, implying that their values are determined by a restricted system of 
points that highly disregards neighbourhood characteristics. We therefore do not take into account rental housing 
in our analysis. 
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indicate the presence of central heating, garage and garden, the year of construction and the type of 

house. The latter incorporates four basic architectural house styles: free-standing, semi-detached, 

terraced house and apartment.  

The neighbourhood variables cover the characteristics of the area in which the property is 

located, like socioeconomic factors, status of the area, ease of accessibility and labour market 

characteristics. We include the ethnic composition (fraction of ethnic minorities) and the population-

density of the 4-digit ZIP-code area in which the dwelling is located. Additionally, a regional dummy 

is included to indicate the region (Randstad or Noord-Brabant) in which the dwelling of interest is 

located. We control for the ease of accessibility is two ways. First, we employ the ease of accessibility 

by road, operationalized by the road distance (metres) from each property to the nearest highway exit. 

Second, we employ the ease of accessibility by railway, operationalized by the straight-line distance 

(metres) from each property to the nearest railway station. Allowing for positive effects associated 

with the provision of local employment by the industrial site concerned, which may elevate adjacent 

house values, we include the minimum distance (circle radius in metres) within which a total of 

100,000 jobs can be reached. This measure is a proxy for job opportunities in the vicinity of the house.  

Industrial site variables refer to the perceived impact of industrial sites that are present. This 

variable encompasses the characteristics of the industrial sites which are located in the vicinity of the 

properties concerned. The location of an industrial site, vis-à-vis residential properties, is specified by 

the distance from the approximate centre of a residential property to the nearest industrial site. In this 

respect, we include the straight-line distances in metres from each residential property to the closest 

point on the boundary of the industrial site. A dummy variable is included to indicate the category 

(heavy or regular) to which this nearest industrial site belongs. Furthermore, we assume that the size of 

an industrial site matters in explaining impact on property values. Thus, we additionally control for the 

gross area11 in hectares of the industrial sites concerned. Finally, since the data set also contains 

information about the date of house transactions, we include monthly dummies to capture effects of 

seasonality of the housing market. Appendix A reports the variable names, their sources, definitions 

and some descriptive statistics.  

 

                                                 
11 Gross area is defined as the total area designated as industrial site, inclusive the area which is used for 
infrastructure, water, green space and other forms of public open space. 
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5. The econometric model 

A formal way of describing the hedonic price function is as follows:  

 

 ( )NMLKj DDIINNSSfP ,...,;,...,;,...,;,..., 1111= ,      (1) 

 

where houses are indexed with j, Pj is house transaction price, and f relates the transaction price to 

structural (S) and neighbourhood (N) characteristics of the property, and characteristics of the 

industrial sites (I) concerned. Since the effect of distance to industrial sites on property transaction 

prices is our variable of key interest (D), we distinguish this variable explicitly. It assumes a housing 

market in equilibrium, meaning that, all individuals have made their utility-maximizing choices given 

the prices of alternative housing locations. For individual i living in house j the utility is given by (see 

Rosen, 1974): 

 

 ( )NMLKi DDIINNSSxuu ,...,;,...,;,...,;,...,; 1111= ,  (2) 

 

which is assumed to be strictly concave. x is all other goods consumed. Set the price of x equal to 1 

and measure income of individual i, yi, in terms of units of x. This gives the following budget 

constraint: 

    

 ( ) xDDIINNSSPy NMLKji += ,...,;,...,;,...,;,..., 1111 . (3) 

 

Maximization of utility subject to the budget constraint requires choosing x and 

( )NMLK DDIINNSS ,...,;,...,;,...,;,..., 1111  to satisfy the budget and the first-order conditions.  So, 

partial differentiation with respect to, for example, an industrial site attribute M gives the marginal 

implicit price for that attribute �Pj / �IM .  

Economic theory provides little guidance regarding choice of functional form for the hedonic 

price function (Deaton and Hoehn, 2004; Neupane et al., 2007). The double natural log specification is 

widely employed for model estimation (Freeman, 1993), largely motivated by the fact that it allows 

for a simple interpretation of estimated coefficients as elasticities. However, in order to describe the 

pattern of distance-decay, we measure the effect of distance on housing prices by using distance 

dummies, i.e. a less restrictive functional form instead of employing the natural log of distance. We 

use distance categories with a 250 metres range to enable us to examine the effect in a detailed way 

(see Debrezion et al., 2006). Endogenous determination of the cut-off distance by running models with 

different cut-off distances, results in a distance of 2,250 metres to the nearest industrial site beyond 

which housing prices are no longer significantly affected by negative externalities stemming from the 
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industrial sites concerned.12 As a consequence, the piecewise specification of distance renders nine 

categories up to 2,250 metres. In the empirical application, the transaction price of a house j is 

modelled as follows:  

 

  jnjn nmjm ml ljlkjk kj dumDINSLnP εξδγβα +++++= ���� ==== ,
9

1,
2

1

6

1 ,,
15

1
_ , (4) 

 

where all variables defined as in Equation (1). � is a constant, �, � , � and � are coefficients to be 

estimated. The variables of structural, neighbourhood, industrial site characteristics, and the distance-

to-site variable for property j are, respectively, indexed by k, l, m and n. In accordance with the 

majority of the previous literature (see Section 2), Equation (4) is estimated by ordinary least squares 

(OLS). White’s heteroskedastic consistent covariance matrix is used to correct the estimated errors for 

unknown forms of heteroskedasticity.13  

In our model in its simple and basic form, we assume that housing prices rise with increasing 

distance to its nearest industrial site. More specifically, the sign and the magnitude of estimated 

coefficients of the separate distance dummies are, respectively, expected to be negative and decreasing 

at a decreasing rate as distance between the site and the property increases (i.e., the coefficients under 

consideration express the price differentials between the concerned distance category concerned and 

the reference group).14 Furthermore, everything constant, an increase in housing prices is hypothesized 

to result from increases in floor area and housing volume. Increases in the age of the dwelling are 

hypothesized to cause a decline in housing values. The price effect associated with the style of housing 

(i.e. free-standing, semi-detached, terraced or apartment) is uncertain given the fact the model controls 

for floor area and volume. Specific assets of a house, like the presence of central heating, garage and 

garden, are expected to have a positive price effect. Neighbourhood measures associated with status, 

such as ethnical composition and population density, are expected to influence housing prices 

negatively, as amongst others has been shown by Rouwendal and Van der Straaten (2008). 
                                                 
12 Details are available upon request. 
13 When spatial dependencies are present, OLS estimates may yield biased or inefficient estimates (Anselin, 
1988). Spatial dependencies can affect hedonic pricing studies due to either structural relationships among the 
observations or due to the omission of spatially correlated explanatory variables that impact the spatial 
dependency among the error terms. We refrain from estimating a spatial lag or spatial error model for three 
reasons. The first is because of computational problems; computer capacity is equipped to process a sample of 
around 10,000 observations at its maximum. Furthermore, previous studies have failed to find compelling 
qualitative differences between hedonic models with and without measures of spatial autocorrelation (Deaton 
and Hoehn, 2004). Finally, coefficients of the explanatory variables estimated by spatial autocorrelation models 
hardly differ from those obtained by OLS (see, for example, Neupane et al., 2007; Rouwendal and Van der 
Straaten, 2008). 
14 Our results may be biased due to a possibly negative correlation between distance to the industrial sites and 
distance to, for example, public goods provided in city centre. This problem becomes more severe in case many 
industrial sites are located at the urban fringe. This bias is likely to be limited in our case because (i) our sample 
comprises both inner-city industrial sites as well as fringe sites (e.g. greenfield sites), and (ii) we control in our 
empirical analysis for a range of characteristics of city-centres that may positively affect house prices, thus 
reducing the bias due to an omitted variable (viz. distance to ‘goods’ typically provided in city centres such as 
railway stations and employment).   
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Considering the distance to jobs, we hypothesize a positive effect on housing value. Decreased 

remoteness of households to areas of employment should reduce the costs of commuting and the 

associated savings will be capitalized into property values and potentially results in higher prices. 

Following Debrezion et al. (2006), we suppose that the effect of increasing distance to highway exits 

and railway stations on housing price is negative. Increased proximity causes positive effects in terms 

of accessibility which are assumed to exceed the negative effects concerned, like inherent traffic 

nuisance. Since the Randstad is the economic core region of the Netherlands, dwellings located in this 

region are hypothesized to sell at a higher price than dwellings in Noord-Brabant. The remainder of 

the variables which are associated with the perceived impact proceeding from present industrial sites 

on housing values, such as the size of the industrial site, and heavy sites compared with regular sites, 

are hypothesized to affect housing prices negatively.  

 

6. Empirical results 

 

6.1 Basic results  

The basic estimation results are shown in Table 1. The majority of the results are highly statistically 

significant (at a 1% significance level) and consistent with our hypotheses, including those for the 

distance-to-site dummies. Looking at the industrial site characteristics size and type of site, we see that 

the corresponding estimated parameters have a negative and positive sign, respectively. This confirms 

on the one hand our hypothesis that the larger an industrial site, the more inconvenience it generates. 

On the other hand, the effect of heavy sites on its direct vicinity has significantly less impact than 

regular sites, which is remarkable since the heavy-industry sites are defined as industrial sites which 

intend to establish highly undesirable effects in terms of environmental nuisance (see Section 4). A 

possible explanation for this unexpected finding is the relative small occurrence of sites denoted as 

‘heavy’ in our data set. It may also stem from an omitted variable bias (for example, lot sizes close to 

heavy sites being relatively large).  

 Considering distance, we find consistent with expectations that increased remoteness to 

industrial sites increases housing prices. Houses located within 250 metres from a site are predicted to 

sell at 14.9 per cent less than houses located beyond a distance of 2,250 metres from an industrial site 

(the reference group), ceteris paribus. The estimated relationship, employing the linear piecewise 

distance specification and a given set of characteristics, is shown in Figure 2. The figure illustrates the 

value of the representative property15 as a function of the distance-to-site dummy (keeping all other 

variables constant). 

  

 

                                                 
15 The representative property is defined as the hypothetical property for which all explanatory variables (viz. 
attributes of the property), except for the distance to the industrial site, are set at their respective means. 
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Table 1. Estimation results of the hedonic price function for the Randstad and Noord-Brabant in 2005 
using a piecewise specification of distance  

Variable      Coefficient   t-statistic 
   
Constant 9.649*** (260.4) 
   
Structural characteristics (Sk)   
Ln Floor area (m2) 0.391*** (29.1) 
Ln Volume (m3)  0.407*** (29.4) 
Free-standing 0.275*** (46.0) 
Semi-detached 0.128*** (27.4) 
Terraced –0.022*** (–7.0) 
Year of construction (<1906) –0.008* (–1.7) 
Year of construction (1906-1930) –0.086*** (–24.2) 
Year of construction (1931-1944) –0.126*** (–32.1) 
Year of construction (1945-1959) –0.157***  (–42.9) 
Year of construction (1960-1970) –0.175***  (–71.6) 
Year of construction (1971-1980) –0.155***  (–65.8) 
Year of construction (1981-1990) –0.099***  (–41.7) 
Central heating 0.081***  (21.9) 
Garage 0.094***  (36.0) 
Garden –0.000  (–0.0) 
   
Neighbourhood characteristics (Nl)   
Ethnical minorities (fraction population) –0.644*** (65.3) 
Ln Population-density (inhabitants per km2)  –0.021*** (–16.2) 
Ln Distance to 100,000 jobs (in metres) –0.096***  (–51.4) 
Ln Distance to highway exit (in metres) –0.019***  (–12.7) 
Ln Distance to railway station (in metres) –0.012***  (–13.0) 
Noord-Brabant regional dummy –0.137*** (–72.9) 
   
Industrial site characterises (Im)   
Ln Gross area of nearest industrial site –0.012*** (–19.1) 
Heavy industrial site dummy 0.117***  (30.6) 
   
Distance (Dn)   
0-250 –0.149*** (–21.4) 
250-500 –0.139*** (–20.1) 
500-750 –0.122*** (–17.5) 
750-1000 –0.109*** (–15.5) 
1000-1250 –0.103*** (–14.2) 
1250-1500 –0.087*** (–11.5) 
1500-1750 –0.051*** (–6.3) 
1750-2000 –0.034*** (–3.9) 
2000-2250 –0.004 (–0.4) 
   
Adjusted R2 0.774  
Number of observations 70,684  

Notes: The equations also contains month of sale (full estimation results are available upon request); White t-
values are given in parentheses;*** Significant at the 1% level;* Significant at the 10% level. 
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Figure 2. Transaction price gradient function for a representative property (piecewise specification of 
distance)  
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In Figure 2, the depicted pattern suggests that the partial relationship between distance to industrial 

site and housing prices can be represented by a logistic function. We therefore proceed by replacing 

the piecewise specification of distance with a logistic functional form of distance. More specifically, 

we estimate the following model using nonlinear squares (NLS):   
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where all variables are defined as in Equation (1). Due to the use of the logistic specification for 

distance, we obtain three estimated parameters, �1, �2 and �3, which characterize the partial 

relationship between distance and the housing price. It is expected, given the nature of the logistic 

function, that the relationship follows an ‘S-curve’: an exponential increase of transaction prices in the 

direct vicinity of an industrial site followed by an exponential decay. Adopting this more parsimonious 

functional form results in a reduction of parameters to be estimated, and hence an increase in degrees 

of freedom.  

The results of the estimation are presented in Table 2. Since the other estimated coefficients 

remain generally unchanged, we only report the outcomes referring to the effect of distance to an 

industrial site on housing prices.  
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Table 2. Estimation results of the hedonic price function for the Randstad and Noord-Brabant in 2005 
using a logistic specification of distance 

Variable      Coefficient     t-statistic 
   
Constant 9.506*** (261.7) 
   
Distance (Dj)   
η1 0.169*** (8.8) 

η2 –18.445*** (–10.7) 

η3 2.516*** (9.6) 
   
Adjusted R2 0.774   
Number of observations 70,684   

Notes: Only the estimation results referring to the effect of distance are reported (full estimation results are 
available upon request); White t-values are given in parentheses; *** Significant at the 1% level. 
 
 
The implications of the obtained estimates for the actual relationship between distance and housing 

prices can best be illustrated graphically (see Figure 3). It illustrates the value of the representative 

property16 given a change in the distance-to-site variable, holding the other variables constant.  

 
Figure 3. Transaction price gradient function for a representative property (logistic specification of 
distance)   
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The revealed shape of the curve in Figure 3 is in accordance with our expectations. It illustrates that 

the impact of negative externalities stemming from industrial sites are largely localized. Increasing 

remoteness leads to a gradually diminishing increase of housing prices. With reference to the 

                                                 
16 The representative property is defined as the hypothetical property for which all explanatory variables (viz. 
attributes of the property), except for the distance to the industrial site, are set at their respective means. 
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goodness-of-fit and the parsimony of the preceding models, examination of corresponding criteria 

does not point at one of the models being clearly preferred over the other17 However, given the 

advantages with respect to interpretation and presentation, we decide to use the more parsimonious 

model to elaborate upon the relationship between distance to industrial site and housing prices. 

A more detailed look at the logistic function of housing price with respect to the minimum 

distance to its nearest industrial site gives us more precise information about the nature of the distance-

decay of the negative externalities which stem from the industrial sites concerned. The partial 

relationship between housing prices and distance to nearest industrial site can be represented as: 
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The parameter �1 captures the maximum variation of housing prices as a function of distance to the 

nearest industrial site (see Figure 3). The relationship is upward sloping if 031 >⋅ηη . The point of 

inflection (viz. the distance at which the curve is steepest, and thus beyond which the effect of 

industrial site presence gradually diminishes) can be derived as: 
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The point of inflection thus decreases with increasing values of �3. In the case depicted in Figure 3, the 

point of inflection (Dj
*) is at 1,093 metres. Up to this distance, the housing prices are increasing at an 

increasing rate, whereas the housing prices are increasing at a decreasing rate beyond this distance. 

We refer to Appendix B for technical details.    

 

6.2 A more detailed look at industrial site size 

In view of the estimation results of Equation (5), we infer that the nature of the distance-decay of 

negative externalities stemming from industrial sites is largely localized. We have, amongst others, 

seen that the point of inflection is 1,093 metres. However, we have neglected the potential relevance 

of the interplay between the effect of distance and another relevant industrial site characteristic such as 

the gross area of the site.   

The value of the estimated coefficient of the gross area of the nearest industrial site, 

irrespective of which model we use, equals –0.012 (statistically significant at a 1% level). This implies 

                                                 
17 The adjusted R2 of both models is 0.774. The Aikake’s Information Criterion (AIC) for the distinguished 
models equals –0.251 for the piecewise model, and –0.250 for the logistic model. The model with a lower AIC is 
typically preferred.  
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that an increase of 1 per cent of the gross area of the nearest industrial site decreases housing price by 

0.012 per cent. However, it is plausible to contend that the effect of the increase of site area on 

housing prices modifies with increasing distance from the site concerned. We therefore allow for 

interaction effects between gross site area and distance to the nearest site. Interaction of these 

parameters with industrial site acreage will result in a change of the nature of the distance decay in that 

it becomes conditional on site acreage. Sequential regression model runs (NLS) for separate ‘site size-

distance’ interaction terms, and all three site size-distance interaction terms together, however, only 

yield statistically significant estimates (at a 5% level) for the model which controls for  

�1·LnGrossarea (�1) .18 This model is specified as follows, where all variables are defined as in 

Equation (5):  
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The results of the estimation are presented in Table 3. We only report the outcomes referring to the 

effects of site size, distance to an industrial site, and corresponding interaction effect on housing 

prices.  

 

Table 3. Estimation results of the hedonic price function for the Randstad and Noord-Brabant in 2005 
using a logistic specification of distance: the interaction effect between distance and industrial site 
size 

Variable      Coefficient     t-statistic 
   
Constant 9.511*** (261.7) 
   
Size of nearest industrial site   
Ln Gross area  –0.013 (15.6) 
   
Distance    
η1 0.147*** (7.5) 
η2 –17.700*** (–10.6) 
η3 2.419*** (9.4) 
   
Interaction distance and size   
φ1  0.008** (2.3) 
   
Adjusted R2 0.774   
Number of observations 70,684   

Notes: Only the estimation results referring to the (interaction) effects of distance are reported (full estimation 
results are available upon request); White t-values are given in parentheses; *** Significant at the 1% level; ** 
Significant at the 5% level. 
                                                 
18 The estimation results of the other models which are related to the interaction between site size and distance 
are available upon request to the authors. 
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The estimated interaction coefficient (�1) indicates that the effect of distance on housing prices, 

referring to the range, rises with increasing site size. In other words, an increase of 1 per cent gross 

area of the industrial site concerned elevates the accompanying distance effect with 0.008 per cent, 

ceteris paribus. This effect is illustrated graphically in Figure 4. We have depicted the price gradients 

of representative properties19 which nearest industrial site comprise a gross area of 1 hectare, 25 

hectares and 50 hectares, given a change in the distance-to-site variable. Besides that the overall price-

level of houses located near ‘small’ industrial sites exceeds the price level of ‘larger’ sites, we observe 

that the range or variation of the housing prices increases as the size of the nearest industrial site 

increases. Furthermore, the relationship between site size and distance to the site appears to be 

nonlinear, as the effect of site size with respect to distance has a relative large impact on housing price 

as it concerns the expansion of a relatively small site vis-à-vis the expansion of a relatively large site.  

 

Figure 4. Transaction price gradient functions for various representative properties for different site 
sizes (logistic specification of distance)    
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6.3 Robustness analysis  

The results so far show that the findings concerning the marginal effect of industrial site presence on 

housing prices, as measured by distance-to-site, are robust to the employed functional forms, viz. 

piecewise and logistic specification of distance. In accordance with our findings concerning goodness-

                                                 
19 The representative property is defined as the hypothetical property for which all explanatory variables (viz. 
attributes of the property), except for the distance to the industrial site, are set at their respective means. 
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of-fit and parsimony of the model (see Section 6.1); we prefer to use the logistic functional form. In 

order to test the robustness of our results, we have replicated the corresponding regression model 

employing different subsets of the original data, and finally, we have added municipality dummies to 

the basic model to examine whether the results are sensitive to potential unobserved local 

circumstances.  

First, we have conducted model runs for four different subsets comprising houses which are, 

respectively, located within 500, 1,000, 1,500 and 2,000 metres from the nearest industrial site.20 The 

regression estimates are strongly in line with the findings discussed before21: they confirm the lack of 

variation in housing prices within short distance from an industrial site, and conversely, expanding the 

sample sizes leads to a rise of housing prices variation across distance. The 500 metres and 1,000 

metres samples are characterized by insignificant estimates with respect to distance-to-site, whereas 

(highly) statistically significant results are found for the 1,500 and 2,000 samples. Accordingly, Figure 

5 shows that housing prices are slightly affected within the ranges of 500 metres and 1,000 metres, 

unlike housing prices within the ranges of 1,500 and 2,000 metres.  

 

Figure 5. Transaction price gradient functions for different representative properties (logistic 
specification of distance), based on various sub samples  
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An alternative analysis examines the sensitivity of the empirical results to regional specifications.  

Therefore, the transaction data has been divided into two sub samples, restricting the analysis to the 

                                                 
20 Sampling along the spatial dimensions concerned creates data sets consisting of the following number of 
observations: <500: N=27,711; <1,000: N=50,660; <1,500: N=62,485; <2,000: N=67,600.  
21 The remainder of the estimation results related to the sensitivity analyses are available upon request from the 
authors. 
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Randstad and Noord-Brabant, respectively.22 The model run for the Randstad subset yields 

coefficients which are fully consistent with the general findings, regarding sign as well as statistical 

significance of the estimated effects. However, the impact of industrial site presence on housing prices 

appears to be more pronounced in the Randstad region than in the entire area of examination, in the 

sense that housing prices are increasing at a faster rate as the distance to the nearest industrial site 

increases. For the sake of comprehensibility, these outcomes have been displayed graphically (see 

Figure 6). Conversely, the results for Noord-Brabant with regard to distance yield statistically 

insignificant outcomes. Displaying the corresponding transaction price gradient reveals a relationship 

between distance and housing price which exhibits a logarithmic form.23 In Noord-Brabant the effect 

of industrial site presence on housing prices is, apparently, manifested within relatively short distance 

of the site concerned. Beyond a distance of approximately 1,000 metres there is no discernible impact 

of distance to the closest site on the housing price level. This may be caused by the difference in 

regional housing markets.  

 

Figure 6. Transaction price gradient functions for different representative properties (logistic 
specification of distance), based on regional sub samples  
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Likewise, replicating the preceding regressions using the piecewise distance specification instead of 

                                                 
22 Sampling along the regional dimensions concerned creates data sets consisting of the following number of 
observations: Randstad:  N=51,689; Noord-Brabant: N=18,995. 
23 This has been confirmed by running an alternative regression (OLS) using the natural logarithm of distance. 
The regression yields statistically significant estimates of the log of distance (at a 1% significance level). 
Estimation results are available upon request of the authors. 
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the logistic distance specification yields consistent results, indicating that the employed model is 

sensitive to geographical considerations.24   

 Finally, estimating the basic model with inclusion of 219 municipality dummies, each 

corresponding to the municipality in which the dwelling concerned is located (taking the municipality 

of Amsterdam as reference group), yields outcomes which are qualitatively as well as quantitatatively 

comparable to those obatined with the basic logistic specification (see Table 4). Considering the 

estimated partial relationship between distance to industrial site and housing prices, the parameter �1, 

which captures the maximum variation of housing prices as a function of distance to the nearest 

industrial site, slightly increases from 0.169 to 0.186. Furthermore, by using Equation (7) the point of 

inflection equals 1,133 metres (instead of 1,093 metres). The remainder of the estimated coefficients 

are also consistent with the basic model estimates. Hence, we may infer that the revealed effect of 

distance-to-site on housing prices is robust in the sense that its nature is hardly affected by potential 

unobserved heterogeneity, stemming from specific local circumstances. 

 

Table 4. Estimation results of the hedonic price function for the Randstad and Noord-Brabant in 2005 
including municipality dummies  

Variable      Coefficient     t-statistic 
   
Constant 9.510*** (232.6) 
   
Distance (Dj)   
�1 0.186*** (2.7) 
�2 –13.006*** (–8.0) 
�3 1.653*** (5.8) 
   
Adjusted R2 0.839   
Number of observations 70,684   

Notes: Only the estimation results referring to the effect of distance are reported (full estimation results are 
available upon request); White t-values are given in parentheses; *** Significant at the 1% level. 
 

7. Conclusion  

The main aim of this paper is to study the impact of the presence of industrial sites on its direct 

vicinity. Applying a hedonic pricing model, we value the negative externalities generated by activities 

located on industrial sites in the Randstad region and the province of Noord-Brabant (both located in 

the Netherlands), in the year 2005. The effect of these negative externalities is proxied by estimation 

of the distance-decay of housing prices in the vicinity of industrial sites. In accordance with previous 

hedonic pricing studies, our results clearly show that the presence of an industrial site has a 

statistically significant negative effect on the value of residential properties: housing prices rise with 

increasing distance to its nearest industrial site. However, in contrast to previous hedonic pricing 

studies that we know of, we employ a logistic functional form to reveal the nature of the effect of 

                                                 
24 The estimation results related to the sensitivity analysis are available upon request to the authors. 
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distance-to-site on housing prices. This leads to a relationship between distance and residential 

property prices which is best described as ‘dichotomous’: relatively close to a site, negative 

externalities have a strong hampering effect on housing prices which convexly decreases up to a 

certain distance. Beyond this point, in our case 1,093 metres, the hampering effect on housing prices 

concavely decreases till it fades out with increasing distance. Furthermore, we find that the effect of 

site size intervenes with the effect of distance on housing price, in the sense that this interactive effect 

affects the maximum variation of the distance effect: the larger the site, the larger the range of houses 

which are affected by the presence of the industrial site concerned.  

Our outcomes demonstrate that the impact of negative externalities is largely localized, 

implying that the perception of the spatial quality of the neighbourhood is affected by the presence of 

an industrial site, and to a certain extent by the size of an industrial site. In addition, it may provide 

spatial planners more insight into setting zoning guidelines in order to decrease potential 

inconvenience stemming from industrial site. We have to be careful, however, in deriving inferences 

with regard to the latter, as our study only employs revealed preferences of house buyers in the 

vicinity. In view of this, we should take into account that our approach is sensitive to selectivity in 

willingness to accept a disamenity concerning residential location decisions. This may be manifested 

by underestimation of the distance-to-site effect within short distance of an industrial site. Our results, 

furthermore, neglect the preferences of other stakeholders, for instance employees of the firms located 

on the sites or the visitors of these firms, which may attach different values to the impact of industrial 

sites. Another possible shortcoming is the variation across regions. As we obtain substantial different 

parameters regarding the effects of distance on housing price for the Randstad and Noord-Brabant 

subsets, it reduces the general applicability of the method. This sensitivity with respect to regional 

demarcation may be of special importance for policymakers.  

Hence, the findings provide us insight into the extent of negative externalities involved with 

location of certain industrial activities on a specific site. The observed impacts address the notion of 

spatial quality of an industrial site. Despite some caveats, they provide useful information that can 

help prioritizing and assessing spatial planning approaches. 
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Appendix A. Definitions, sources and descriptive statistics (N=70,684) 
 Variable  Description Source25        Mean  Standard  

Deviation 
Price Transaction price in the year 2005 in euros NVM 254,522.33 141,377.12 
     
Structural characteristics     
Floor area Size of living area of the house (m2) 

 
NVM 120.24 49.51 

Volume Volume of the house (m3) 
 

NVM 353.28 220.34 

Free-standing Dummy variable: equals one if the house is 
free-standing  

NVM 0.08 0.27 

Semi-detached Dummy variable: equals one if the house is 
semi-detached 

NVM 0.10 0.31 

Terraced Dummy variable: equals one if the house is 
a terraced house 

NVM 0.46 0.50 

Apartment Dummy variable: equals one if the house is 
an apartment 

NVM 0.36 0.48 

Before 1906 Dummy variable: equals one if the house has 
been built before 1906 

NVM 0.06 0.24 

1906-1930 Dummy variable: equals one if the house has 
been built in the period 1906-1930 

NVM 0.14 0.34 

1931-1944 Dummy variable: equals one if the house has 
been built in the period 1931-1944 

NVM 0.09 0.28 

1945-1959 Dummy variable: equals one if the house has 
been built in the period 1945-1959 

NVM 0.08 0.26 

1960-1970 Dummy variable: equals one if the house has 
been built in the period 1960-1970 

NVM 0.15 0.36 

1971-1980 Dummy variable: equals one if the house has 
been built in the period 1971-1980 

NVM 0.15 0.36 

1981-1990 Dummy variable: equals one if the house has 
been built in the period 1981-1990 

NVM 0.14 0.35 

After 1990 Dummy variable: equals one if the house has 
been built after 1990 

NVM 0.20 0.40 

Central heating Dummy variable: equals one if the house has 
central heating 

NVM 0.92 0.27 

Garage Dummy variable: equals one if the house has 
a garage 

NVM 0.20 0.40 

Garden Dummy variable: equals one if the house has 
a garden 

NVM 0.56 0.50 

    
Neighbourhood characteristics    
Ethnical minorities Fraction of inhabitants of non-western origin 

in the ZIP-code area (4-digit) of the house 
CBS 0.12 0.11 

Population-density Number inhabitants per km2 in the postcode 
area (4-digit) of the house 

CBS 5,361.07 3,935.07 

Distance to highway exit Distance, by road, from the house to the 
nearest highway exit (in metres) 

NWB 3,993.81 2,548.18 

Distance to railway station Straight-line distance from the house to the 
nearest railway station (in metres) 

NS 3,142.00 3,279.79 

Job accessibility Minimum distance (circle radius) within 
which a total of 100,000 jobs can be reached 
(in metres) 

RPB/LS 8,492.26 4,511.54 

Noord-Brabant Dummy variable: equals one if the house is 
located in the province of Noord-Brabant 
 

NVM 0.27 0.44 

                                                 
25 CBS: Statistics Netherlands; IBIS: Dutch Industrial Sites Database; LS: Land Use Scanner NS: Dutch 
Railways; NVM: Dutch Association of Real Estate Agents; NWB: National Road Database; RPB; Netherlands 
Institute for Spatial Research. 
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 Variable                                Description Source     Mean       Standard   
Deviation 

Industrial site characteristics    
Distance to industrial site Straight-line distance from the house to the 

boundary of the nearest industrial site (in 
metres) 

IBIS 784.39 606.72 

Gross area Gross area of the nearest industrial site (in 
hectares) 
 

IBIS 34.02 58.45 

Regular industrial site Dummy variable: equals one if the nearest 
industrial site concerns a miscellaneous or 
high-tech site 

IBIS 0.93 0.27 

Heavy industrial site Dummy variable: equals one if the nearest 
industrial site concerns a heavy industry site, 
sea harbour or transport site 

IBIS 0.07 0.27 
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Appendix B. Characteristics of housing prices as a function of distance in the case of a logistic 

function 

 

We start from the basic function: 
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The first-order derivative of this function (F) with respect to distance (D) equals: 
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For 0 < Dj < Dj
*, F(Dj) is an increasing convex function of Dj, if 03 >η . For Dj

*< Dj < �, F(Dj) is an 

increasing concave function of Dj, if 03 >η .  





 

     Isn't this a work camp and not a jail? If so, then the workers are free to leave. And away from 

their families, with a lot of hard work, of course they will leave the work camp to eat, shop, 

drink, and do other activities.  So submitting a plan that doesn't take this into account is 

extremely unrealistic. And using this unrealistic plan as a basis for a permit and future 

development approvals is at the very least bad science.  

 

Chapter 18.60 CONDITIONAL USES  

18.60.010 Authorization to grant or deny conditional uses. Uses designated in this title as 

conditional uses may be permitted, enlarged, or otherwise altered upon authorization by 

the planning commission in accordance with the standards and procedures set forth in this 

chapter. Conditional uses are those which may be found appropriate, desirable, 

convenient, or necessary in the applicable district subject to the following standards:  

            (1) The use is found to be compatible with adjacent uses or may be made 

compatible through the imposition of conditions; and  

             (2) The location, size, and design are consistent with existing adjacent uses or other 

uses allowed outright in the same zone district; and 

             (3) The use will not have a significant traffic impact compared to existing adjacent 

uses or other uses allowed outright in the same zone district; 

 

           Another problem with the traffic study submitted by Evans and associates, is that 

they are comparing the traffic increase based on the difference between the maximum 

traffic allowed in am industrial zone, versus the impact this workers camp will have on 

the Simpson heights neighborhood and the bridge. 

        The statute above, says nothing about theoretically permitted traffic, but says, " 3) 

The use will not have a significant traffic impact compared to existing adjacent uses or 

other uses allowed outright in the same zone district; " 

        So, the Evans study does not much up with reality here. Yes, the Pierce property is 

zoned industrial. But, is hardly being used now. So comparing a maximum theoretical 

traffic in an industrial zone in the Evans traffic study, is misleading since traffic impact is 

not addressed this way as quoted above.      

Sent from my U.S. Cellular® Smartphone 

 

tel:18.60.010




 

       The following chapter, mentions a consistency with adjacent uses. In this case, the adjacent 

uses are a residential neighborhood, estuary, and natural wetlands, that are in an earthquake high 

risk area. 

 

    Also, the traffic impact study, as discussed above wasn't well done. For example,  I believe the 

traffic problem will be much larger, since the incentive of workers leaving for dinner or to 

unwind, isn't considered in the traffic study. How can these people be held in place, and not 

affect traffic on the highway, or not take shortcuts through Simpson Heights?  

 

     Isn't this a work camp and not a jail? If so, then the workers are free to leave. And away from 

their families, with a lot of hard work, of course they will leave the work camp to eat, shop, 

drink, and do other activities.  So submitting a plan that doesn't take this into account is 

extremely unrealistic. And using this unrealistic plan as a basis for a permit and future 

development approvals is at the very least bad science.  

_________________________________________ 

Chapter 18.60 CONDITIONAL USES  

18.60.010 Authorization to grant or deny conditional uses. Uses designated in this title as 

conditional uses may be permitted, enlarged, or otherwise altered upon authorization by the 

planning commission in accordance with the standards and procedures set forth in this chapter. 

Conditional uses are those which may be found appropriate, desirable, convenient, or necessary 

in the applicable district subject to the following standards:  

            (1) The use is found to be compatible with adjacent uses or may be made compatible 

through the imposition of conditions; and  

             (2) The location, size, and design are consistent with existing adjacent uses or other uses 

allowed outright in the same zone district; and 

             (3) The use will not have a significant traffic impact compared to existing adjacent uses 

or other uses allowed outright in the same zone district; 

_____________________________________________________ 

           Another problem with the traffic study submitted by Evans and associates, is that they are 

comparing the traffic increase based on the difference between the maximum traffic allowed in 

am industrial zone, versus the impact this workers camp will have on the Simpson heights 

neighborhood and the bridge. 

        The statute above, says nothing about theoretically permitted traffic, but says, " 3) The use 

will not have a significant traffic impact compared to existing adjacent uses or other uses 

allowed outright in the same zone district; " 
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        So, the Evans study does not much up with reality here. Yes, the Pierce property is zoned 

industrial. But, is hardly being used now. So comparing a maximum theoretical traffic in an 

industrial zone in the Evans traffic study, is misleading since traffic impact is not addressed this 

way as quoted above. 

         Additionally, I read about the different sites that were considered. It discusses which sites 

are best for Jordan cove, but what about whether the neighborhoods want the workers there?  

       I have concern about the lack of auxillary sevices to support the 20 percent increase in North 

Bend's population due to the work camp.  

     North Bend used to be staffed with 7 road crew workers, and had trouble with up-keeping the 

roads with that amount of people. Now we are down to only 2 road crew workers. With 2100 

more people using the North Bend streets, who will be footing this bill? 

           The North Bend Police Department team is composed of 16 sworn 

officers, 6  telecommunicators, and   2   civilian support staff, and reserve officers and 
volunteers.  

     It goes without saying that the more people there are, the more crime there is. So who will 
pay for the 20 percent increase need for police officers for North Bend?  

     I work as a pharmacy technician at Bay Area Hospital, and I have personally seen an increase 

in the amount of ER visits we have, as well as an increase in  the inpatient census. Our inpatient 

census more and more often reaches 100 patients in house. Although licensed to handle more 

patients than this, we do not have the staff or the bases to handle much more than 100.  So I don't 

believe we have the facilities, or staff to add 2100 more potential patients to our already high 

work volume.  

       I don't know what the root causes of what is to me a significant increase in the utilization of 

hospital services. In the last few years, my work load as the sole pharmacy technician on at night, 

has increased a lot. I hear from admitting that they are often busy, the ER nurses are often 

extremely busy, and many others that staff the graveyard shift at the hospital have mentioned 

how much busier they are. 

       Again, this leads to the question of how we think that we can support these 2100 more 

workers in the hospital?  What if there was an emergency from a construction accident. Is jordan 

cove going to pay to add on to the hospital so we have more rooms to help accommodate the 

increase in use due to the workers? 

      What will Jordan cove do to help recruit acute care nurses to this remote area? The hospital 

already has trouble getting enough nurses or doctors to provide medical care in this area. 

What about emergency preparedness? With an extra 2100 people near our neighborhood, how 

will we be able to escape if there is a natural disaster (tidal wave, etc). We will have 2100 people 



in our nearby proximity, and this will affect our chances of survival by delaying our escape in the 

event of a fire, earthquake, tidal wave,  or other natural disaster. 

Sent from my U.S. Cellular® Smartphone 





2)    Jordan Cove must consider all cumulative impacts on necessary sewer needs and sewage 

permits under local Sanitation Districts and under DEQ, and pay the full costs for 

necessary sewer hook-ups.   

3)    Jordan Cove must obtain all necessary DEQ permits needed for storm water discharges 

before construction of workforce housing units can begin. 

4)    Jordan Cove must obtain proof that all their necessary water needs and resources, 

including those required from the Coos Bay-North Bend Water Board, have been 

approved prior to their workforce housing construction. 

5)    Jordan Cove workforce housing must show complete compliance with all cumulative 

transportation infrastructure needs and impacts, including those required for parking, as 

determined by independent review and the Oregon Department of Transportation. 

6)    Jordan Cove must show that Archeological and Cultural Resource surveys have been 

completed by an independent archeologist in conjunction with the Tribes and the State 

Historic Preservation Office (SHPO), with a clear plan to protect even unknown Cultural 

Resources that may be discovered. 

7)    Prior to commencement of construction the applicant shall provide the Planning 

Department with proof that their workforce housing construction plans are in compliance 

with the requirements of the Federal Aviation Association (FAA), the Oregon 

Department of Aviation (ODA), the Coos County Airport District, the Oregon 

Department of Transportation (ODOT), the Oregon Department of State Lands (DSL), 

the Army Corps of Engineers, the Department of Environmental Quality (DEQ), the 

Department of Geology and Mineral Industries (DOGAMI), the Federal Emergency 

Management Agency (FEMA), the Federal Energy Regulatory Commission (FERC), 

and/or any other state or federal agencies that may be required under local, state and 

federal regulation. 

8)    Jordan Cove must show proof that their building standards will meet seismic 

requirements of the projected Cascadia Subduction earthquake and also tsunami and 

floodplain requirements. 

9)    Jordan Cove must have a viable State and Federal approved Safety and Security Plan 

and Emergency Response /Evacuation Plan should a natural hazard, fire or other event 

occur that would require evacuation of their workforce housing facility. 

10) Jordan Cove must provide sufficient financial resources to the City to cover the 

cumulative cost of their workforce housing project on local police, fire departments, 

power grids, schools, health departments, medical facilities, road departments, etc, as 

determined by the City and an independent citizens review board. 

11) Noise generated by the construction and operation of the Workforce Housing and its 

tenants shall not exceed applicable state noise standards.  In addition, the applicant shall 



not make excessive noise between the hours of 6 p.m. and 6 a.m. for the months 

November through March and between the hours of 9 p.m. and 6 a.m. for the months of 

April through October. 

12) In order to insure that the cumulative impacts of the project on surrounding properties 

including those of residents and other businesses are fully being considered,  Jordan Cove 

must provide an Ombudsman resource for citizens and surrounding residents in case 

project impacts become destructive and/or out of compliance. 

13) Jordan Cove must provide insurance and/or a bond to insure that properties are 

maintained and/or decommissioned properly when needed.  The bond should be 

sufficient enough to cover the full cost to decommission the entire site after Construction 

is over with.    

Sincerely,  

 

Kathryn McIntyre  

 

p.s.- after the planning meeting I was very discouraged, due to the fact there appeared to be 

so much bias in the proceeding. Attorney Seth mentioned three or more times that you 

had already approved an earlier permit of the work camp. Which seemed irrelevant, but 

just a means to interject bias, and push the committee to do the same again.   

      A man that sat on the commision, two over from the far right, whispered a lot, and we 

were unable to hear what he was saying. The woman who sat dead center corrected his 

mumbling saying his comments were only relevant if this project goes forward. So he'd 

already decided without even listening to or considering our concerns.  

     This was disheartening.  Because that kind of comments combined with the limiting our 

right to speak to 5 minutes, while the applicant side was not limited to any time frame, 

make it seem like Mr. Lillebo's comment was on point. We're we all wasting our time 

when you had already made up your mind anyways. But then weren't  we entitled to be 

heard? Isn't that what LUBA said when they remanded the decision?   

      So I would hope and expect that this process will at least involve the reading and 

consideration of what we have said.  

Sent from my U.S. Cellular® Smartphone 

calendar:T1:6%20p.m.
calendar:T1:6%20a.m.
calendar:T1:9%20p.m.
calendar:T1:6%20a.m.








 

 

To:  North Bend City Planning Commission 
RE:  CUP 4-15 
 
Please add the following to public comments on this application 
 
 
10.12.170 Exceptions in case of large-scale development. 
The planning commission may modify the standards and requirements of this 
chapter if the subdivision plat compromises a complete neighborhood unit, a 
large-scale shopping center, or a planned industrial area. The planning 
commission shall determine that such modifications are not detrimental to 
the public health, safety and welfare, and that adequate provision is made 

within the development for traffic circulation, open space, and other 
features that may be required in the public interest. (Ord. 1919 § 17, 

2004) (Emphasis added) 
 
 

As a licensed clinical social worker, I am seriously concerned about the negative impact of the 
proposed work camp on public health, safety, and welfare not only on the citizenry of North Bend 
neighborhoods adjacent to the work camp, but the negative impact on the community as a whole 
including surrounding areas of Coos County.  I propose that to assess the total impact of the 
worker camp as if it were an isolated project separate from the JCEP in its entirety is insufficient.  
I request that the North Bend City Planning Commission review as part of the application and 
conditional use proposal, all relevant documents submitted by the applicant related to other parts 
of the project as well as related public testimony.  At the least, the following comments address 
the missing pieces of a full conditional use application for the work camp (even in isolation). 
 

Comment:   
According to the U.S. Department of Health and Human Services Health Resources and Service 

Administration, Coos Bay/North Bend is a Primary Care Health Professional Shortage Area and is a 

Medically Underserved Area/Population.  The applicant has not addressed this issue as it pertains 

specifically to the work camp and its impact on the the existing medical facilities in Coos County 

which are currently inadequate to handle an influx of non-local workers.  Moving forward with a 

conditional use approval ignores any significant adverse effects on medical facilities and disregards 

the current shortage of medical, dental, and mental health professionals in the area and the impact 

on PUBLIC HEALTH.  

 

It was noted in public comments for the import facility in 2012 that the the presence of an LNG 

terminal in an area having difficulty recruiting physicians as it is, would make Coos County a less 

desirable place to live and further negatively impact recruitment of qualified health professionals.  

This was not addressed by the applicant nor its impact on health care in the area. 

 

In addition, the Department of Health and Human Services Office of Emergency Medical Services 

reports there are no hospitals in the region impacted by the proposed JCP/PCP including the worker 

camp with a Trauma Level Rating higher than III.   OEMS describes one of the primary functions 

of Level III and IV designated facilities as to arrange transfers to facilities that can provide 

definitive trauma care.  Detailed descriptions of the limitations of trauma care available within the 

vicinity of the proposed JCP and work camp and the ramifications of this to the public welfare 

including that of the workers need to be included in an adequate conditional use application. 

   

It bears mentioning that the hospital closest to the proposed JCP and work camp, Bay Area 

Hospital, has 129 beds and only a Trauma Level III designation.  Further, BAH is located on the 



 

 

opposite side of the McCullough Bridge from the proposed facility and if the bridge were 

compromised, access would be as well.  Also located on the south side of the bridge from the 

proposed facility with an approximate traveling distance of 25-30 miles each are 2 hospitals with 

Level IV Trauma Care and a total of 44 beds.  The hospital north of the facility is approximately 26 

miles distant and has 16 beds with no trauma level designation.  The distance, location and trauma 

designation of these facilities as well as current use statistics are not addressed by the applicant and 

need to be as part of the conditional use application due to the potential detriment to the public 

health and safety of workers and the public  

 

The implication that a “Safety and Security Plan” including training on-site personnel in first aid 

and CPR is sufficient to ameliorate the hazards to the workers and the public in both construction 

and operation phases  fails to responsibly address the potential need for medical care in the event of 

an accident.  Further, the safety and ability to treat either workers or the public due to injuries 

related to the proposed JCP need to be more fully addressed.  Also, not addressed is an evacuation 

plan for the neighborhood and the worker camp in the event of a catastrophic event as both are 

located in the tsunami inundation zone. 

 

I request that the conditional use application be revised to add a careful analysis of the impact of the 

project on an already strained medical delivery system in Coos County including the lack of  Level 

I and II trauma care facilities.     Additionally, a clear, detailed plan of how emergency care services 

would be provided in the event of a major incident potentially involving the over 16,000 people 

residing within Zones of Concern 1, 2, and 3 needs to be included with special emphasis on serving 

the residents of the work camp and the Simpson Heights neighborhood.  

 

Impact on Property Values 

 

Part of preserving the public welfare and the charge of the NB Planning Commission is to make 

decisions relative to maintaining property values.  The LNG facility and its sister projects including 

the worker camp become part of a group of noxious facility types.  A study needs to be conducted 

using sales profiles of consumers currently purchasing or selling property in the areas impacted by 

the worker camp and its sister projects. 

 

According to a document prepared for the DOE regarding accurate analysis of noxious facilities on 

property values, psychometric studies indicate that the US population is averse to living near 

noxious facilities.  Contingent valuation and hedonic studies find that the net economic impacts of 

proximity to noxious facilities are generally negative and often substantial.  This information is not 

addressed by the applicant in relation to the worker camp and its sister projects.  The key to 

predicting perception-based impacts lies in combining psychometric and hedonic methods. The 

reliability of psychometric measures as indicators of aversive stimuli that precipitate economic 

impacts can be empirically tested. To test the robustness of the findings, alternative estimation 

methods can be employed in the hedonic analysis. Contingent valuation methods can confirm the 

results. 

 

In order to be adequate, I ask that the application be amended to include a study using a predictive 

model of perception-based impacts and identify the data and methods needed to implement it as part 

of the scoping process.   Without a reliable and current study of the public perceptions of the 

proposed JCP project an worker camp as described, the current application is insufficient and does 

not accurately predict the impact of the proposed facility and camp on property values. 

 

The North Bend area, especially that nearest to the proposed JCP and the area across the bay is 

particularly desirable as residential property because of its proximity to the bay and the views. 



 

 

All of these functions are negatively impacted by proximity to a noxious facility and/or work camp.  

I ask that the Planning Commission require the applicant to address this issue using state-of-the-art 

surveys and study methods directly involving the people in the area as this is the only way for the 

analysis to be accurate.  “Overall, the welfare losses to changing the status quo in these matters are 

incurred by the original residents, not by the in-migrants.”  The Commission has a responsibility to 

insure the welfare of the current residents.  An exact description of these potential losses needs to 

be clearly outlined for the application to be complete.  With that said, there is also information 

lacking on the analysis of out-migration as a result of the proposed facility and its impact on the 

community.  This needs to be included for the application to be adequate. 

 

According to a study on the effect of power plants on local housing values and rents by Lucas W. 

Davis (May 2010), “across specifications the results indicate 3-7 percent decreases in housing 

values and rents within two miles of plants with the semiparametric estimates suggesting somewhat 

larger decreases within one mile. In addition, there is evidence of taste-based sorting with 

neighborhoods near plants experiencing statistically significant decreases in mean household 

income, educational attainment, and the proportion of homes that is owner occupied.” 

 

Because the project includes a power plant, specific information about the impact of such a facility 

on property values and other environmental impacts need to be addressed, particularly as relates to 

the potential for negatively changing the socioeconomic demographics of an area.  Stating that 

impacts are “relatively” small because plants tended to be opened in locations where the population 

density is low is misleading because part of the attraction of the area impacted which contributes to 

higher property values is the lower population density. 

 

Without addressing this, the application as it stands is misleading and incomplete regarding impact 

on property values and the rental housing market.   Reducing the socioeconomic status of an area 

near a noxious facility including the worker camp also impacts environmental justice whereby 

people of lower income may be forced by the changing market to locate in these areas. This needs 

to be addressed as well for the application to be complete in addressing impacts to public health, 

safety, and welfare.  

 

Environmental Justice and Public Welfare 

 

Comment:   
Regarding National Response to Emergency, there are three main definitions out there from federal 

and other agencies, the definition used in the National Response Framework (NRF) is as 

follows:Populations whose members may have additional needs before, during, and after an 

incident in functional areas, including but not limited to: maintaining independence, 

communication, transportation, supervision, and medical care. Individuals in need of additional 

response assistance may include those who have disabilities; who live in institutionalized settings; 

who are elderly; who are children; who are from diverse cultures; who have limited English 

proficiency or are non-English speaking; or who are transportation disadvantaged.   

The Comprehensive Preparedness Guide (CPG) 301, Emergency Management Planning Guide for 

Special Needs Populations Federal Emergency Management Agency and DHS Office for Civil 

Rights and Civil Liberties:  This definition is the same as the NRF.   

 

A second definition is put forth by the US Department of Health and Human Services, At Risk, 

Behavioral Health, and Human Services Coordination (ABC) are using the following definition: 

 

Before, during, and after an incident, members of at-risk populations may have additional needs in 

one or more of the following functional areas: communication, medical care, maintaining 

independence, supervision, and transportation. In addition to those individuals specifically 



 

 

recognized as at-risk in the Pandemic and All-Hazards Preparedness Act (i.e., children, senior 

citizens, and pregnant women), individuals who may need additional response assistance include 

those who have disabilities, live in institutionalized settings, are from diverse cultures, have limited 

English proficiency or are non-English speaking, are transportation disadvantaged, have chronic 

medical disorders, and have pharmacological dependency. 

The third definition by the Association of State and Territorial Health Officials (ASTHO) is similar 

to the one adopted by ABC, but adds in additional factors to consider such as economic 

disadvantage and a lack of a support system. 

In order to be complete and in the interest of environmental justice,  I ask that the conditional use 

application include an emergency response plan that specifically addresses the functional areas and 

additional needs of at-risk populations defined by the U.S. Department of Health and Human 

Services before, during, and after an incident.  The groupings and percentages of these at-risk 

populations in the areas impacted by the proposed JCP and work camp  need to be expanded to 

include all categories identified as having special needs as described above.   

These at-risk populations described above are further compromised and potentially affected in 

terms of access to regular health care services by an influx of temporary workers and their families 

in an area already identified as medically underserved by the federal government.  In order to be 

sufficient, I ask that the application include a mitigation plan to address this impact. 

The applicant needs to identify at risk populations in the buffer zone of the proposed JCP and 

worker camp.     At the least the applicant can apply the known percentages of the at risk 

populations identified in the U.S. census and create a plan accordingly. (For example, the 

percentage of seniors is defined as over 21% for the region and is greater than the state average, 

therefore a plan could be developed based on this percentage of the population in the buffer zone 

with percentages applied for creating appropriate emergency management plans for other at risk 

populations accordingly) This needs to occur for the conditional use application to be complete in 

addressing impact on public health, safety, and welfare. 

 

Children’s Health and Safety  

 

Comment: 

According to a memorandum from the U.S.  Environmental Protection Agency,  sent by Susan 

Broom, Director,  Office of Federal Activities and Peter Grevatt, Director, Office of Children’s 

Health Promotion:   “Executive Order 13045, “Protection of Children from Environmental Health 

Risks and Safety Risks” (April, 1997) directs Federal agencies, to the extent permitted by law and 

appropriate, to make it a high priority to identify and assess environmental health and safety risks 

that may disproportionately affect children ad to ensure that policies, programs, activities, and 

standards address disproportionate risks to children that result from environmental health or safety 

risks. 

 

It is well documented that children are more susceptible to many environmental factors that are 

commonly encountered in project reviews including exposure to mobile source air pollution, 

particulate matter from construction or diesel emission and lead and other heavy metals present in 

construction and demolition debris.  We recommend that an analysis of potential impacts to 

children be included in the conditional use application to determine if disproportionate impacts on 

children caused by the proposed action are reasonably foreseeable.  The worker camp construction 



 

 

and operation in close proximity to a residential neighborhood and city park makes this an 

imperative piece of a complete and thorough application.  Childhood exposures at each life stage, 

including those experienced via pregnant and nursing women, are relevant and should be 

considered when addressing health and safety risks for children. 

 

We recommend that the conditional use application asses children’s potential exposures and 

susceptibilities to the pollutants of concern, including the following: 

Identification of the pollutants and sources of concern, Exposure assessment, Baseline health 

conditions, Impacts from Air Pollutant Emissions, Respiratory Impacts/Asthma, Noise impacts, 

Impacts Regarding Obesity Factors, especially impacts on accessibility of parks, green spaces, and 

recreation areas, potential impacts to the food and water supplies of traditional life-ways of tribal 

children, Air Quality Impacts from Non-Mobile Source Emissions, especially adverse impacts due 

to increased emissions from power plants, impacts from Mobile Source Air Pollutant Emissions 

including exposure from project construction and operations including significant increases in 

traffic which impact safety, projects which introduce significant new vehicle and truck traffic on 

roads near residential neighborhoods and areas where children are likely to be present, Impacts 

from Other Chemical or Physical Exposures such as pesticide application, demolition etc., Projects 

that could bring children into contact with soils that could be contaminated.” 

 

The current application fails to address the special risks to children’s health and safety in the 

aforementioned areas and I ask that it be amended to do so in order to be considered adequate. 

The zones of concern identified for the entire JCP include 6 schools and well-over 3,000 children.  

These numbers do not include Southwestern Oregon Community College which is located in Zone 

of Concern 3 and has a Family Center on site which provides day care to 30 toddlers.  Both the 

proposed Jordan Cove Project and worker camp create environmental hazards to children that have 

not been sufficiently evaluated, for example, the application of pesticides in areas susceptible to 

pesticide drift. Nor nor does it evaluate the health risks during the building phase sufficiently. The 

construction zones and the noise from the proposed JCP and worker camp will be within proximity 

of schools and day care centers (as well as residential areas) and the impact of this on children has 

not been addressed. 

 

There has been public testimony by physicians regarding the negative impact to children due to the 

changes in the air quality because of the proposed project, yet, the applicant has not seen fit to 

evaluate these hazards to vulnerable populations (children, in this case).  For example, studies on 

the impact of residential proximity to potential environmental hazards on cardiovascular, 

respiratory and chronic illness are not sufficiently represented.   Without this analysis and 

information, the conditional use application is incomplete and I ask that this information be 

included.  The direct, indirect as well as the cumulative impacts of these issues during the duration 

of the building, operational, and decommission phases of the project must be evaluated for the 

application to be considered complete. 

 

Of additional concern, is the impact on the health of the disproportionate number of seniors 

currently living in the area which is also not addressed adequately by the applicant.   

 

 

Closing: 

Thank you for this opportunity to offer written testimony in addition to the oral testimony offered at 

the public hearing to address issues related to public health, safety, and welfare impacted by the 

proposed worker camp.  Just a reminder that part of my public testimony included the proviso 

required by my real estate broker that real estate sales in the area include mention on disclosure 

statements of the proposed siting of a noxious facility in our region and its impact on property 
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prepared, thus it should be JCEP's responsibility to educate this workforce and provide 
for evacuation and the aftermath. That plan should not be at the expense of North Bend 
residents, because it is obvious their health and safety will hang in the balance with 
2100 people in such a concentrated area of our city. 

All of this is a matter of conscience which is laid-out in the above 18.04.020. Lawyers 
often want someone who decides these issues to check their common sense and 
knowledge at the door, when in truth that is the very essence needed to make an 
intelligent decision. The "Basis and Purpose" was written for a reason, and certainly 
there is no other permit ever issued that needed that reason more. JCEP is the largest 
such project that has been proposed in Oregon. There is a definite correlation to this 
workers-camp, because indeed for a full 4 years, it will change living conditions in North 
Bend. It will affect everyone here every day, therefore making it the biggest thing 
happening here for those years. I ask that you take your time, measure the effects, and 
base your decision or any conditions on the above mentioned criteria of the code. 

Thank you for your time and attention and your service to our community. 
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