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Summary 

The City of Sumner, Washington is considering the potential impacts of an asphalt hot-mix batch plant as 

an additional use on a site in the city that currently accommodates a concrete batching plant and a 

gravel mining operation. To inform decision-making, the City has sought to develop three reports to 

understand the effects of the project: a Health Impact Assessment, an analysis of increases in car and 

truck traffic, and an overall economic impact assessment. The evaluation of health and traffic impacts 

have been completed, and this report is intended to provide guidance about the economic effects of the 

project. 

As part of this evaluation of economic impacts of the proposed asphalt batch plant, we have identified 

the following: 

▪ The primary economic impacts of this project are likely to be related to property prices. The 

effects of this project on direct municipal tax revenue, local employment, travel times, and 

additional commercial activity in the city are likely to be minor given the anticipated scale of 

the project. If there are any significant economic impacts, they will likely be linked to property 

prices. 

▪ The property price impacts related to general health effects and traffic impacts are likely to be 

minor. The Health Impact Assessment developed by the Tacoma–Pierce County Department of 

Health, the Washington Department of Health, and the City of Sumner indicates that only nominal 

off-site impacts to human health are likely from the type of asphalt plants that could be 

accommodated on the Corliss Resources site. Similarly, the Transpo Group memo provided to 

the City of Sumner about increased traffic due to site activities from a new asphalt plant 

suggests that there would be few significant effects. Because of this, property price impacts 

would not be linked to these types of impacts in the community. 

▪ Assessments of property prices suggest that impacts to property prices are unlikely. Examining 

both assessed values of single-family housing in the City of Sumner and single-family sale prices 

close to seven different asphalt plants in the region suggests that there is no identifiable effect 

of proximity to asphalt plants on property values in the market. While smaller effects may be 

possible, and one plant in the region did show some effect, these effects would appear to be 

small and potentially masked by other characteristics in the local environment. 
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Overview 

The City of Sumner, WA is considering the potential impacts of an asphalt hot-mix batch plant as an 

additional use on a site in the city that currently accommodates a concrete batching plant and a gravel 

mining operation. Due to concerns about the potential impacts of asphalt production, the City has 

commissioned three reports on the impacts of an asphalt hot-mix batch plant on the surrounding area: 

▪ A health impact assessment on the effects of the plant on the health outcomes of the surrounding 

population in the city. 

▪ A traffic analysis of the effects of new car and truck trips resulting from the use. 

▪ An economic impact analysis to evaluate the effects of the new plant on the local real estate 

market. 

This report provides an economic analysis for the project, focusing on the effect on surrounding properties 

due to asphalt production on the site. This includes the following: 

▪ A review of background information for the project, including a description of the site and 

surrounding area. 

▪ An evaluation of existing reports and other literature about the property price impacts of 

comparable industrial and resource uses. 

▪ An analysis of local conditions, including local housing characteristics and demographics. 

▪ A comparison of pricing data based on available data on local and regional residential property 

sales. 

▪ A summary of conclusions from this work, including quantified conclusions about the likely overall 

effects in the market. 

Although the objective of this report is to identify likely impacts on real estate, this work is intended to 

provide a broad evaluation of effects from available sources and data. This evaluation is not intended as 

an appraisal for individual properties, and any estimates of price impacts applied to individual 

properties should be reviewed and confirmed with a licensed appraiser.  
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Background 

SITE LOCATION 

This analysis considers the potential market impacts of developing an asphalt hot-mix batch plant on the 

existing Corliss Resources gravel mining site at 16805 64th Street E. The site currently houses a concrete 

batch plant along with an active gravel quarry operation. The current permitted mining area is 240 

acres. The site location is bordered on the west by Sumner Tapps Highway E, on the south by SR-410, 

and extends beyond the City of Sumner into Pierce County.  

To the north and east the overall property is bordered by residential and undeveloped lots within the 

Pierce County unincorporated growth area. The site includes steep, heavily wooded west-facing slopes of 

up to approximately 630 feet with an average gradient of 32%. The topography within the remainder 

of the site location is relatively level and graded. Salmon Creek runs diagonally through the southwest of 

the site. 

 

Exhibit 1. Study Site. 

 

Source: Pierce County, 2020; Google, 2020; BERK, 2020.  



 

 

DRAFT January 2020 | Sumner Asphalt Plant Real Estate Analysis 3 

 

The concrete batch plant is located on the west side of the site adjacent to Sumner Tapps Highway E 

while the gravel quarry is located on the eastern side of the property on top of the west-facing slope. A 

location for the proposed asphalt batch plant has not yet been identified. However, a logical location for 

the plant would be in the south-eastern corner of the site near the end of 64th Street E at the base of the 

west-facing slope. A plant in this location would likely include a setback of at least 750 to 1,000 feet 

from Sumner Tapps Highway E, however, final site planning has not been completed. 

SITE ACCESS 

Primary regional access to the site area is provided by SR-410 through the 166th Avenue E exit. The 

166th Avenue E exit is about 200 feet to 64th Street E, which provides direct site access. Improvements to 

the 166th Avenue E/Sumner Tapps Highway corridor are planned at key intersections through the 166th 

Avenue E/SR-410 Interchange improvement project. 

A traffic analysis completed for the City in December 2019 forecasted no new significant traffic 

operations impacts in locating an asphalt batch plant at the proposed site location.  

NEIGHBORHOOD 

The site is located within the East Sumner Neighborhood zone which primarily consists of commercial 

properties, mostly concentrated along and between the 64th Street E and 60th Street E corridors. Also 

located in this area is a regional YMCA, the largest community and recreation center in the area. A 

commercial center is also located directly south of the site, across SR-410.  

The northeastern corner of the East Sumner Neighborhood zone primarily consists of low-density single-

family residential units on both sides of 60th Street E, west of Sumner Tapps Highway E. Further west of 

the East Sumner Neighborhood zone is a large concentration of single-family homes, along with small 

concentrations of multi-family units including a development of townhomes and an apartment complex. 

Also located in this area is Rainier View Park, a 2-acre City park with a variety of amenities.  

CITY ZONING AND LAND USE 

The City of Sumner’s current zoning map and relationship to the existing asphalt batch plant and the 

conceptual location of the potential asphalt batch plant are shown on Exhibit 2. 
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Exhibit 2. City of Sumner Zoning and Plant Locations. 

 

Source: City of Sumner 2020; Pierce County GIS, 2020; BERK, 2020 
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SUMMARY OF POTENTIAL HEALTH IMPACTS 

Key findings from the Health Impact Assessment noted previously include the following1: 

Air Quality 

▪ Types of air pollutant emissions. Asphalt plants generally emit a wide range of pollutants 

stemming from asphalt fumes including particulate matter, sulfur dioxide, carbon monoxide, and 

oxides of nitrogen. These are mitigated through regulation of site activities and on-site emissions 

from manufacturing. 

▪ Emissions of odors. Nuisance odors have been noted by residents near asphalt plants beyond the 

distance where emissions are identified as having adverse health impacts. 

▪ Distance of air quality impacts. According to Department of Ecology modeling, the maximum impact 

of emissions occurs 122 feet from the source. Typically, there is 150 feet from a property boundary 

to an emitting source, which mitigates the effect of these emissions to surrounding properties. 

▪ Variation in impacts. The area around the plant that may be at risk of overexposure would vary 

based on time of day or year, prevailing winds, topography, etc. Depending on time of year, 

prevailing winds in the area are from west, southwest, and south pushing emissions east, northeast, 

and north. As noted previously, areas immediately east, northeast, and north of the site primarily 

consist of the current mining area or undeveloped lots.  

Noise, Light, and Vibration 

▪ General health effects of noise pollution. In general, noise pollution can lead to adverse 

cardiovascular heart problems and increased blood pressure. 

▪ Insufficient data on noise, light, and vibration impacts from asphalt plants. The health impacts of 

the noise, light, and vibration emanating from asphalt plants are not well researched, but there is no 

substantiated link to health impacts in surrounding areas in the literature. 

Water Quality 

▪ Possible increase in soil and water pollution on-site. A limited body of research suggests that 

asphalt plants may increase some pollutants in soils at or near the production site. However, there is 

no evidence that on-site contamination of soil or water has community health effects. 

▪ No identified potential for groundwater contamination. There is little association between asphalt 

production and groundwater contamination.  

 

 

 
1 Frederickson, et al. (2020). "Asphalt Production Policy Health Impact Assessment. Tacoma–Pierce County Department of 
Health, City of Sumner, and Washington Department of Health. 
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▪ Possible impacts to aquifer recharge areas. Critical aquifer recharge areas as defined by Pierce 

County, creeks, and wells are within the vicinity of properties considered for re-zone. The impacts of 

water pollution on these resources will depend strongly on mitigation measures provided on site. 

Job Creation and Tax Generation 

▪ Impacts to business tax receipts. The City of Sumner has no business and occupation taxes that 

would be applicable for this development, meaning that increased activities on the site would only 

yield business and occupation taxes to the State. It is not likely that these facilities provide for retail 

sales on-site, meaning that the asphalt production would not provide taxable sales either. 

▪ Increases in property taxes. Additional development on the site that increases the improvement 

value of the property will increase property taxes remitted to the City. The final increase will be 

based on the valuation of these improvements. 

▪ New employment. Asphalt plants on average provide about 20-25 permanent FTE jobs, with 

possible additional activity in the community related to support businesses and economic activity from 

on-site employees. 

SUMMARY OF POTENTIAL TRAFFIC IMPACTS 

The traffic analysis considered two locations, the location described above at 16805 64th Street E and a 

location at the City Transfer, Inc. Site at 2720 E Valley Highway E.2 At both locations, the analysis found 

the following: 

▪ Low expected trip generation from the site. Based on 2040 forecasts, the plant is estimated to 

generate less than 1% of total entering vehicles at major surrounding intersections around the 16805 

64th Street E location. This is due in part to the increase in truck traffic from the site as well as traffic 

from employees during peak hours. 

▪ No significant traffic impacts expected. Based on existing and future 2035/2040 traffic analysis, 

increases in intersection delays at the locations examined are projected to be minimal or remain 

generally the same. 

IMPLICATIONS OF EXISTING REPORTS FOR LOCAL ECONOMIC IMPACTS 

Based on the site context and the findings from previous reports, economic impacts from the proposed 

asphalt batch plant should consider the following: 

▪ Direct increases in tax revenue received will be nominal. As there is no local business and 

occupation tax aside from taxes on utilities, the City of Sumner will primarily see increases in revenue 

through property taxes on the new site improvements. However, this increase is likely to be small; 

City property tax revenue received from assessed improvements related to the current concrete 

 

 

 
2 Transpo Group (2019). “Sumner Asphalt Batch Plan – Traffic Analysis.” Memo to Eric Mendenhall and Michael Kosa, 
December 19, 2019. 
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batch plant amounted to less than $5,000 in 2019. Therefore, an individual asphalt batch plant of 

comparable scale would not yield a significant increase in taxes for the City. 

▪ Projected changes in traffic are likely to have little economic impact. Given the magnitude of 

projected changes in passenger vehicle and truck traffic from the traffic analysis, it is very unlikely 

that a strong economic effect will be recognized from the increased travel times. Although there may 

be a cumulative effect, other recent development has likely made comparable or greater 

contributions. 

▪ Effects from on-site air emissions will be dependent on distance from the facility. Information 

about the effects of air emissions indicate that the greatest effects will be over short distances (about 

150 feet). While there may be some effects over a broader area, such as odor, more serious effects 

from air pollutants are likely to be confined to the site and may be managed through buffering and 

mitigation on the property. 

▪ Other pollutants may have effects, but these impacts are likely confined to the site with proper 

mitigation. Although there are possible effects of pollutants on soil and water related to asphalt 

production, these releases would also be managed through mitigation, and would likely only affect 

the site itself. While there may be concerns about aquifer recharge areas, asphalt production is not 

strongly linked with groundwater contamination. 

▪ The most significant component of off-site economic effects would be tied to nuisances from site 

activities. Due to the lack of significant effects likely from other elements, the greatest potential 

impacts would likely be related to decreases in property price values from nuisances such as odor, 

noise, light, and vibration. Note, however, that the presence of an existing concrete batch facility on 

the site, as well as SR 410 to the south, may suggest that certain nuisance effects are already 

factored into the pricing of surrounding real estate. 
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Review of Previous Studies 

OVERVIEW 

The literature on the real estate impacts of land use activities on surrounding property prices is extensive 

and established in the urban economics literature. Generally, the economic basis of this approach involves 

evaluating the “willingness to pay” in the market for housing characteristics: a house that would allow a 

faster commute, for example, or one that is larger or has access to greater recreational amenities. This 

also applies for undesirable characteristics too. For one, a buyer might only be willing to pay less for a 

house that is impacted by a nuisance, such as a loud train or traffic congestion. 

Overall, the results from “hedonic price modeling”, a statistical analysis comparing these characteristics to 

property sale prices, is generally assumed to identify the aggregate willingness to pay for certain 

housing characteristics in the market (or the willingness to avoid characteristics such as odor or other 

nuisances). The magnitude of the effects on property prices may be influenced by other factors as well, 

such as the scarcity of the amenity and its perceived value. However, these implicit prices of 

characteristics are often reported as the effects of these characteristics on housing prices in the market. 

Other sources have been used to identify the economic impacts of undesirable uses in local areas. 

Methods used can range from other statistical methods to assess real estate characteristics such as pricing, 

to discrete surveys and comparative methods used on a sample of respondents to get expressed values 

for willingness to pay. 

FINDINGS 

As part of our work, we reviewed several studies to highlight potential impacts on real estate pricing and 

dynamics and bracket the likely effects of a new asphalt batch plant on residential property values. 

Interpretation of these results needs to consider that: 

▪ The perceived impacts of the asphalt batch plant are likely focused on nuisances, as health effects 

are not likely off-site given proper mitigation as required by regulation. 

▪ New nuisances from this site will primarily be odor, as impacts from vibration, light, and noise would 

also be present from SR 410 and the existing concrete batch plant, and on-site mitigation may 

control for other impacts. 

▪ While the effects of odor will likely be related to distance, the effective distance for odor effects 

will likely vary based on local conditions such as wind direction. 

Generally, the studies indicated a moderate effect, even with chemical plants that would likely have 

greater off-site impacts than asphalt batch plants.  

There are a wide number of studies in the literature that have reviewed linkages between housing prices 

and different environmental impacts. Several examples relevant to this case include the following: 

▪ Pollutant emissions and health effects. A nationwide study by Currie et al. published in 2015 

evaluated housing prices near facilities registered with the EPA Toxic Releases Inventory (TRI) to 

determine if there was an effect on property prices within 1 mile associated with these facilities 

opening and closing. The results suggested that within ½ mile there was a statistically significant 

reduction of 10–11% on average due to a plant opening, but no statistically significant effect due to 
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plant closures. Note in this case that facilities reporting to TRI can range significantly by pollutant 

type and amounts and include a range of possible facilities and pollutants. Additionally, only three 

asphalt plants in the state reported to the TRI in 2018, which did not include any in the Puget Sound 

area.3 

▪ Power plants. A study by Davis published in 2011 used US Census data at the microdata scale to 

evaluate a model for housing values and rents within US neighborhoods where power plants were 

opened in the 1990s. The results suggested that within a 2-mile radius, housing values decreased by 

4–7%, with slight decreases in mean household income, educational attainment, and percent owner-

occupied housing. Alternate models suggest that these effects may be higher at closer distances, and 

may be related to the size of the facility.4  

▪ Odor from landfills. Discussions of the impacts specifically of odor on property values are rare, as 

air quality studies typically focus on particulate matter, ozone, and other pollutants. This is typically 

because odor can be harder to measure. One focus of examination in this area has typically been 

with landfills, which are often tied to odor, traffic, and aesthetic impacts on surrounding 

neighborhoods. Examining earlier studies, Ready (2005) highlighted that while large landfills 

decreased property prices by about 13% for adjacent parcels, diminishing by about 6% per mile, 

lower-volume landfills only decreased property values by a maximum of about 3%, and up to 28% 

of these smaller landfills had no statistical impact.5 

▪ Odor from agriculture. Another subject of studies on the impacts of odor on property value has 

involved agricultural livestock operations. Herriges et al. (2005) showed that residential properties 

downwind from moderately sized livestock facilities in Iowa have price reductions ranging from 6–

26% depending on distance and wind direction, but that larger facilities had no similar impact.6 

Palmquist et. al (1997) showed that large-scale hog operations in North Carolina caused a reduction 

in price of up to 9% based on distance and the intensity of operations in the local area.7 

▪ Noise from traffic. Previous studies that have examined noise and its impacts on property prices 

have focused most often on noise from transportation linked with transit, airports, and streets. This 

research has often been done to support the use of sound barriers and other buffers around major 

highways. Nelson (2007) highlights the outcomes of multiple studies, showing that across different 

 

 

 
3 Currie, J., Davis, L., Greenstone, M., Walker, R. (2015) Environmental Health Risks and Housing Values: Evidence from 1,600 
Toxic Plant Openings and Closings. American Economic Review 105(2): 678–709. 
4 Davis, L. (2011) The Effect of Power Plants on Local Housing Values and Rents. The Review of Economics and Statistics 93(4): 
1391–1402. 
5 Ready, R.C. (2010) Do Landfills Always Depress Nearby Property Values?. Journal of Real Estate Research 32(3): 321–339. 
6 Herriges, J.A., Secchi, S., Babcock, B.A. (2005) Living with Hogs in Iowa: The Impact of Livestock Facilities on Rural Residential 
Property Values, Land Economics 81: 530–545. 
7 Palmquist, R.B., Roka, F.M., Vukina, T. (1997) Hog Operations, Environmental Effects, and Residential Property Values. Land 
Economics 73(1): 114–124. 
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models, identified price impacts for noise are approximately 0.7–0.9% per dB over ambient for 

aircraft noise, and 0.5–0.6% per dB over ambient for traffic noise.8  

▪ Other studies. A non-peer-reviewed study by the Blue Ridge Defense League published in 2002 

purports that residential property values decreased by an average of 27% around the Maymead 

Materials asphalt plant in Pineola, North Carolina, highlighting declines in assessed value for parcels 

up to 3,200 feet from the plant. However, drawing conclusions from this analysis is questionable. It 

only includes assessed value and not actual sale prices of properties. Additionally, it only uses 

properties with lower values in the calculation of the average. This does not provide comparisons 

with other properties to control for other factors, which is a standard part of this type of analysis. 

Therefore, the results of this study should not be taken as strong evidence of the effects of asphalt 

plants. 9  

These sources indicate the following: 

▪ Although larger facilities have been linked to statistically significant property price changes, 

these effects are related to more intensive impacts than likely found with this project. There are 

many previous studies that have modeled price effects related to large emitters of pollutants as well 

as activities with significant nuisance effects such as landfills and agricultural operations. These larger 

and more intensive uses have been shown to have a strong effect on the market value of property. 

However, these facilities have impacts that are more intense than the likely development to be 

proposed for this site. Unless it were to provide odors, noise, health, or aesthetic impacts comparable 

to the scale of other activities studied, results from these studies provide a likely ceiling of effects on 

local pricing. Additionally, there may not be significant effects if the final impacts on the local 

environment are relatively small. 

▪ Other current and future sources of nuisances in this area will also play a role in overall 

property prices. Although there may be undesirable nuisances from this site, it can be complicated to 

distinguish their effects from other sources. Light, noise, vibration, and aesthetic impacts are also 

likely linked to traffic on SR 410 and activities at the Corliss concrete facility. Ongoing aggregate 

mining activities approved through the mining reclamation plan will also result in site clearcutting and 

changes in topography, which may impact the aesthetics of the site in the future. Separating the final 

impacts will be a challenge. 

▪ Final impacts may be related to the success of mitigating the impacts of the facility. The final 

assessment of the impacts to property values will be strongly dependent on the final configuration 

and regulation of the facility. The final impacts may be dependent on ensuring proper screening, 

minimizing or mitigating point source and off-gas emissions, and providing assurances about the 

environmental effects to the community.  

 

 

 
8 Nelson J.P. (2008) Hedonic Property Value Studies of Transportation Noise: Aircraft and Road Traffic. In: Baranzini A., 
Ramirez J., Schaerer C., Thalmann P. (eds) Hedonic Methods in Housing Markets. Springer, New York, NY 
9 Blue Ridge Environmental Defense League. (2002) Pineola Property Study Shows Adverse Impacts from Asphalt Plant. 
http://www.bredl.org/air/maymead_propertystudy.htm. Accessed December 2019. 

http://www.bredl.org/air/maymead_propertystudy.htm
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Analysis 

OVERVIEW 

From our initial review, changes in residential property values would likely be the largest overall 

economic impact in Sumner. However, a precise assessment of future effects is challenging for several 

reasons: 

▪ No proposed design. The current design of the asphalt plan is unknown, and while general impacts 

can be identified the final effects of the plant will depend on the characteristics of the actual 

development. This may include the level of mitigation provided, as well as the effectiveness of 

regulation, expected operations, the period of operation, and reclamation planning post-closure. 

▪ Impacts from existing nuisances. Nuisances from the existing concrete plant, traffic noise and 

pollution from SR 410, and other potential impacts in the area may provide similar price effects in 

the surrounding neighborhood. Therefore, it may be unclear what the additional effects an asphalt 

plant would provide above those uses. 

▪ Influence of environmental conditions on impacts. Given that much of the identified effect will be 

related to odor, local wind patterns, topography, and other factors may provide a different 

distribution of effects across the area. 

▪ Limited data. Providing a detailed property price model to isolate these types of effects typically 

requires a large sales dataset. For a community the size of Sumner, this sales data set may be too 

small to find the effects of this type of impact. 

However, other analysis may be useful to characterize some of the concerns about asphalt plants in the 

area. In particular, the presence of an existing asphalt plant in Sumner at the Miles Resources site can 

provide some indication about potential effects of a new plant. To this end, we provide the following to 

help characterize the likely impacts of a new asphalt plant on housing values: 

▪ A general assessment of housing and demographic characteristics in Sumner, both close to the 

existing Miles Resource asphalt plant and to the proposed site. 

▪ An analysis of the local context, including valuations from property tax assessments, characteristics of 

available housing, and other local statistics.  

▪ Comparable assessments for other locations of asphalt plants in the region to highlight trends in the 

relationship between housing prices and proximity to these types of potential nuisances. 

These assessments can provide a general sense of the expected impact in the surrounding area and can 

highlight potential concerns about the possible effects of a new project on the subject site. The results will 

be used to draw base conclusions about likely impacts. 
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HOUSING CHARACTERISTICS 

The following maps demonstrate the distribution of key characteristics of the housing market: 

▪ Exhibit 3 presents the type and distribution of housing in the city and surrounding area, including 

single-family housing, multi-family units, mobile homes, and mobile home parks.   

▪ Exhibit 4 highlights market sales of housing between 2014 and 2019. These include all sales 

recorded by Pierce County made with instruments typically associated with market transactions. 

▪ Exhibit 5 indicates the location of permits for new housing construction, including both single- and 

multi-family construction. 

Initial highlights from these exhibits include the following: 

▪ The characteristics of housing around the existing asphalt plant in Sumner can highlight likely 

effects in the local market. The presence of an existing asphalt plant close to a residential 

neighborhood can highlight whether there are significant and notable effects associated with 

nuisances from these activities. As this plant has been in place since the 1990s, any effects it may 

have on the local real estate market should be included in pricing. 

▪ There is a greater focus on commercial development within ½ mile of the proposed asphalt 

plant. Although there are some residential properties close to the proposed asphalt plant, the 

surrounding area that would be impacted close to the Corliss Resources site primarily includes 

commercial properties, as shown in the zoning map provided in Exhibit 2. Unlike the existing plant, 

fewer housing units are located within proximity of the proposed site. 

▪ There are no clear patterns with the distribution of sales or new development. In examining the 

distributions of residential sales in the city, sales of housing close to the existing asphalt plant do not 

appear to be less frequent. Similarly, new single-family development has also been occurring here, 

with 12 out of 108 single-family residential building permits since 2013 issued for new projects 

within ½-mile of the asphalt plant. 
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Exhibit 3. City of Sumner Housing and Asphalt Plant Location. 

 

Source: City of Sumner 2020; Pierce County GIS, 2020; BERK, 2020 
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Exhibit 4. City of Sumner Single- and Multi-family Housing Sales and Asphalt Plant Location. 

 

Source: City of Sumner 2020; Pierce County GIS, 2020; BERK, 2020 
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Exhibit 5. City of Sumner Housing Building Permits and Asphalt Plant Location. 

 

Source: City of Sumner 2020; Pierce County GIS, 2020; BERK, 2020 
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Characteristics of Housing Close to the Existing Asphalt Plant 

One approach to determine whether there would be an effect on housing prices resulting from a new 

asphalt plant is to identify whether there are any clear trends associated with the current asphalt plant in 

the city. Exhibit 6 shows the assessed value per square foot for single-family residential homes in Sumner 

that are within two miles of the existing Miles Resources plant. These types of properties were reviewed 

specifically because they are the most common type of real estate transaction, and this information can 

support the evaluation of actual prices of property that is explored in a later section. Note that outliers 

below $100 per square foot were excluded from this graph, but do not have a significant impact on 

trends.  

Controlling specifically for housing unit size, there does not appear to be a clear trend in the valuation of 

housing over the distance to the existing asphalt plant from this data. Across different functional forms, 

there is no direct statistical relationship, with an R-squared value below 0.01 in all cases.  

 

Exhibit 6. Assessed Value Per Square Foot versus Distance from Existing Sumner Plant. 

 

Source: Pierce County Assessor-Treasurer, 2020; BERK, 2020. 
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Among other housing characteristics of interest, the age and general depreciation of housing units in the 

city is also of interest in thinking about the dynamics of the housing market. Exhibit 7 provides histograms 

of the age of housing in the city, divided between mobile homes, single-family housing, and multi-family 

units. These distributions highlights that a significant amount of multifamily housing is older and more 

depreciated in the residential areas within ½-mile of the existing asphalt plant, with an effective age of 

30–40 years. While there was some single-family housing added or remodeled recently, the multifamily 

housing stock is still dominated by this older product. 

Overall, these charts highlight the following: 

▪ There is no observed relationship between assessed value and proximity to the existing Sumner 

asphalt plant. Although an overall assessment of actual property prices is presented in a later 

section, tax assessment data can show strong relationships between property value and 

characteristics of local housing products. Based on an evaluation of trends in this dataset, however, 

there is no clear evidence that proximity to the asphalt plant results in negative impacts to assessed 

value. 

▪ Perceived impacts in price may be due to other factors, such as smaller lots and housing 

formats, and depreciation in housing. Although there are no strong impacts to price linked with 

proximity to the asphalt plant in Sumner, actual and perceived effects in this neighborhood could be 

related to other characteristics of the neighborhood. Although there has been significant investment in 

the neighborhood within the last 20 years, there are older and more depreciated multi-family units, 

and a notable proportion of the total stock is likely still in need of rehabilitation and repair. 
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Exhibit 7. Adjusted Age of Housing Units in Sumner. 

 

Source: Pierce County Assessor-Treasurer, 2020; BERK, 2020. 
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DEMOGRAPHICS 

In addition to examining the general characteristics of housing, the demographics of the residents living 

closest to the existing asphalt plant can highlight important characteristics about housing dynamics.  

Exhibit 8 highlights estimates of current demographics in three distinct areas: locations within ½-mile of 

the current asphalt plant, locations between ½ and 1 mile of the plant, and the City of Sumner overall. 

These statistics highlight several key themes to understand the housing dynamics in the city as they pertain 

to the areas closest to the asphalt plant. Although the statistics for areas between ½ and 1 mile of the 

plant seem very similar to the City as a whole, the residents closest to the plant seem to be distinct. While 

there are no significant changes in the proportion of families, the population of this area has other distinct 

differences: 

▪ Household incomes are lower on average. 

▪ There is a greater proportion of renters in this area 

▪ There are more people per household on average. 

▪ A higher proportion of population reports as non-white and as Hispanic. 

This highlights that this area close to the industrial district and within ½ mile of the existing asphalt plant 

includes a significant amount of the affordable housing stock in the city. However, most of these units 

were constructed in the 1960s through the 1980s and are well-positioned to be affordable for lower-

income households given their age and obsolescence.  

Although there have been no new multifamily projects in the areas closest to the Miles Resources asphalt 

plant since Sumner Square North in 2008, only two projects have been completed to date in Sumner since 

2010 (Aster Townhomes in 2016 and The Main in 2019), with a third in development (Parker Street 

Townhomes). However, there has been interest in the area for new single-family development, with 15 

out of 144 new single-family homes built in Sumner since 2010 located in this area. 

Overall, the area close to the asphalt plant includes a significant amount of the naturally occurring 

affordable housing units available in Sumner. These units predate the presence of the asphalt plant, and 

their affordability is likely due to the depreciation of these units versus their location close to the plant. 

Depending on future market conditions, this area may also experience future gentrification, especially if 

local market demand for new multifamily residential development increases. 
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Exhibit 8. Population and Demographics for Sumner and Areas Close to Existing Asphalt Plant. 

  
Within ½ mile 

of plant 

Between ½ 
and  

1 mile of plant 

City of 
Sumner 

2019 Population       

Total Population 1,771 4,563 10,120 

Households 715 1,968 4,302 

Families 436 1,208 2,618 

Percent Families 61.0% 61.4% 60.9% 

Average Household Size 2.47 2.32 2.40 

Median Age 32.2 39.0 39.3 

Percent Households Renting 61.7% 43.1% 48.3% 

Income and Employment    

Median Income $49,413 $72,046 $80,167 

Average Income  $68,357 $88,305 $97,741 

Per Capita Income  $26,805 $36,998 $40,488 

Population <100% Poverty Rate, 2012–16 16.1% 12.6% 13.9% 

Race and Ethnicity    

White Alone 79.3% 84.5% 84.6% 

Black Alone 1.6% 1.3% 1.4% 

American Indian Alone 1.4% 1.3% 1.2% 

Asian Alone 2.0% 2.7% 2.7% 

Pacific Islander Alone 0.6% 0.6% 0.6% 

Some Other Race Alone 8.5% 4.4% 4.5% 

Two or More Races 6.5% 5.2% 5.1% 

Hispanic Origin (any race) 18.9% 13.1% 13.2% 

Source: ESRI, 2020; BERK, 2020 
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COMPARATIVE HOUSING PRICE ANALYSIS 

The final examination of potential property price impacts involved an examination of the effects that 

proximity to asphalt plants have on actual sale prices of single-family homes. Exhibit 9 provides the 

location of seven plants in the region that produce asphalt mix: 

▪ Auburn (ICON Materials). 

▪ Covington (Lakeside Industries; note that there are plans to move this facility to Maple Valley) 

▪ Issaquah (Lakeside Industries). 

▪ Kenmore (Kenmore Asphalt Products). 

▪ Monroe (Lakeside Industries). 

▪ Sumner (Miles Resources). 

▪ Snohomish County just outside of Woodinville (Cadman, Inc.) 

For this analysis, log-linear hedonic price models were used to compare how sale prices varied over a 

two-mile radius from the asphalt production facilities at these plants. Property tax assessment data was 

acquired from King, Pierce, and Snohomish Counties, which included information both about the sale itself 

and the characteristics of the property. Based on the comparable information available across the three 

counties, each model included the following variables: 

▪ The size of the housing lot in square feet (the natural logarithm of this value was used). 

▪ The size of the living area in the house in square feet (the natural logarithm of this value was used). 

▪ The age of the house (given the complexity of the relationship between age and housing value, the 

square and cube of the age was also used). 

▪ The number of bathrooms in the house. 

▪ The distance to the nearest asphalt plant, in feet. 

▪ The year in which the house was sold (with 2015 as the base year). 

▪ Whether the house was located close to a waterfront, specifically within 1,000 feet of Lake 

Washington, Lake Sammamish, or Lake Tapps. 

Additionally, the assessment also included fixed effects based on the city and county the house was 

located in. These variables are added to take into consideration the differences in property taxes, 

services, and other characteristics between different jurisdictions. 

While a two-mile radius is relatively small for a price model, it allows for the evaluation of the likely 

effects of a nuisance with a declining effect over distance. By confining this model to a small area, this 

also compensates for neighborhood- and submarket-level effects, and minimizes the potential effects of a 

larger set of variable on the results. 
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Exhibit 9. Location of Regional Asphalt Plants Assessed. 

 

Source: Google, 2020; BERK, 2020. 
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A table with the fitted model parameters is provided in Exhibit 10. The parameter showing the effects of 

distance from asphalt plants on housing prices is highlighted in this table. The asterisks next to each 

parameter shows the significance of each variable, with a p-value of 0.01 or less (with three asterisks) 

indicating that the parameter is strongly linked to housing prices, and no asterisks suggesting that there is 

no relationship in this model. 

An important note with these results is that the models developed are specifically intended to explore 

whether there are strong price signals associated with asphalt batch plants. These results should not be 

interpreted as an appraisal of individual properties, and  

These results show the following: 

▪ In six out of seven communities, including Sumner, there is no strong relationship between 

housing prices and asphalt plants. This model as demonstrated shows that for all facilities except 

for the Auburn plant, there is no clear relationship between housing prices and proximity to an 

asphalt plant. Given that the nuisance from odor with an asphalt plant would be expected to decline 

with distance, these results suggest that there is no strong correlation in these cases when considering 

other factors that can impact housing prices. 

▪ The price model for the Auburn asphalt mixing facility north of Sumner does demonstrate a 

relationship between proximity to the plant and housing price. From the model results for the 

Auburn plant, there is a demonstrated relationship between distance and housing prices. The 

coefficient value of 1.12×10-5 in this model means that for every additional 1,000 feet of distance 

between the plant and a house, prices would be expected to increase by about 1.1%. While there 

may be other reasons for this, such as an uneven distribution of different housing types between 

existing homes close to the plant and new housing in Lakeland Hills, this could point to some potential 

effects.  

▪ Generally, there is no strong price signal in the single-family residential real estate market 

associated with asphalt plants. The results generally show that there are no strong price signals 

associated with these plants on the surrounding real estate market. Although the Auburn plant does 

reflect a case where distance from a plant is correlated to pricing, this effect is not consistent across 

the other examples.   

▪ These results are dependent on final project designs. Although the results from these models 

highlight the general effects of asphalt plants on housing prices, the final effect on the market itself 

will be strongly related to the final design. The development of any future asphalt plant should focus 

on mitigation to minimize the potential nuisances to the surrounding neighborhood to the greatest 

extent possible, and ongoing efforts to monitor these types of developments in the future will be 

important to ensuring that any possible effects on housing are minimized. 
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Exhibit 10. Comparative Hedonic Price Models for Housing Close to Asphalt Plants in the Region. 

  

 
 *** significant at the p=0.01 level 
 ** significant at the p=0.05 level 
 * significant at the p=0.10 level 

 
Source: BERK, 2020. 
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Findings and Conclusions 

Based on an assessment of available literature, existing reports, and available data on property 

characteristics and sales, there is no strong evidence that asphalt plants influence property values. 

However, we do note that the literature highlights cases where other uses with significant nuisances such 

as garbage dumps or large-scale manufacturing may present clear effects on prices in the market. Our 

analysis has focused primarily on single-family detached housing formats given the availability of data; 

although there may be slightly different effects with mobile homes and multi-family rentals, it is very 

likely that these effects are consistent across the whole market. 

Other key points from this study include the following: 

▪ The primary economic impacts of this project focused on the impacts of nuisance, as other 

effects were deemed to be nominal. The effects of this project on direct municipal tax revenue, 

local employment, travel times, and additional commercial activity in the city are likely to be 

minor given the anticipated scale of the project. The Health Impact Assessment developed by the 

Tacoma–Pierce County Department of Health, the Washington Department of Health, and the City of 

Sumner, and the Transpo Group memo that assessed the potential for impacts to traffic from site 

activities also suggested that these impacts would be minor as well. Given these factors, the 

impacts of other types of nuisance are likely to be the biggest economic impact to the 

community.  

▪ An evaluation of asphalt plants across the region suggest that the linkage between asphalt 

plants and housing prices may be weak and possibly confounded with other factors. Examining 

single-family housing sale prices close to seven different asphalt plants in the region suggests 

that there is no identifiable effect of proximity to asphalt plants on property values in the 

market. While smaller effects may be possible, and one plant in the region did show some 

effect, these impacts would appear to be small overall, and potentially masked by other 

characteristics of the local environment. 

▪ These results are based on conjecture about the size, scale, and activities of the facility. As noted 

previously, these results are strongly dependent on the final design and capacity used for a future 

asphalt plant. A facility with significantly greater capacity and a higher potential for significant off-

site impacts could change the findings of this report. Working with the landowner to mitigate any 

impacts is strongly recommended to minimize any potential risk, and further exploration may be 

helpful if the scale of the project is larger than expected in this analysis. 
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