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Does Hazardous Waste Matter? Evidence from the Housing Market
and the Superfund Program

Summary

Approximately $30 billion (2000$) has been spent on Superfund clean-ups of hazardous
waste sites, and remediation efforts are incomplete at roughly half of the 1,500
Superfund sites. This study estimates the effect of Superfund clean-ups on local housing
price appreciation. We compare housing price growth in the areas surrounding the first
400 hazardous waste sites to be cleaned up through the Superfund program to the areas
surrounding the 290 sites that narrowly missed qualifying for these clean-ups. We
cannot reject that the clean-ups had no effect on local housing price growth, nearly two
decades after these sites became eligible for them. This finding is robust to a series of
specification checks, including the application of a quasi-experimental regression
discontinuity design based on knowledge of the selection rule. Overall, the preferred
estimates suggest that the benefits of Superfund clean-ups as measured through the
housing market are substantially lower than the $43 million mean cost of Superfund
clean-ups.
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Introduction

The estimation of individuals’ valuations of environmental amenities with revealed preference
methods has been an active area of research for more than three decades. Numerous theoretical models
outlining revealed preference methods to recover economically well defined measures of willingness to
pay have been developed. In principle, these methods can be used in a variety of settings, including
housing markets, recreational choices, health outcomes, and the consumption of goods designed to protect
individuals against adverse environmentally-induced outcomes.' The application of these approaches,
however, is often accompanied by seemingly valid concerns about misspecification that undermine the
credibility of any findings. Consequently, many are skeptical that markets can be used to determine
individuals’ valuation of environmental amenities. Further, the increasing reliance on stated preference
techniques to value environmental amenities is surely related to dissatisfaction with the performance of
revealed preference techniques. >

Hazardous waste sites are an example of an environmental disamenity that provokes great public
concern. The 1980 Comprehensive Environmental Response, Compensation, and Liability Act, which
became known as Superfund, aims to address this concern. The Act gave the EPA the right to initiate
remedial clean-ups at sites where a release or significant threat of a release of a hazardous substance
poses an imminent and substantial danger to public welfare and the environment. Since the passage of the
Superfund legislation, more than 1,500 sites have been placed on the National Priorities List (NPL),
qualifying those sites for federally financed remediation. As of 2000, approximately $30 billion (2000$)
has been spent on clean-ups, and remediation efforts are incomplete at roughly half of the sites. Despite
these past and future expenditures, there has not been a systematic accounting of the benefits of
Superfund clean-ups of hazardous waste sites. As a result, Superfund is a controversial program.”’

This paper estimates the effect of Superfund sponsored clean-ups of hazardous waste sites on

! See Freeman (2003) and Champ, Boyle, and Brown (2003) for reviews.

? See Hanemann (1994)) and Diamond and Hausman (1994) for discussions of stated preference techniques.

3 In March 1995 in Congressional testimony, Katherine Probst of Resources for the Future said, “Although the
program has been in existence for over 14 years, we still know very little about the benefits of site cleanup or about
the associated costs.” At the same hearing, John Shanahan of the Heritage Foundation said, “Superfund...is widely
regarded as a wasteful and ineffective program in dire need of substantive reform.”



housing price appreciation in areas surrounding the sites. The empirical challenge is that the evolution of
housing prices proximate to the Superfund sites in the absence of the clean-ups is unknown. The
development of a valid counterfactual is likely to be especially challenging, because the sites assigned to
the NPL are the most polluted ones in the US. Thus, it seems reasonable to assume that prices in these
areas are determined by a different process than prices in the remainder of the country for reasons
unrelated to the clean-ups. For example, what would have happened to housing prices in Love Canal, NY,
in the absence of the famous clean-up there?

To solve this problem, we implement a quasi-experiment based on knowledge of the selection
rule that the EPA used to develop the first NPL. Nearly 15,000 sites were referred to the EPA as potential
NPL sites in 1980-1, but the EPA’s budget could only accommodate 400 clean-ups. Consequently, they
initially winnowed the list to the 690 worst sites and then developed the Hazardous Ranking System
(HRS). The HRS was used to assign each site a score from 0 to 100 based on the risk it posed, with 100
being the most dangerous. The EPA placed the 400 sites with HRS scores exceeding 28.5 on the initial
NPL in 1983, making them eligible for Superfund remedial clean-ups.

Our empirical strategy exploits this selection process by focusing on the areas surrounding the
690 hazardous waste sites that were finalists for the initial NPL. We compare the evolution of residential
property values in the areas near sites that had initial HRS scores exceeding 28.5 to the areas proximate to
sites that had HRS scores below the 28.5 threshold. The assumption is that the evolution of housing
prices in the areas surrounding the sites with scores below 28.5 form a valid counterfactual for price
appreciation in areas near sites with HRS scores above the threshold. We also implement a quasi-
experimental regression discontinuity design (Cook and Campbell 1979) to focus the comparisons in the
“neighborhood” of the cut-off.

The implementation of this HRS based research design suggests that the placement of a
hazardous waste site on the NPL is associated with economically small and statistically indistinguishable
from zero gains in residential property values. This finding holds whether the growth in housing prices is
measured 7 or 17 years after the sites’ placement on the NP. Moreover, it is robust to a variety of

specification checks, including the regression discontinuity approach. The validity of these results is
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further supported by the finding that observable ex-ante determinants of housing price appreciation are
well balanced among census tracts containing sites with HRS scores above and below 28.5, especially
near the cut-off. Overall, these findings suggest that the mean benefits of a Superfund clean-up as
measured through the housing market are substantially lower than the $43 million mean cost of a
Superfund clean-up.

A few other results from the HRS research design are noteworthy. There is little evidence that a
site’s placement on the NPL causes an immediate decline in rental rates or housing prices, which
undermines the popular stigma hypothesis (e.g., Harris 1999). Additionally, we cannot reject that the
clean-ups fail to cause changes in the fractions of minorities, children or other demographic
characteristics of the population in the areas surrounding the sites.” Finally, there is modest evidence that
the clean-ups are associated with population increases in the census tracts containing the sites.

The conventional hedonic approach uses ordinary least squares to estimate the effect of a site’s
placement on the NPL on housing price appreciation. The basis of this approach is a comparison of the
areas surrounding NPL sites with the remainder of the US. In contrast to the HRS research design, the
conventional approach produces estimates that suggest that gains in property values exceed the mean
costs of clean-up. However, these regressions also produce a number of puzzling results that undermine
confidence in the approach’s validity. Further, the ex-ante determinants of changes in housing prices
differ dramatically between areas surrounding NPL sites and the rest of the country. These latter findings
underscore the importance of the HRS research design as a potential solution to the misspecification
problems that have plagued the conventional implementation of the hedonic approach in other settings
and appear to undermine it here.

In addition to the availability of the HRS research design, this study has two other appealing
features. First to conduct the study, we assembled the most comprehensive data file ever compiled by the

EPA or other researchers on the Superfund program and its effects. The resulting database has

* See Banzhaf and Walsh (2005) and Cameron and McConnaha (2005) for evidence of migration induced by
environmental changes in other contexts.



information on all Superfund hazardous waste sites, the sites that narrowly missed placement on the initial
NPL, and census-tract level housing prices for 1980, 1990, and 2000. The data file also contains a wealth
of information about the hazardous waste sites, including their precise location, HRS scores, expected and
actual (when remediation is complete) costs of clean-up, size in acres, and dates they achieved various
milestones (including completion of remediation). Consequently, this study is a substantial departure
from the previous Superfund/hazardous waste site hedonic literature, which is entirely comprised of
examinations of a single site or handful of them.’

Second, we utilize consumers’ reveled preferences and assume that they transmit their valuations
of the clean-ups through the housing market. If the housing market is operating correctly, price changes
will capture the health and aesthetic benefits of clean-ups. Further, hedonic theory can be used to relate
the results to the theoretically correct welfare measure of willingness to pay. Thus, this approach frees us
from a relying on state preference techniques or the notoriously poor laboratory estimates of risk to
human health associated with the thousands of chemicals present at the sites and assumptions about the
correct value of a statistical life.®

The paper proceeds as follows. Section I provides background on the Superfund program and
how its initial implementation provides a research design that may allow for credible estimation of the
effects of Superfund clean-ups on price appreciation. Section Il reviews the hedonic method theoretically
and empirically and uses it to provide an economic interpretation for the results from the HRS research
design. Section III details the data sources and provides some summary statistics. Sections IV and V
reports on the econometric methods and empirical findings, respectively. Section VI interprets the results

and discusses the policy implications, while VII concludes.

I. The Superfund Program and a New Resear ch Design

> A partial list of previous Superfund/hazardous waste site hedonic studies includes Schmalensee et al. (1975), Smith
and Michael (1990), Kohlhase (1991), Kiel (1995), Gayer Hamilton, and Viscusi (2000, 2002), Kiel and Zabel
(2001), McCluskey and Rausser (2003), Ihlanfeldt and Taylor (2004), Messer et al. (2004), and Farrell (2004).

® Viscusi and Hamilton (1999) use EPA provided estimates of the probability of cancer cases at a subsample of sites
and find that at the median site expenditure the average cost per cancer case averted by the clean-up exceeds $6
billion.



A. History and Broad Program Goals

Before the regulation of the disposal of hazardous wastes by the Toxic Substances Control and
Resource Conservation and Recovery Acts of 1976, industrial firms frequently disposed of wastes by
burying them in the ground. Love Canal, NY is perhaps the most infamous example of these disposal
practices. Throughout the 1940s and 1950s, this area was a landfill for industrial waste and more than
21,000 tons of chemical wastes were ultimately deposited there. The landfill closed in the early 1950s
and over the next two decades a community developed in that area. In the 1970s, Love Canal residents
began to complain of high rates of health problems, such as cancer, birth defects, miscarriages, and skin
ailments.” After New York state investigators found high concentrations of dangerous chemicals in the
air and soil, concerns about the safety of this area prompted President Carter to declare a state of
emergency that led to the relocation of the 900 residents of this area. The Love Canal incident helped to
galvanize support for addressing the legacy of industrial waste and this led to the creation of the
Superfund program in 1980.

The centerpiece of the Superfund program, and this paper’s focus, is the long-run remediation of
hazardous waste sites.® These multi-year remediation efforts aim to reduce permanently the serious, but
not imminently life-threatening, dangers caused by hazardous substances. As of 2000, roughly 1,500
sites have been placed on the NPL and thereby chosen for these long-run clean-ups. The next subsection

describes the selection process, which forms the basis of our research design.

B. Site Assessment & Superfund Clean-Ups Processes
As of 1996, more than 40,000 hazardous waste sites had been referred to the EPA for possible
inclusion on the NPL. The EPA follows a multi-step process to determine which of these sites pose the

greatest danger to humans and the environment. The assessment process involves determining which

TEPA (2000) claims that 56% of the children born in Love Canal between 1974 and 1978 had birth defects.

® The Superfund program also funds immediate removals. These clean-ups are responses to environmental
emergencies and are generally short-term actions aimed at diminishing an immediate threat. Examples of such
actions including cleaning up waste spilled from containers and constructing fences around dangerous sites. These
actions are not intended to remediate the underlying environmental problem and account for a small proportion of
Superfund activities. Importantly, they are administered at hazardous waste sites that are and are not on the NPL.
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hazardous chemicals are present at the site and the overall risk level.

The final step of the assessment process is the application of the Hazardous Ranking System
(HRS), which is reserved for the most dangerous sites. The EPA developed the HRS in 1982 as a
standardized approach to quantify and compare the human health and environmental risk among sites to
identify the ones that pose the greatest threat. The original HRS evaluated the risk for exposure to
chemical pollutants along three migration ‘pathways’: groundwater, surface water, and air.” The toxicity
and concentration of chemicals, the likelihood of exposure and proximity to humans, and the population
that could be affected are the major determinants of risk along each pathway. The non-human impact that
chemicals may have is considered during the process of evaluating the site but plays a minor role in
determining the HRS score.

The HRS produces a score for each site that ranges from 0 to 100, with 100 being the highest
level of risk. From 1982-1995, the EPA assigned all hazardous waste sites with a HRS score of 28.5 or
greater to the NPL.'" These sites are the only ones that are eligible for Superfund remedial clean-up. The
Data Appendix provides further details on the determination of HRS test scores.

Once a site is placed on the NPL, it generally takes many years until clean-up is complete. The
first step is a further study of the extent of the environmental problem and how best to remedy it. This
assessment is summarized in the Record of Decision (ROD), which also outlines the clean-up actions that
are planned for the site. The site receives the “construction complete” designation once the physical
construction of all clean-up remedies is complete, the immediate threats to health have been removed, and

the long-run threats are “under control.” The final step is the site’s deletion from the NPL.

? In 1990, the EPA revised the HRS test so that it also considers soil as an additional pathway.

' In 1980 every state received the right to place one site on the NPL without the site having to score at or above
28.5 on the HRS test. As of 2003, 38 states have used their exception. It is unknown whether these sites would
have received a HRS score above 28.5.

In 1995 the criteria for placement on the NPL were altered so that a site must have a HRS score greater than 28.5
and the governor of the state in which the site is located must approve the placement. There are currently a number
of potential NPL sites with HRS scores greater than 28.5 that have not been proposed for NPL placement due to
known state political opposition. We do not know the precise number of these sites because our Freedom of
Information Act request for information about these sites was denied by the EPA.
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C. 1982 HRS Scores as the Basis of a New Research Design

This paper’s goal is to obtain reliable estimates of the effect of Superfund sponsored clean-ups of
hazardous waste sites on housing price appreciation in areas surrounding the sites. The empirical
challenge is that NPL sites are the most polluted in the US, so the evolution of housing prices near these
sites may not be comparable to that of the remainder of the US, even conditional on observable
covariates. To avoid confounding the effects of the clean-ups with unobserved variables, it is necessary
to develop a valid counterfactual for the evolution of property values at Superfund sites in the absence of
those sites’ placement on the NPL and eventual clean-up.

A feature of the initial NPL assignment process that has not been noted previously by researchers
may provide a credible solution to the likely omitted variables problem. In the first year after the
legislation’s passage in 1980, 14,697 sites were referred to the EPA and investigated as potential
candidates for remedial action. Through the assessment process, the EPA winnowed this list to the 690
most dangerous sites. Although the Superfund legislation directed the EPA to develop a NPL of “at
least” 400 sites (Section 105(8)(B) of CERCLA), budgetary considerations caused the EPA to set a goal
of placing exactly 400 sites on the NPL.

The EPA developed the HRS to determine scientifically the 400 out of the 690 sites that posed
the greatest risk. Pressured to initiate the clean-ups quickly, the EPA developed the HRS in about a year.
The HRS test was applied to the 690 worst sites, and their scores were ordered from highest to lowest. A
score of 28.5 divided numbers 400 and 401, so the initial NPL published in September 1983 was limited
to sites with HRS scores exceeding 28.5."

The central role of the HRS score provides a compelling basis for a research design that compares
outcomes at sites with initial scores above and below the 28.5 cut-off for at least three reasons. First, it is
unlikely that sites” HRS scores were manipulated to affect their placement on the NPL, because the 28.5

threshold was established after the testing of the 690 sites was completed. The HRS scores therefore

" Exactly 400 of the sites on the initial NPL had HRS scores exceeding 28.5. The original Superfund legislation
gave each state the right to place one site on the NPL without going through the usual evaluation process. Six of
these “state priority sites” were included on the original NPL released in 1983. Thus, the original list contained the
400 sites with HRS scores exceeding 28.5 and the 6 state exceptions. See the Data Appendix for further details.
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reflected the EPA’s assessment of the human health and environmental risks posed by each site and were
not based on the expected costs or benefits of clean-up.

Second, the HRS scores were noisy measures of risk, so it is possible that true risks were similar
above and below the threshold. This noisiness was a consequence of the scientific uncertainty about the
health consequences of exposure to the tens of thousands of chemicals present at these sites.'” Further,
the threshold was not selected based on evidence that HRS scores below 28.5 sites posed little risk to
health. In fact, the Federal Register specifically reported that the “EPA has not made a determination that
sites scoring less than 28.50 do not present a significant risk to human health, welfare, or the
environment” (Federal Register 1984, Section IV) and that a more informative test would require “greater
time and funds” (EPA 1982)."

Third, the selection rule that determined the placement on the NPL is a highly nonlinear function
of the HRS score. This naturally lends itself to a comparison of outcomes at sites “near” the 28.5 cut-off.
If the unobservables are similar around the regulatory threshold, then a comparison of these sites will
control for all omitted factors correlated with the outcomes. This test has the features of a quasi-
experimental regression-discontinuity design (Cook and Campbell 1979)."

An additional feature of the analysis is that an initial score above 28.5 is highly correlated with

eventual NPL status but is not a perfect predictor of it. This is because some sites were rescored, with the

12 A recent summary of Superfund’s history makes this point. “At the inception of EPA’s Superfund program, there
was much to be learned about industrial wastes and their potential for causing public health problems. Before this
problem could be addressed on the program level, the types of wastes most often found at sites needed to be
determined, and their health effects studied. Identifying and quantifying risks to health and the environment for the
extremely broad range of conditions, chemicals, and threats at uncontrolled hazardous wastes sites posed formidable
problems. Many of these problems stemmed from the lack of information concerning the toxicities of the over
65,000 different industrial chemicals listed as having been in commercial production since 1945” (EPA 2000, p. 3-
2).

" One way to measure the crude nature of the initial HRS test is by the detail of the guidelines used for determining
the HRS score. The guidelines used to develop the initial HRS sites were collected in a 30 page manual. Today, the
analogous manual is more than 500 pages.

'* The research design of comparing sites with HRS scores “near” the 28.5 is unlikely to be valid for sites that
received an initial HRS score after 1982. This is because once the 28.5 cut-off was set, the HRS testers were
encouraged to minimize testing costs and simply determine whether a site exceeded the threshold. Consequently,
testers generally stop scoring pathways once enough pathways are scored to produce a score above the threshold.
When only some of the pathways are scored, the full HRS score is unknown and the quasi-experimental regression
discontinuity design is inappropriate.



later scores determining whether they ended up on the NPL."> The subsequent analysis uses an indicator
variable for whether a site’s initial (i.e., 1982) HRS score was above 28.5 as an instrumental variable for
whether a site was on the NPL in to purge the potentially endogenous variation in NPL status.

Finally, it important to emphasize that sites that failed to qualify for the NPL were ineligible for
Superfund remediations. We investigated whether these sites were cleaned-up under state or local
programs and found that they were frequently left untouched. Among the sites that were targeted by these
programs, a typical solution was to put a fence around the site and place signs indicating the presence of
health hazards. The point is that the remediation activities at NPL sites drastically exceeded the clean-up

activities at non-NPL sites both in scope and cost.

II. The Hedonic Method and How It Can Be Used to Interpret the HRS Resear ch Design Results

A. The Hedonic Method and Its Econometric Identification Problems

An explicit market for a clean local environment does not exist. The hedonic price method is
commonly used to estimate the economic value of non-market amenities like environmental quality to
individuals. It is based on the insight that the utility associated with the consumption of a differentiated
product, such as housing, is determined by the utility associated with the good’s characteristics. For
example, hedonic theory predicts that an economic bad, such as proximity to a hazardous waste site, will
be negatively correlated with housing prices, holding all other characteristics constant. This section
reviews the hedonic method and describes the econometric identification problems associated with its
implementation.

Economists have estimated the association between housing prices and environmental amenities
at least since Ridker (1967) and Ridker and Henning (1967). However, Rosen (1974) and Freeman
(1974) were the first to give this correlation an economic interpretation. In the Rosen formulation, a

differentiated good can be described by a vector of its characteristics, Q = (qi, q2,-.-, qn)- In the case of a

> As an example, 144 sites with initial scores above 28.5 were rescored and this led to 7 sites receiving revised
scores below the cut-off. Further, complaints by citizens and others led to rescoring at a number of sites below the
cut-off. Although there has been substantial research on the question of which sites on the NPL are cleaned-up first
(see, e.g., Sigman 2001), we are unaware of any research on the determinants of a site being rescored.
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house, these characteristics may include structural attributes (e.g., number of bedrooms), neighborhood
public services (e.g., local school quality), and local environmental amenities (e.g., distance from a
hazardous waste site). Thus, the price of the i house can be written as:

(D Pi=P(q1, q2,- .-, qn)-

The partial derivative of P(e) with respect to the n™ characteristic, dP/0q,, is referred to as the marginal
implicit price. It is the marginal price of the n™ characteristic implicit in the overall price of the house.

In a competitive market, the locus between housing prices and a characteristic, or the hedonic
price schedule (HPS), is determined by the equilibrium interactions of consumers and producers.'® In the
hedonic model, the HPS is formed by tangencies between consumers’ bid and suppliers’ offer functions.
The gradient of the implicit price function with respect to the health risk associated with proximity to
hazardous waste sites gives the equilibrium differential that compensates individuals for accepting the
increased health risk. Put another way, areas with elevated health risks must have lower housing prices to
attract potential homeowners and the HPS reveals the price that allocates individuals across locations. In
principle, the price differential associated with proximity to hazardous waste sites reflects both
individuals® valuations of the greater health risk and any effect on neighborhood aesthetics.'”

At each point on the HPS, the marginal price of a housing characteristic is equal to an
individual’s marginal willingness to pay (MWTP) for that characteristic and an individual supplier’s
marginal cost of producing it. Since the HPS reveals the MWTP at a given point, it can be used to infer
the welfare effects of a marginal change in a characteristic. The overall slope of the HPS provides an
estimate of the average MWTP across all consumers. In principle, the hedonic method can also be used
to recover individuals’ demand or MWTP functions, which would be of tremendous practical importance
because these functions allow for the calculation of the welfare effects of nonmarginal changes.'®

Our focus is limited to the successful estimation of equation (1), which is the foundation for

'® See Rosen (1974), Freeman (1993), and Palmquist (1991) for details.

7 The hedonic approach cannot account for aesthetic benefits that accrue to nonresidents that, for example, engage
in recreational activities near the site. The health effects approach has this same limitation.

'8 Rosen (1974) proposed a 2-step approach for estimating the MWTP function, as well as the supply curve. In
recent work, Ekeland, Heckman and Nesheim (2004) outline the assumptions necessary to identify the demand (and
supply) functions in an additive version of the hedonic model with data from a single market.
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welfare calculations of both marginal and non-marginal changes. Consistent estimation may be difficult
since it is likely that there are unobserved factors that covary with both proximity to hazardous waste sites
and housing prices. Although this possibility cannot be directly tested, it is notable that proximity to a
hazardous waste site is associated with a number of important observable predictors of housing prices.
For example compared to the rest of the country, areas with hazardous waste sites nearby tend to have
lower population densities and mobile homes comprise a higher proportion of the housing stock.

Consequently, cross-sectional estimates of the association between housing prices and proximity
to a hazardous waste site may be severely biased due to omitted variables."”” In fact, the cross-sectional
estimation of the HPS has exhibited signs of misspecification in a number of other settings, including the
relationships between land prices and school quality, total suspended particulates air pollution, and
climate variables (Black 1999; Deschenes and Greenstone 2004; Chay and Greenstone 2005).° Small
(1975) recognized the consequences of the misspecification of equation (1) just one year after publication
of the Rosen and Freeman papers:

I have entirely avoided...the important question of whether the empirical difficulties,

especially correlation between pollution and unmeasured neighborhood characteristics,

are so overwhelming as to render the entire method useless. I hope that...future work can

proceed to solving these practical problems....The degree of attention devoted to this

[problem]...is what will really determine whether the method stands or falls...” [p. 107].
Rosen himself recognized the problem and expressed skepticism that the hedonic method could be
implemented successfully in a cross-sectional setting.”' Yet, in the intervening years, this problem of

misspecification has received little attention from empirical researchers. One of this paper’s aims is to

demonstrate that it may be possible to obtain reliable hedonic estimates with a credible research design.

B. Using Hedonic Theory to Interpret the Results from the 1982 HRS Research Design

" Incorrect choice of functional form is an alternative source of misspecification of the HPS. See Halvorsen and
Pollakowski (1981) and Cropper et al. (1988) for discussions of this issue.

*% Similar problems arise when estimating compensating wage differentials for job characteristics, such as the risk of
injury or death. The regression-adjusted association between wages and many job amenities is weak and often has a
counterintuitive sign (Smith 1979; Black and Kneisner 2003).

21 Rosen (1986) wrote, “It is clear that nothing can be learned about the structure of preferences in a single cross-
section...” (p. 658), and “On the empirical side of these questions, the greatest potential for further progress rests in
developing more suitable sources of data on the nature of selection and matching...” (p. 688).
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The hedonic model describes a market in equilibrium and is most readily conceived of in a cross-
sectional setting. However, our research design assesses the effect of Superfund remediations of
hazardous waste sites nearly two decades after the release of the NPL. Consequently, this subsection
discusses the interpretation of the estimable parameters from the HRS research design.*

To fix thoughts, define R as the monetary value of the stream of services provided by a house
over a period of time, or the rental rate. We assume R is a function of an index of individuals’ disutility
associated with living near a hazardous waste site. The index is denoted as H and is a function of the
expected health risks and any aesthetic disamenities. OR/ 0H < 0, because, for example, individuals’
willingness to pay to rent a house is decreasing in the health risk associated with residing in it.

Now, consider how H changes for individuals that live near a hazardous waste site placed on the
initial NPL as the site progresses through the different stages of the Superfund process:

2) Ho = Index Before Superfund Program Initiated (e.g., 1980)

H, = Index After Site Placed on the NPL

H, = Index Once ROD Published/Clean-Up is Initiated

H; = Index Once “Construction Complete” or Deleted from NPL.

Notably, the clean-up process is slow. For example, the median time between NPL listing and
achievement of the construction complete milestone is more than 12 years.

It seems reasonable to presume that Ho > Hj so that R(H3) > R(Hy), because clean-ups reduce the
health risks and likely increase the aesthetic value of proximity to the site. It is not evident whether H,
and H; are greater than, less than, or equal to Ho. It is frequently argued that the announcement that a site
is eligible for Superfund remediation causes H to increase, because placement on the NPL may cause

residents to revise upwards their expectation of the health risk. ** **

22 An alternative valuation approach is to place a monetary value on any health improvements associated with the
cleaning-up of a hazardous waste site. This approach involves four non-trivial steps. Specifically, it entails the
determination of: the toxics present at each site and the pathways where they are found (e.g., air, soil, ground water);
the health risks associated with toxic and pathway pair (this is especially difficult because there have been more than
65,000 chemicals in production in the US since World War II and due to the infeasibility of testing of humans due to
valid ethical concerns); knowledge about the size of the affected population and their pathway-specific exposure
(see Hamilton and Viscusi 1999 on the associated challenges); and willingness to pay to avoid mortality (Viscusi
1993; Ashenfelter and Greenstone 2004a, 2004b). In light of the substantial scientific, empirical, and data quality
concerns with each of these steps, our view is that at present this approach is unlikely to produce credible estimates
of the benefits of Superfund clean-ups. Further by its very nature, it cannot account for any aesthetic benefits.

3 The stigma hypothesis is a related idea. It states that even after remediation individuals will assume incorrectly
that properties near Superfund sites have an elevated health risk, relative to risk beliefs before its placement on the
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We can now write the constant dollar mean price of houses in the vicinity of the hazardous waste
sites considered for placement on the initial NPL. We begin with the price of houses with HRS scores

exceeding 28.5 (measured after the NPL listing):
(3) PR =3 1(H = H,) 8 R(H,) + 1(H, = Hy) §' R(Hy) + 1(H, = H) ' R(H).
t=0

In this equation, the indicator variables 1(*) equal 1 when the enclosed statement is true in period t and &

is a discount factor based on the rate of time preference. The equation demonstrates that upon placement

HRS>28.5

on the NPL, P, reflects the expected evolution of H throughout the clean-up process. Further, it is

evident that it varies with the stage of the Superfund clean-up at the time (i.e., t) that it is observed. For
example, [P tH RS>283 | Hy = H3] > [PtH RS>283 | H; = H;] because the years of relatively low rental rates have
passed.

The constant dollar mean price of houses located near the hazardous waste sites with HRS scores
below 28.5 is:

@) PtHRS<28.5 _ Z 8' R(Hy).
=0

We assume that H is unchanged for the sites that narrowly missed being placed on the NPL due to HRS

scores below 28.5. If this assumption is valid (if, for example, these sites are never cleaned up), then

HRS<28.5 . . . . .
P is identical in all periods.

It is now possible to define local residents’ mean willingness to pay for the listing of an existing
hazardous waste site on the initial NPL. This quantity is the difference between (3) and (4). It should be
measured immediately after the sites are placed on the NPL so that measurement is among a fixed set of
individuals’ bid functions. Further, this timing of the measurement will ensure that it will account for the
influence of the NPL listing on the value of housing services in all potentially affected years. Formally,

we define the theoretically correct measure of willingness to pay (WTP) as:

NPL. Thus, there is a permanent negative effect on property values. Harris (1999) provides a review of the stigma
literature.

 McCluskey and Rausser (2003) and Messer, Schulze, Hackett, Cameron, and McClelland (2004) provide evidence
that prices decline immediately after the announcement that a local site has been placed on the NPL. The intuition is
that residents knew that proximity to the site was undesirable but had underestimated the risks.
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(5) Awrp= [P 7723 - PR3 ¢ = October 1983].

Awrp must be measured in October 1983, because this is immediately subsequent to the release of the
initial NPL. Notice, Awrp depends on the time required to complete each stage of the clean-up, the
discount rate, and the change in H at each stage. If H;, H, < Hj, then the sign of Awrp is ambiguous.

Since data from 1983 are unavailable and our data on housing prices come from the decennial
censuses, we estimate:
(6) Argoporaono= [P 2% - P PR3 £ =1990 or 2000].
This is the mean difference in housing prices near NPL and non-NPL sites measured in either 1990 or
2000. The difference between (5) and (6) is that the latter is measured either 7 or 17 years later than the
former.

This delay in measuring the difference in housing prices is likely to causes Ajggg or 2000 t0 €xceed
the preferred measure of Awrp for two reasons. First, many of the low rental rate years where H; = H;
have passed by 1990 and 2000. Second, enough time has elapsed between NPL listing and the
observation on prices so that individuals can sort in response to the NPL listing and/or clean-up. Thus,
efforts to estimate willingness to pay functions are unlikely to be convincing, leaving successful
estimation of the HPS as the empirical goal. Further, Superfund remediations intend to cause large
changes in environmental quality. The fact that the HPS is weakly greater than each individual’s relevant
bid function combined with the non-marginal nature of the clean-ups is another reason that Ajgog or 2000 1S

likely to be an overestimate of Ayrp.

[11. Data Sour ces and Summary Statistics
A. Data Sources
To implement the analysis, we constructed the most comprehensive data file ever compiled on the
Superfund program. The data file contains detailed information on all hazardous waste sites placed on the
NPL by 2000, as well as the hazardous waste sites with 1982 HRS scores below 28.5. We also compiled
housing price, housing characteristic, and neighborhood demographic information for the areas

surrounding these sites.
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These data come from Geolytics’s Neighborhood Change Database, which includes information
from the 1970, 1980, 1990, and 2000 Censuses. Importantly, the 1980 data predate the publication of the
first NPL in 1983. We use these data to form a panel of census tracts based on 2000 census tract
boundaries, which are drawn so that they include approximately 4,000 people in 2000. Census tracts are
the smallest geographic unit that can be matched across the 1970-2000 Censuses.”> We restrict the
analysis to the 48,246 out of the 65,443 2000 census tracts that have non-missing housing price data in
1980 (before the Superfund legislation was passed), 1990, and 2000.

We spent considerable effort collecting precise location data (e.g., longitude and latitude) for each
of the NPL sites and hazardous waste sites with initial HRS scores below 28.5. This information was
used to place these sites in unique census tracts. We also used GIS software to identify the census tracts
that share a border with the tracts with the sites. Additionally, we create separate observations for the
portion of tracts that fall within circles of varying radii (e.g., 1, 2, and 3 miles) around the sites. The
subsequent analysis tests for price effects in all three of these groupings of tracts. The Data Appendix
provides further details on how we defined these groups of tracts.

The 1982 HRS composite scores are a crucial component of the analysis. We collected these
scores for the 690 hazardous waste sites considered for placement on the initial NPL from various issues
of the Federal Register. We also obtained the groundwater, surface water, and air pathway scores from
the same source.

We collected a number of other variables for the NPL sites. Various issues of the Federal
Register were used to determine the dates of NPL listing. The EPA provided us with a data file that
reports the dates of release of the ROD, initiation of clean-up, completion of remediation (i.e.,
construction complete), and deletion from the NPL for sites that achieved these milestones. We also
collected data on the expected costs of clean-up before remediation was initiated and estimates of the

actual costs for the sites that reached the construction complete stage.”® *’ We obtained information on

% See the Data Appendix for a description of how 1980 and 1990 census tracts were adjusted to fit 2000 census tract
boundaries.

% The EPA divides some sites into separate operating units and issues separate RODs for them. We calculated the
cost variables as the sum across all operating units. Further, we reserved the construction complete designation for
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the on the size (measured in acres) of the NPL hazardous waste sites from the RODs. See the Data

Appendix for more details on these variables and our sources.

B. Summary Statistics

The analysis is conducted with two data samples. We refer to the first as the “All NPL Sample,”
and it includes the 1,398 hazardous waste sites in the 50 US states and the District of Columbia that were
placed on the NPL by January 1, 2000. The second is labeled the “1982 HRS Sample,” and it is
comprised of the hazardous waste sites tested for inclusion on the initial NPL, regardless of their eventual
NPL status.*®

Table 1 presents summary statistics on the hazardous waste sites in these samples. The entries in
column (1) are from the All NPL Sample and are limited to sites in a census tract for which there is non-
missing housing price data in 1980, 1990, and 2000. After these sample restrictions, there are 985 sites,
which is more than 70% of the sites placed on the NPL by 2000. Columns (2) and (3) report data from
the 1982 HRS Sample. The column (2) entries are based on the 487 sites that we placed in a census tract
with complete housing price data. Column (3) reports on the remaining 189 sites located in census tracts
with incomplete housing price data (generally due to missing 1980 data). The 14 sites located outside of
the continental United States were dropped from the sample.

Panel A reports on the timing of the sites’ placement on the NPL. Column (1) reveals that about
75% of all NPL sites received this designation in the 1980s. Together, columns (2) and (3) demonstrate
that 443 of the 676 sites in the 1982 HRS sample eventually were placed on the NPL. This number
exceeds the 400 sites that Congress set as an explicit goal, because, as we have discussed, some sites with

initial scores below 28.5 were rescored and then received scores above the threshold. Most of this

sites where the EPA declared remediation to be complete at all operating units.

" We measure actual cost as the sum of government outlays and estimates of the costs of the remediation that were
paid for by non-governmental responsible parties across. The actual outlays by these parties are unavailable to the
public and the EPA, so these parties’ estimated outlays come from EPA engineers’ estimates of the costs of
completing the required remediation. See the Data Appendix for further details. Probst and Konisky (2001) provide
a comprehensive accounting of past costs on Superfund remediations and detailed projections about future costs.

2% Federal facilities were prohibited from inclusion on the NPL until 1984. Consequently, the 1982 HRS sample
does not contain any federal facilities.
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rescoring occurred in the 1986-1989 period. Panel B provides mean HRS scores, conditioned on scores
above and below 28.5. Notably, the means are similar across the columns.

Panel C reports on the size of the hazardous waste sites measured in acres. This variable is only
available for NPL sites since it is derived from the RODs. In the three columns, the median site size
ranges between 25 and 35 acres. The means are substantially larger due to a few very large sites. The
modest size of most sites suggests that any expected effects on property values may be confined to
relatively small geographic areas.

Panel D provides evidence on the time required for the achievement of the clean-up milestones.
The median time until the different milestones are achieved is reported, rather than the mean, because
many sites have not reached all of the milestones yet. As an example, only 16 of the NPL sites in column
(2) received either the construction complete or deleted designation by 1990. Thus, when we measure the
effect of NPL status on 1990 housing prices, this effect will almost entirely be driven by sites where
remediation activities are unfinished. By 2000, the number of sites in the construction complete/deleted
category in this column had increased dramatically to 198. In column (1), the numbers of sites that were
construction complete by 2000 (1990) is 478 (22).

Panel E reports the expected costs of clean-up for NPL sites. This information was obtained from
the sites” RODs and provides a measure of the expected costs (2000 $’s) of the clean-up before any
remediation activities have begun.”’ They include all costs expected to be incurred during the active
clean-up phase, as well as the expected costs during the operation and maintenance phase that is
subsequent to the assignment of the construction complete designation.

In the All NPL Sample, the estimated cost data is available for 753 of the 985 NPL sites. The
mean and median expected costs of clean-up are $28.3 million and $11 million. The larger mean reflects
the high cost of a few clean-ups—for example, the 95" percentile expected cost is $89.6 million. In the
1982 HRS Sample in column (2), the mean and median are $27.5 million and $15.0 million.

The final panel reports estimated and actual costs for the subsample of construction complete

% All monetary figures are reported in 2000 $’s, unless otherwise noted.
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sites where both cost measures are available. To the best of our knowledge, the estimated and actual cost
data have not been brought together before. The conventional wisdom is that the actual costs greatly
exceed the estimated costs of clean-up, and this table provides the first opportunity to test this view. The
data support the conventional wisdom as the mean actual costs are 35%-55% higher than the mean
expected costs across the three columns. The findings are similar for median actual and expected costs.

A comparison of columns (2) and (3) across the panels reveals that the sites with and without
complete housing price data are similar on a number of dimensions. For example, the mean HRS scores
conditional on scoring above and below 28.5 are remarkably similar. Further, the median size and
various cost variables are comparable in the two columns. Consequently, it seems reasonable to conclude
that the sites without complete housing price data are similar to the column (2) sites, suggesting the
subsequent results may be representative for the entire 1982 HRS Sample.

Additionally, the sites in column (1) are similar to the sites in column (2) and (3) in size and the
two cost variables. The mean HRS scores are a few points lower, but this comparison is not meaningful
due to the changes in the test over time and changes in the how the scoring was conducted.”® Overall, the
similarity of the column (1) sites with the other sites suggests that it may be reasonable to assume that the
results from the application of the HRS research design to the 1982 HRS sample are informative about the
effects of the other Superfund clean-ups.

We now graphically summarize some other features of the two samples. Figure 1 displays the
geographic distribution of the 985 hazardous waste sites in the All NPL Sample. There are NPL sites in
45 of the 48 continental states, demonstrating that Superfund is genuinely a national program. The
highest proportion of sites, however, is in the Northeast and Midwest (i.e., the “Rust Belt”) that reflects
the historical concentration of heavy industry in these regions.

Figures 2A and 2B present the geographic distribution of the 1982 HRS sample. Figure 2A

displays the distribution of sites with 1982 HRS scores exceeding 28.5, while those with scores below this

30 Further once the 28.5 cut-off was set, the HRS testers were encouraged to minimize testing costs and simply
determine whether a site exceeded the threshold. Consequently, testers generally stop scoring pathways once
enough pathways are scored to produce a score above the threshold.
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threshold are depicted in 2B. The sites in both categories are spread throughout the United States, but the
below 28.5 sites are in fewer states. For example, there are not any below 28.5 sites in Minnesota,
Florida, and Delaware. The unequal distribution of sites across the country in these two groups is a
potential problem for identification in the presence of local shocks, which are a major feature of the
housing market. To mitigate concerns about these shocks, we emphasize econometric models that include
state fixed effects for changes in housing prices.

Figure 3 reports the distribution of HRS scores among the 487 sites in the 1982 HRS Sample.
The figure is a histogram where the bins are 4 HRS points wide. The distribution looks approximately
normal, with the modal bin covering the 36.5-40.5 range. Importantly, 227 sites have HRS scores
between 16.5 and 40.5. This set is centered on the regulatory threshold of 28.5 that determines placement
on the NPL and constitutes the regression discontinuity sample that we exploit in the subsequent analysis.

Figure 4 plots the mean estimated costs of remediation by 4-unit intervals (solid line), along with
the fraction of sites in each interval with non-missing cost data (dotted line). The vertical line denotes the
28.5 threshold. The non-zero mean costs below the threshold are calculated from the sites that received a
score greater than 28.5 upon rescoring and later made it onto the NPL. The estimated costs of
remediation appear to be increasing in the HRS score. This finding suggests that despite its widely
acknowledged noisiness, the 1982 HRS scores may be informative about relative risks. In the
neighborhood of 28.5, however, estimated costs are roughly constant, providing some evidence that risks

are roughly equal among the sites in the regression discontinuity sample.

I'V. Econometric M ethods
A. Least Squares Estimation with Data from the Entire U.S.
Here, we discuss a conventional econometric approach to estimating the relationship between
housing prices and NPL listing. This approach is laid out in the following system of equations:
(7 Ye2000 = 0 1T(NPLc2goo) + Xe1os0'B + €c2000,
(8) 1(NPLe2g00) = Xe19s0'TT + Ne2000,
where yco00 is the log of the median property value in census tract ¢ in 2000. The indicator
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variable 1(NPL.000) equals 1 only for observations from census tracts that contain a hazardous waste site
that has been placed on the NPL by 2000. Thus, this variable takes on a value of 1 for any of the
Superfund sites in column (1) of Table 1, not just those that were on the initial NPL list. The vector X, 950
includes determinants of housing prices measured in 1980, and g.000 and mMeoeo are the unobservable
determinants of housing prices and NPL status, respectively. We are also interested in the effect of NPL
status in 1990, and the year 1990 versions of these equations are directly analogous.

A few features of the X vector are noteworthy. First, we restrict this vector to 1980 values of the
variables to avoid confounding the effect of NPL status with “post-treatment” changes in these variables
that may be due to NPL status. Second, we include the 1980 value of the dependent variable, y g in
Xc1980, to adjust for permanent differences in housing prices across tracts and the possibility of mean
reversion in housing prices. See the Data Appendix for the full set of covariates.

Third in many applications of Rosen’s model, the vector of controls, denoted by X, is limited to
housing and neighborhood characteristics (e.g., number of bedrooms, school quality, and air quality).
Income and other similar variables are generally excluded on the grounds that they are “demand shifters”
and are needed to obtain consistent estimates of the MWTP function. The exclusion restriction is invalid
however if individuals treat wealthy neighbors as an amenity (or disamenity). In the subsequent analysis,
we are agnostic about which variables belong in the X vector and report estimates that are adjusted for
different combinations of the variables available in the Census data.

The coefficient 6 measures the effect of NPL status on 2000 property values after controlling for
1980 mean property values and the other covariates. It tests for differential housing price appreciation in
census tracts with sites placed on the NPL. If there are unobserved permanent or transitory determinants
of housing prices that covary with NPL status, then the least squares estimator of 8 will be biased. More
formally, consistent estimation of 0 requires E[&c000Mc2000] = 0. To account for local shocks to housing
markets, we emphasize results from specifications that include a full set of state fixed effects.

Ultimately, the conventional approach described in this subsection relies on a comparison of NPL
sites to the rest of the country. Its validity rests on the assumption that linear adjustment controls for all

determinants of housing price growth between census tracts with and without a NPL site, besides the
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effect of the site’s placement on the NPL.

B. A Quasi-Experimental Approach based on the 1982 HRS Research Design

Here, we discuss our preferred identification strategy that has two key differences with the one
described above. First, we limit the sample to the subset of census tracts containing the 487 sites that
were considered for placement on the initial NPL and have complete housing price data. Thus, all
observations are from census tracts with hazardous waste sites that were judged to be among the nation’s
most dangerous by the EPA in 1982. If, for example, the ’s differ across tracts with and without
hazardous waste sites or there are differential trends in housing prices in tracts with and without these
sites, then this approach is more likely to produce consistent estimates. Second, we use a two-stage least
squares (2SLS) strategy to account for the possibility of endogenous rescoring of sites.

More formally, we replace equation (8) with:

9 1(NPLc2000) = Xe1980'TI + 8 1(HRS g2 > 28.5) + Me2000,

where 1(HRS., > 28.5) serves as an instrumental variable. This indicator function equals 1 for census
tracts with a site that has a 1982 HRS score exceeding the 28.5 threshold. We then substitute the
predicted value of 1(NPLy) from the estimation of equation (9) in the fitting of (7) to obtain 0,51s. In
this 2SLS framework, 0,515 is identified from the variation in NPL status that is due to a site having a
1982 HRS score that exceeds 28.5.

For 0,515 to provide a consistent estimate of the HPS gradient, the instrumental variable must
affect the probability of NPL listing, without having a direct effect on housing prices. The next section
will demonstrate that the first condition clearly holds. The second condition requires that the unobserved
determinants of 2000 housing prices are orthogonal to the portion of the nonlinear function of the 1982
HRS score that is not explained by X.j930. In the simplest case, the 2SLS estimator is consistent if
E[1(HRS.s, > 28.5) €c000] = 0.

We also obtain 2SLS estimates another way that allows for the possibility that E[1(HRS., >
28.5) &x000] # 0 over the entire 1982 HRS sample. In particular, we exploit the regression discontinuity

design implicit in the 1(e) function that determines NPL eligibility in three separate ways. In the first
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approach, a quadratic in the 1982 HRS score is included in X950 to partial out any correlation between
residual housing prices and the indicator for a 1982 HRS score exceeding 28.5. This approach does not
require that the determinants of housing prices are constant across the range of 1982 HRS scores. Instead,
it relies on the plausible assumption that residual determinants of housing price growth do not change
discontinuously at HRS scores just above 28.5.

The second regression discontinuity approach involves implementing our 2SLS estimator on the
regression discontinuity sample of 227 census tracts. Recall, this sample is limited to tracts with sites that
have 1982 HRS scores between 16.5 and 40.5. Here, the identifying assumption is that all else is held
equal in the “neighborhood” of the regulatory threshold. More formally, it is E[1(HRS., > 28.5)
€02000/16.5 < 1982 HRS < 40.5] = 0. Recall, the HRS score is a nonlinear function of the ground water,
surface water, and air migration pathway scores. The third regression discontinuity method exploits
knowledge of this function by including the individual pathway scores in the vector X j9g0. All of these
regression discontinuity approaches are demanding of the data and this will be reflected in the sampling

€1Tors.

V. Empirical Results

A. Balancing of Observable Covariates

This subsection examines the quality of the comparisons that underlie the subsequent least
squares and quasi-experimental 2SLS estimates of the effect of NPL status on housing price growth. We
begin by examining whether NPL status and the 1(HRS.g, > 28.5) instrumental variable are orthogonal to
the observable predictors of housing prices. Formal tests for the presence of omitted variables bias are as
always unavailable, but it seems reasonable to presume that research designs that balance the observable
covariates across NPL status or 1(HRS.s, > 28.5) may suffer from smaller omitted variables bias. First,
these designs may be more likely to balance the unobservables (Altonji, Elder, and Taber 2000). Second
if the observables are balanced, then consistent inference does not depend on functional form assumptions
on the relations between the observable confounders and housing prices. Estimators that misspecify these

functional forms (e.g., linear regression adjustment when the conditional expectations function is
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nonlinear) will be biased.

Table 2 shows the association of NPL status and 1(HRS.s, > 28.5) with potential determinants of
housing price growth measured in 1980. Column (1) reports the means of the variables listed in the row
headings in the 985 census tracts with NPL hazardous waste sites and complete housing price data.
Column (2) displays the means in the 41,989 census tracts that neither contain a NPL site nor share a
border with a tract containing one. Columns (3) and (4) report on the means in the 181 and 306 census
tracts with hazardous waste sites with 1982 HRS scores below and above the 28.5 threshold, respectively.
Columns (5) and (6) repeat this exercise for the 90 and 137 tracts below and above the regulatory
threshold in the regression discontinuity sample. The remaining columns report p-values from tests that
the means in pairs of the first six columns are equal. P-values less than 0.01 are denoted in bold.

Column (7) compares the means in columns (1) and (2) to explore the possibility of confounding
in the least square approach. The entries indicate that 1980 housing prices are more than 20% lower in
tracts with a NPL site. Among the potential determinants of housing prices, the hypothesis of equal
means can be rejected at the 1% level for 9 of the 11 demographic and economic variables, 7 of 11 of the
housing characteristics, and 3 of the 4 geographic regions. Specifically, the tracts with NPL sites are less
densely populated (e.g., due to locations in industrial parts of urban areas and rural areas) and have lower
household incomes. One variable that seems to capture this is that the fraction of the housing stock that is
comprised of mobile homes is more than 80% greater (0.0862 versus 0.0473) in these tracts.
Additionally, the fraction of Blacks and Hispanics is greater in tracts without NPL sites, which
undermines “environmental justice” claims in this context. Due to the confounding of NPL status with
these other determinants of housing price growth, it may be reasonable to assume that least squares
estimation of equation (7) will produce biased estimates of the effect of NPL status.

Column (8) compares the tracts with hazardous wastes that have 1982 HRS scores below and
above the 28.5 regulatory threshold. It is immediately evident that by narrowing the focus to these tracts,
the differences in the potential determinants of housing prices are greatly mitigated. For example, the
population density and percentage of mobile homes are well balanced. One important difference that

remains is that the mean housing price in 1980 is roughly 16% higher in tracts with HRS scores above
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28.5. Overall, the entries suggest that the above and below 28.5 comparison reduces the confounding of
NPL status.

Column (9) repeats this analysis in the regression discontinuity sample. Notably, the difference
in 1980 housing prices is reduced to 10% and is no longer statistically significant at conventional levels
(p-value = 0.084). With respect to the other determinants of 2000 housing prices, the findings are
remarkable in that the hypothesis of equal means cannot be rejected at the 1% level for any of these
variables. The differences in the means are substantially reduced for many of the variables, so this result
is not simply due to the smaller sample (and larger sampling errors). This finding suggests that estimates
of the effect of NPL status on housing price growth from the regression discontinuity sample may be of
especial interest.

There is not enough room to present the results here, but there are substantial differences in the
geographic distribution of sites across states in both the above and below 28.5 (i.e., columns 3 and 4) and
regression discontinuity (i.e., columns 5 and 6) comparisons. It is likely that this is due to the small
samples in each state. The dramatic differences in state-level trends in housing prices in the 1980s and
1990s suggest that this is a potential source of bias. Consequently, we will emphasize specifications that

include state fixed effects to control for state-level shocks to housing prices.

B. Least Squares Estimates from the All NPL Sample

Table 3 presents the first large-scale effort to test the effect of Superfund clean-ups on property
value appreciation rates. Specifically, it reports the regression results from fitting 4 least squares versions
of equation (7) for both 1990 and 2000 housing prices. The sample size is 42,974 in all regressions. In
Panel A, 746 (985) observations in 1990 (2000) are from census tracts that contain a hazardous waste site
that had been on the NPL at any time prior to 1990 (2000).>' In addition to tracts with incomplete

housing price data from 1980 — 2000, tracts that share a border with tracts containing NPL sites (unless

31 For tracts that include multiple NPL sites, the observation from that tract is repeated in the data file for each site.
Thus, there would be 2 identical observations for a tract that contains two NPL sites. The 746 (985) NPL sites in
1990 (2000) are located in 682 (892) individual tracts.
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they also contain a NPL site) are dropped from the sample since Superfund clean-ups may affect housing
prices in adjacent tracts.

The possibility of price effects in adjacent tracts is investigated in Panel B. Here, the observation
from each tract with a NPL site is replaced with the average of all variables across the census tracts that
share a border with the tract containing the NPL site and have complete housing price data. Further, the
individual observations on the adjacent tracts are excluded from the sample as in Panel A. The remainder
of the sample is comprised of observations on the 41,989 tracts with complete housing price data that
neither have a NPL site nor are adjacent to a tract with a NPL site.

In principle, the price effects in adjacent tracts could be positive or negative. The most
straightforward possibilities are that a site’s remediation would cause property values in adjacent tracts to
increase or leave them unaffected (if, for example, any health benefits are limited to the tract containing
the site). If housing markets are small and segmented, however, it is possible that a Superfund clean-up
would induce migration from the adjacent tracts to the tract containing the sites and that this dynamic
would lead to lower housing prices in the adjacent tracts. In the polar case, the NPL designation and
subsequent clean-up would reallocate housing values within the segmented market and have no overall
effect on housing values.

The dependent variables are underlined in the first column. The entries report the coefficient and
heteroskedastic-consistent standard error on the NPL indicator. All specifications control for the natural
log of the mean housing price in 1980, so the reported parameter should be interpreted as the growth in
housing prices in tracts with a NPL site (or its neighbors), relative to tracts without NPL sites. The exact
covariates in each specification are noted in the row headings at the bottom of the table and are described
in more detail in the Data Appendix.

The Panel A results show that this least squares approach finds a positive association between
NPL listing and housing price increases. Specifically, the estimates in the first row indicate that median
housing prices grew by 9.8% to 16.4% (measured in In points) more in tracts with a site placed on the
NPL from 1980 to 1990. All of these estimates would easily be judged statistically significant by
conventional criteria. The column (4) estimate of 9.8% is the most reliable one, because it is adjusted for
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all unobserved state-level determinants of price growth. Recall, Table 1 demonstrated that remediation
activities had been initiated at less than half of these sites and only 22 sites were construction complete by
1990. Thus, these findings appear to contradict the popular “stigma” hypothesis (see, e.g., Harris 1999)
that a site’s placement on the NPL causes housing prices to decline. We investigate this issue further
below.

The next row repeats this exercise for the period from 1980 to 2000. Here, the estimated effect of
the presence of a NPL site within a tract’s boundaries is associated with a 4.0% to 7.3% increase in the
growth of house prices depending on the specification. Notably, the standard errors on the 2000 estimates
are about half the size of the 1990 ones.

Panel B explores the growth of housing prices in the census tracts that are adjacent to the tracts
containing the NPL sites. All of the estimates are statistically different from zero and imply that the
placement of a site on the NPL is associated with a positive effect on the growth of housing prices in
neighboring tracts. The column (4) specification indicates 10.8% and 8.8% gains by 1990 and 2000,
respectively. >

It is possible to use the Table 3 estimates to do a crude cost-benefit calculation. The 1980 mean
of aggregate property values in tracts with NPL sites is roughly $77 million. The multiplication of this
value by the 2000 own tract, column (4) point estimate of 0.066 implies that housing prices were roughly
$5 million higher in these tracts in 2000 due to the NPL designation. The 1980 mean of aggregate
property values in adjacent tracts is $638 million and an analogous calculation suggests that the NPL
designation led to a mean increase in property values of roughly $56 million. Setting aside the legal costs
associated with collecting the funds from private parties and deadweight loss of public funds, the $61

million mean increase in property values per site appears larger than our estimate of the mean actual costs

32 The subsequent sections are focused on the subset of hazardous waste sites that were tested in 1982 for inclusion
on the initial NPL. Consequently, it is relevant to contrast the subsequent estimates with those from the Table 3
approach. When the set of tracts with NPL sites is limited to those that were tested in 1982, the column 4
specification in Table 3 produces point estimates (standard errors) of 0.063 (0.025) and 0.057 (0.013) for 1990 and
2000. The analogous 1990 and 2000 adjacent census tract results are 0.080 (0.016) and 0.073 (0.012). Overall,
these estimates are quite similar to those in Table 3 for the full set of NPL sites.
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of clean-ups of about $40 million per site.”

Before drawing any definitive conclusions or policy implications, however, it is worth
emphasizing that three features of the evidence presented so far suggest that the Table 3 estimates may be
unreliable. First, Table 2 demonstrated that NPL status is confounded by many variables. Second, 7 of
the 8 adjacent tract point estimates exceed the own census tract estimates. In light of these tracts’ small
size (recall, the median size of a site is 29 acres), it seems unlikely that NPL status would have a larger
effect in the adjacent tracts. Third, all of the 2000 own tract and adjacent point estimates are smaller than
the 1990 point estimates from the same specifications. This finding is puzzling, because remediation was
complete at only 22 of the NPL sites by 1990. In contrast, the clean-ups had been completed at nearly
half of the sites by 2000.

The next section begins our presentation of the results from the 1982 HRS research design. This

design mitigates many of the concerns about omitted variables bias that plague the least squares approach.

C. Isthe /(HRS., > 28.5) a Valid Instrumental Variable for NPL Status?

This section presents evidence on the first-stage relationship between the 1(HRS., > 28.5)
indicator and NPL status, as well as some suggestive evidence on the validity of the exclusion restriction.
Figure 5 plots the bivariate relation between the probability of 1990 (Panel A) and 2000 (Panel B) NPL
status and the 1982 HRS score among the 487 sites in the 1982 HRS sample. The plots are done
separately for sites above and below the 28.5 threshold and come from the estimation of nonparametric
regressions that use Cleveland’s (1979) tricube weighting function and a bandwidth of 0.5.>* Thus, they
represent a moving average of the probability of NPL status across 1982 HRS scores. The data points

represent the mean probabilities in the same 4-unit intervals of the HRS score as in Figures 3 and 4.

3 Our estimates of the mean actual costs of clean-ups are calculated in the following manner. Panel F of Table 1
indicates that among fully remediated sites the actual costs of clean-up exceed the expected costs by roughly 40%
among all NPL sites. We then multiply the mean expected costs of clean (calculated among all sites) of $28.3
million by 1.4, which gives our estimated mean actual cost of $40 million. The comparable figure for the column
(2) NPL sites, which are the focus of the subsequent analysis, is $43 million.

** The smoothed scatterplots are qualitatively similar with a rectangular weighting function (i.e., equal weighting)
and alternative bandwidths.
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The figures present dramatic evidence that a HRS score above 28.5 is a powerful predictor of
NPL status in 1990 and 2000. Virtually all sites with initial scores greater than 28.5 are on the NPL. The
figures also reveal that some sites below 28.5 made it on to the NPL (due to rescoring) and that this
probability is increasing in the initial HRS score and over time.

Panel A of Table 4 reports on the statistical analog to these figures from the estimation of linear
probability versions of equation (9) for NPL status in 1990 and 2000. This is a test of the “first-stage”
relationship in our two-stage least squares approach. In the first five columns, the sample is comprised of
the full 1982 HRS Sample. The controls in the first four columns are identical to those in the four
specifications in Table 3. In the fifth column, the 1982 HRS score and its square are added to the column
(4) specification so that the estimates are adjusted for a smooth function of the “running” variable. Thus,
the specification tests for a discontinuity in the probability of NPL status at the regulatory threshold of
28.5. In column (6), the controls are the same as in column (4), and the sample is the regression
discontinuity sample that is comprised of the 227 sites with 1982 HRS scores between 16.5 and 40.5.
These specifications and samples are repeated throughout the remainder of paper.

The results confirm the visual impression that a 1982 HRS score above 28.5 increases the
probability that a site is placed on the NPL. The point estimates imply a higher probability ranging
between 61% and 86%, depending on the year and specification. Overall, these findings reveal a
powerful first-stage relationship suggesting that weak instrument concerns are not relevant here (Staiger
and Stock 1997).

Panel B of Table 4 presents an informal test of the validity of the research design. In the first row
of the panel, the dependent variable is the natural log of 1980 mean housing prices and the sample is
again comprised of the 1982 HRS sample. In the second row, the dependent variable and the covariates
for each observation are calculated as the mean across the census tracts that share a border with the tract
containing the hazardous waste site. The specifications are identical to those in the upper panel (except,
of course, they do not control for 1980 prices). The table reports the coefficient and standard error on
1(HRS5, > 28.5) from five regressions.

These Panel B regressions test for differential 1980 housing prices above and below the threshold
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after adjustment for observed covariates. This is an important test, because 1980 housing prices are not
balanced across the values of 1(HRS.g, > 28.5) in the full 1982 HRS sample and residual housing prices
may be an important predictor of the growth in housing prices. Evidence of significant differences would
undermine the validity of this research design.

After adjustment for the housing characteristics, the point estimate on the above 28.5 indicator is
small both economically and statistically in the own census tract regressions. In columns (3) — (6), the
estimates range from -0.010 to 0.001 and the largest t-statistic is 0.55. The adjacent census tract results
suggest that a HRS score exceeding 28.5 is virtually uncorrelated with adjusted 1980 housing prices.

Figure 6 allows for a graphical investigation of this test. It plots the results from nonparametric
regressions between 1980 residual housing prices after adjustment for the column (4) covariates (except
the indicator for a HRS score above 28.5) and the 1982 HRS scores. These plots are done separately for
sites above and below the threshold and again use Cleveland’s (1979) tricube weighting function and a
bandwidth of 0.5. The qualitative findings are unaffected by reasonable alternatives for the weighting
function and the bandwidth. In Panel A, the 1982 HRS sample is used, whereas Panel B employs the
regression discontinuity sample.”

There is little evidence of a relationship between the 1982 HRS score and 1980 residual housing
prices in either figure. Importantly, there are only modest differences in residual housing prices just
above and below the regulatory threshold. Along with the findings in Tables 2 and 4, these plots support

the validity of this paper’s quasi-experimental approach.

D. Quasi-Experimental Estimates of NPL Status on Housing Prices
Table 5 presents 2SLS estimates of the effect of NPL status on housing prices in 1990 and 2000.

In Panel A the observations are from the census tracts containing the 487 hazardous waste sites in the

* Figure 6 is intended to provide a qualitative graphical exploration of the regression results. The relationship
between housing prices and 1982 HRS scores cannot be exactly inferred from this graph, because the HRS score has
not been adjusted for the column (4) covariates. This same caveat applies to the subsequent Figures 7, 8, and 9.
However, the meaningfulness of this graph is supported by Table 2’s finding that the covariates are well balanced
among sites with 1982 HRS scores above and below the regulatory threshold, especially in the regression
discontinuity sample.
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1982 HRS sample. In Panel B each observation is comprised of the average of all variables across tracts
that share a border with these tracts. The 6 combinations of samples and control variables are identical to
those in Panel A of Table 4.

These Panel A results suggest that a site’s placement on the NPL has little impact on the growth
of property values in its own census tract, relative to tracts with sites that narrowly missed placement on
the NPL. The 1990 and 2000 point estimates range from -0.6% to 6.6%. However, they all have
associated t-statistics less than 2.

The most reliable specifications are presented in columns (4) — (6). The column (4) specification
controls for state fixed effects in housing price growth and produces smaller point estimates than the
identical specification in Table 3. However, the imprecision of the estimates means that the 95%
confidence intervals of these estimates overlap. The regression discontinuity specifications in columns
(5) and (6) may be the least subject to omitted variables bias concerns, so it is notable that they produce
the smallest point estimates. These two specifications are demanding of the data and this is reflected in
the larger standard errors.*®

Panel B presents the adjacent tract results. The column (4) specification produces economically
small point estimates that are estimated more precisely. Specifically, the 1990 and 2000 point estimates
(standard errors) are -0.006 (0.027) and 0.012 (0.022), respectively. Notably, the 95% confidence
intervals of these estimates do not overlap with the Table 3 estimates from the identical specification.
The regression discontinuity estimates are also small and the null of zero cannot be rejected at anything
approaching conventional levels. Overall, these quasi-experimental results suggest that a site’s placement
on the NPL does not affect housing prices in neighboring census tracts either positively or negatively. In

this respect they contrast sharply with the adjacent tract results from the least squares approach in Table 3.

%% Probst and Konisky (2001) find that approximately 14.5% of RODs ultimately receive a “no further action”
classification from the EPA. This classification was applied when removal activities were sufficient to remove the
environmental risk and/or the risk naturally dissipated. This is potentially relevant for our analysis for the sites
where the EPA classified every ROD for every operating unit as “no further action,” because these sites are not
standard NPL sites in that no remediation activities took place at them. There are 11 of these sites in the 1982 HRS
sample. The own census tract regression results are virtually identical to those in Panel A of Table 5 when the tracts
containing these 11 sites are dropped from the sample.
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Figures 7 and 8 provide an opportunity to better understand the source of these regression results.
They are constructed identically to Figure 6 and plot the nonparametric regressions of 2000 residual
housing prices (after adjustment for the column (4) covariates) against the 1982 HRS Score in the 1982
HRS (Panel A) and Regression Discontinuity (Panel B) samples. The figures are for the own and
adjacent census tract housing prices, respectively, and are the graphical version of the reduced form
relationship between housing price growth and the instrument.

These graphs confirm that there is little association between 2000 residual housing prices and the
1982 HRS score. A comparison of the plots at the regulatory threshold is of especial interest in light of
the large jump in the probability of placement on the NPL there. In all four of these plots the moving
averages from the left and right are virtually equal at the threshold.

One potentially troublesome issue with the approach thus far is the arbitrary nature of census tract
boundaries with respect to the location of the hazardous waste sites. Although there is no a priori reason
to believe that it is likely, it is possible that the houses affected by the clean-ups fall predominantly
outside the sites’ tracts and the adjacent tracts. To explore this possibility, we obtained the exact
longitude and latitude of all the hazardous waste sites in the 1982 HRS sample and used GIS software to
draw circles around them with radii of 1, 2, and 3 miles. We then calculated the means of all variables as
the weighted average across the portion of tracts that fall within the relevant circle around the hazardous
waste sites. The weight is the fraction of the tract’s area within the relevant circle multiplied by the
tract’s 1980 population. To place the size of these circles in some context, the 1980 aggregate values of
the housing stock in the three circles are roughly $300, $755, and $1,410 million (2000 $’s).

Appendix Table 1 reports results from the application of the 6 2SLS specifications used in
Table 5 to these data sets. None of the 36 point estimates presented would be judged to be statistically
different from zero by conventional criteria. In both the 1 and 2 mile panels, the 95% confidence interval
of the column (4) estimate lies below the housing price appreciation rate necessary for the clean-ups to

surpass our estimated cost of the clean-ups of $43 million in this sample. Overall, this table confirms that
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a site’s receipt of the NPL designation appears to have little effect on the growth of local housing prices.*’

Table 6 presents the results from a series of other specification checks, all of which return to
using census tracts, rather than circles around a site, as the unit of observation. For conciseness, we only
present estimates from the column (1) specification and the three most robust specifications (i.e., columns
4, 5, and 6) from Table 5. We also limit the table to the 2000 own census tract results. We focus on the
2000 own census tract data, because it is more likely that we will find an effect with them since more
clean-ups are completed in 2000 and the data come from the houses in closest proximity to the sites.
Consequently, a continued failure to find an effect of NPL status will further undermine the view that
NPL status affects local property values.

Each of the specification checks is reported in a separate panel. Panel A reports the results from
the addition of the individual pathway scores to the vector X 959 of controls in all six specifications. This
is the third regression discontinuity style approach. In Panel B, we add the 1970 values of the covariates
(including the natural log of 1970 housing prices) to the Table 5 specification to adjust for mean reversion
or pre-existing trends. The 1970 data is available for a subset of counties, so the sample sizes decline to
353 in columns (1) — (3) and 157 in (4). Panel C adds the 2000 value of the covariates. These variables
are potentially endogenous, because they may be affected by the clean-ups. To isolate the effect of NPL
status on land values (rather than housing values), however, it may be appropriate to adjust for these
variables.

The results in the first three panels of Table 6 continue to suggest that the NPL designation has
little effect on the growth of property values between 1980 and 2000. The adjustment for the individual
pathway scores generally reduces the point estimates and causes the standard errors to increase. The
addition of the 1970 and 2000 covariates also tends to reduce the point estimates. All 12 of these

estimates have an associated t-statistic less than 1.1.%%

7 A limitation of this GIS approach is that street address level data on housing prices and the covariates is
unavailable. Consequently, we assign a census tract’s average to the portion of the tract that falls within the circle,
which is equivalent to assuming that there is no heterogeneity in housing prices or other variables within a tract.

3 1t is possible that the least expensive houses within a tract are the ones closest to the NPL site. If this is the case,
the site’s remediation could lead to zero growth in median house prices but substantial growth in mean prices. A
test of this possibility by using mean housing prices as the dependent variable does not affect our qualitative
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Panel D tests whether the effect of the NPL designation differs in census tracts with a population
density exceeding 1,588 per square mile, which is the top quartile among tracts in this sample.
The intuition is that the price response to clean-ups may be greater in higher density tracts where there are
fewer undeveloped plots of land to build new houses.”® Specifically, the specification now includes an
indicator for these tracts and the additional variable of interest, which is the interaction of this indicator
and the indicator for 2000 NPL status. The latter variable is treated as endogenous and instrumented with
the interaction of indicators for tracts with a population density exceeding 1,588 and sites with a HRS
score exceeding 28.5. Two of the estimates of the interaction are positive and two are negative. None of
them would be judged to be statistically different from zero by conventional criteria.*’

Panel E follows a similar approach, except that its focus is on tracts where it is most likely that
the hazardous waste site has contaminated local drinking water supplies. These tracts are defined as those
where the site’s groundwater pathway score exceeds 28.5 and the tract is in the top half of the distribution
of mean household well water usage (i.e., more than 11.8% of households use well water). It seems
reasonable to suppose that tracts where households rely on contaminated water may place a higher value
on clean-ups. Here, the point estimates on the interaction are in the relatively narrow range of -0.007 to

0.024, although individually they are poorly determined.*' **

conclusions. In fact, the results from the most reliable specifications (i.e., those reported in Table 6) are virtually
identical to those for models for median house prices. Similarly, the results are practically unchanged when the
dependent variable is the difference between the In of 2000 (or 1990) and 1980 housing prices.

3% Davis (2004) finds a 13% house price response to the outbreak of a cancer cluster in Churchill County, Nevada,
which has a population density of 5 people per square mile. The relevance for this paper is that it clearly contradicts
the view that the house prices do not respond to changes in environmental goods (or other public goods) in regions
with plentiful undeveloped land. This is consistent with the notion that there is a fixed amount of land (i.e., a
vertical supply curve of land). Nevertheless, we present the Panel D results to explore this issue in our setting.

% The results are qualitatively similar when we test whether the effect of the NPL designation differs in tracts
located in counties in the top quartile of county population density.

*1 Of the 122 tracts with a population density exceeding 1,588, 72 have a HRS score exceeding 28.5 and 79 have
sites placed on the NPL by 2000. Among the 204 tracts that qualify as potentially having contaminated drinking
water, 164 have HRS scores exceeding 28.5 and 170 have sites that had been placed on the NPL by 2000.

2 We would have liked to test whether the effects of clean-ups differed for large sites or ones where the estimated
costs of clean-up are high (so called “mega” sites). The size and estimated cost data are only available for NPL
sites, so it is impossible to include a main effect for these characteristics. Since these characteristics are likely to
have a direct effect on housing price appreciation, we cannot conduct meaningful tests of these hypotheses.
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E. Quasi-Experimental Estimates of Stages of Superfund Clean-Ups on Rental Rates

We now turn to using the 1990 and 2000 In median rental rates as the outcome variable. Rental
units account for roughly 20% of all housing units and generally differ on observable characteristics from
owner occupied homes, so the results may not be indicative of the overall housing market. The appeal of
this outcome is that rental rates are a flow measure, so we can abstract from the problem that individuals’
expectations about the length of time until the completion of the clean-up are unknown. Consequently,
we can test whether the impact of the clean-ups on the value of local housing services varies at different
stages of Superfund clean-ups.*

Table 7 presents separate 2SLS estimates of the effect of the different stages of the remediation
process on 1990 and 2000 rental rates. The three endogenous variables are independent indicator
variables for tracts that contain a site that by 1990/2000: is on the NPL but a ROD has not been issued;
has a ROD and/or clean-up has been initiated but not completed; or, has been designated construction
complete or deleted from the NPL. The three instruments are the interaction of the 1(HRS., > 28.5)
variable with the indicators for these three stages of the NPL process. The table reports the point
estimates and their standard errors, along with the p-value from a F-test that the three point estimates are
equal. The number of sites in each category and the mean HRS score is also listed in brackets.

The sites in the “NPL Only” category have been on the NPL for 7 (17) years by 1990 (2000), but
the EPA had not developed a remediation plan yet. It seems reasonable to presume that individuals have
had enough time to use the NPL listing to update their expectation of the risk associated with proximity to
the site. In both the 1990 (2000) regressions, 3 (2) of the 4 point estimates are positive for this group.
The large standard errors, especially in the regression discontinuity specifications, make definitive
conclusions unjustified. However, the results in this table (along with results from analogous housing

price regressions**) fail to lend much credence to the conventional wisdom that a site’s placement on the

* Viscusi and Hamilton (1999) find evidence that decisions about the timing of clean-ups of NPL sites are
associated with local measures of political activism. Other researchers have found less decisive evidence on the
relationship between local community’s characteristics and EPA decisions on the timing of clean-ups (Hird 1993,
1994; Zimmerman 1993; Gupta et al., 1995 and 1996).

* We also estimated a version of these models for housing prices. The column (2) “NPL Only” parameter estimates
(standard errors) for 1990 and 2000 are 0.018 (0.067) and 0.015 (0.065), respectively.
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NPL leads to an immediate reduction in the value of housing services near the site.

The 2000 results for the “Construction Complete or NPL Deletion” category are noteworthy. The
point estimates from the more reliable specifications range from -0.043 to 0.046 and zero cannot be
rejected for any of them. This finding is telling, because these sites have been fully remediated and yet
there seems to be little effect on the growth of rental rates.*

The null hypothesis of equality of the three parameters cannot be rejected at conventional levels
in any of the specifications. The imprecision of the estimates helps to explain this finding, but their rank
ordering is also surprising. In three of the four 2000 specifications, the point estimate on the “NPL Only”
indicator is either equal to or exceeds the “Construction Complete or NPL Deletion” one.

A possible explanation for the small housing price effects in Tables 5 and 6 is that gains near sites
where clean-ups are complete are obscured by declines at sites where the clean-ups are not complete or
have not been initiated. The Table 7 findings undermine this explanation. Overall, this table lends further

support to the view that Superfund clean-ups had small effects on the value of local housing services.

F. Quasi-Experimental Estimates of the Effect of NPL Status on Total Population and Demographics

Table 8 presents 2SLS estimates for a series of housing supply, population, and demographic
variables measured in 2000. We continue to focus on the tracts containing the hazardous waste sites. The
intent is to determine whether individuals sort in response to changes in local environmental amenities, or
specifically the Superfund clean-ups. We report the parameter estimate and standard errors on the
dummy for NPL status by 2000. As in the earlier analysis, this variable is instrumented with an indicator
for a HRS score above 28.5.

The first specification simply adjusts for the 1980 value of the dependent variable. The column
(2) specification adds state fixed effects. The column (3) specification adds a quadratic in the 1982 HRS

score and in column (4) the smaller regression discontinuity sample is used. To keep the interpretation

* The point estimates (standard errors) for the “Construction Complete or NPL Deletion” indicator from the
columns (2), (3), and (4) specifications in the 2000 housing price analogs to the Table 7 regressions are 0.063
(0.029), 0.016 (0.060), and 0.038 (0.040). Thus, these regressions also fail to provide much evidence that Superfund
clean-ups have a substantial impact on housing prices.
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simple, the estimates are not adjusted for the wide range of housing characteristics, economic conditions
and demographics as was done in the price and rental rate regressions.

Panel A tests for an association between NPL status and growth in the total number of housing
units and population. The results provide mixed evidence on total housing units. There is modest
evidence of a relative increase in population in the tracts with NPL sites. The estimates in the regression
discontinuity specifications are poorly determined, but the point estimates are similar to those in the other
specifications. Figure 9 provides an opportunity to examine the population results graphically. It is
evident that tracts with HRS scores exceeding 28.5 have higher population growth but there is only weak
evidence of a discontinuous jump in population growth at the regulatory threshold.

Panels B and C examine whether the NPL designation is associated with sorting or migration that
leads to changes in the income and demographic characteristics of local residents. The first two
specifications suggest that household income increased more in NPL tracts and that the fraction of
households receiving public assistance declined. The regression discontinuity specifications, however,
are less supportive of this conclusion. It appears that the fraction of Blacks or Hispanics did not change in
a meaningful way. Although the clean-up of Superfund sites is intended to reduce environmental risks for

local residents, especially children, the fraction of the population under the age of 6 is unchanged.

V1. Interpretation and Policy Implications

This paper’s primary finding is that the NPL designation and eventual clean-up of hazardous
waste sites have small effects on the value of housing services in the areas proximate to these sites. In
light of the substantial resources devoted to these clean-ups and the claims of large health benefits, this
finding may be considered surprising. Here, we review two explanations both of which are consistent
with the results.

First, there may be heterogeneity in individuals’ valuations of the risks associated with proximity
to hazardous waste sites and the individuals that choose to live near these sites may have a low
willingness to pay to avoid the associated health risks. This could be the case either because of

differences in income or heterogeneity in preferences. In this case, the paper’s estimate would be
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uninformative about the population average willingness to pay. It is important to note, however, that
from a policy perspective the crucial parameter is the willingness to pay of the population that lives near
these sites and this is the parameter that the paper has estimated.

Second, individuals may have imperfect information. This imperfect information could take the
form of ignorance about proximity to sites or unawareness of the reduction in health risks associated with
clean-ups. It is unlikely that individuals are unaware of the sites, because local newspapers often provide
extensive coverage when a site is placed on the NPL (or even considered for placement) and/or when
remediation is completed. Further, at least a few states (e.g., Alaska and Arizona) require home sellers to
disclose whether there are hazardous waste sites in close proximity.

Alternatively, it seems plausible that individuals do not perfectly understand the health benefits of
Superfund clean-ups. As discussed above, scientists are actively studying the health consequences of
exposure to the thousands of toxics present at Superfund sites, but laboratory evidence on the human
(rather than mouse or rat) health effects of these toxics will not be available any time soon since scientific
review boards reasonably place many safeguards on the study of human health. Put another way, the
scientific uncertainty surrounding the toxics at many Superfund sites makes it difficult for individuals to
correctly assess the health benefits of clean-ups.*® A related possibility is that regardless of the clean-ups’
effectiveness at reducing health risks, individuals do not believe that they mitigate risk.

These two explanations have very different policy implications. The former suggests that society
devotes too many resources to these clean-ups and that it may be prudent to consider less expensive
options. For example, a policy of erecting fences around the sites and posting signs that warn about the
potential health risks would be cheaper. Alternatively if the goal is to transfer resources to the people that

live in polluted parts of the country, the results suggest that society should identify projects that are more

* One caveat to this line of reasoning is that although there is uncertainty about the magnitude of the benefits of
clean-ups, it is not evident why individuals would incorrectly assume they are small rather than large. It is possible
that some individuals have difficulty assessing low probability events (e.g., a small increase in the probability of
contracting cancer) and just assume that the clean-ups induce no change in risk. However, if this is a mistake, it is
unclear why all individuals would make it. Markets allow for heterogeneity in beliefs and presumably the
individuals that believe that clean-ups have large health benefits would purchase houses from the individuals that
believe the opposite.
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valuable to individuals living in these areas. Of course, cash transfers are one such option, although they
may not be politically desirable or feasible.*’

The latter explanation suggests that the benefits of these clean-ups may be substantially larger
than suggested by this paper’s results. However, this possibility cannot be assessed without reliable

estimates on the health benefits of these clean-ups. This is an important area for future research.

VII. Conclusions

This study has estimated the effect of Superfund clean-ups of hazardous waste sites on local
housing price appreciation. The basis of the analysis is a comparison of housing price growth in the areas
surrounding the first 400 hazardous waste sites to be cleaned up through the Superfund program to the
areas surrounding the 290 sites that narrowly missed qualifying for the initial Superfund clean-ups. Using
the most comprehensive data file on Superfund ever compiled by the EPA or other researchers, we cannot
reject that the clean-ups had no effect on housing price growth, nearly two decades after these sites
became eligible for them. This finding is robust to a series of specification checks, including the
application of a quasi-experimental regression discontinuity design based on knowledge of the exact
selection rule. Overall, the preferred quasi-experimental estimates suggest that the benefits of Superfund
clean-ups as measured through the housing market are substantially lower than $43 million, which is our
best estimate of the mean costs of a Superfund clean-up.

More broadly, this paper contributes to a growing body of research (Black 1999; Chay and
Greenstone 2005) which suggests that it is possible to identify research designs that mitigate the
confounding that has historically undermined the credibility of conventional hedonic approaches to
valuing non-market goods. In this respect, it suggests that there may be more opportunities to use

markets to value environmental goods than is commonly accepted.

*71f the paper’s estimates that housing prices are unaffected by the NPL designation are correct and there aren’t any
health benefits, then the social cost of the Superfund program is simply the deadweight loss associated with the
collection of public funds. In this case, the program could be viewed as primarily consisting of a transfer from
taxpayers to EPA personnel, lawyers, environmental engineers, and other individuals and companies involved in the
remediation of Superfund hazardous waste sites. Whether transfers to these groups are more preferable than
transfers to individuals that live near hazardous waste sites is a political decision.

38



DATA APPENDIX

I. Covariatesin Housing Price and Rental Rate Regressions

The following are the control variables used in the housing price and rental rate regressions. They are
listed by the categories indicated in the row headings at the bottom of these tables. All of the variables
are measured in 1980 and are measured at the census tract level (or are the mean across sets of census
tracts, for example tracts that share a border with a tract containing a hazardous waste site).

1980 Ln House Price
In mean value of owner occupied housing units in 1980 (note: the median is unavailable in 1980)

1980 Housing Characteristics

total housing units

% of total housing units (rental and owner occupied) that are occupied
# housing units owner occupied

% of owner occupied housing units with 0 bedrooms

% of owner occupied housing units with 1 bedroom

% of owner occupied housing units with 2 bedrooms

% of owner occupied housing units with 3 bedrooms

% of owner occupied housing units with 4 bedrooms

% of owner occupied housing units with 5 or more bedrooms
% of owner occupied housing units that are detached

% of owner occupied housing units that are attached

% of owner occupied housing units that are mobile homes

% of owner occupied house built within last year

% of owner occupied house built 2 to 5 years ago

% of owner occupied house built 6 to 10 years ago

% of owner occupied house built 10 to 20 years ago

% of owner occupied house built 20 to 30 years ago

% of owner occupied house built 30 to 40 years ago

% of owner occupied house built more than 40 years ago

% of all housing units without a full kitchen

% of all housing units that have no heating or rely on a fire, stove, or portable heater
% of all housing units without air conditioning

% of all housing units without a full bathroom

Note: In the rental regressions in Table 7, the owner occupied variables are replaced with renter occupied
versions of the variables. For example, the first variable is replaced with the “% of renter occupied
housing units with 0 bedrooms.”

1980 Economic Conditions

mean household income

% of households with income below poverty line
unemployment rate

% of households that receive some form of public assistance

1980 Demographics
population density

% of population Black

% of population Hispanic
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% of population under age 18

% of population 65 or older

% of population foreign born

% of households headed by females

% of households residing in same house as 5 years ago

% of individuals aged 16-19 that are high school drop outs

% of population over 25 that failed to complete high school

% of population over 25 that have a BA or better (i.e., at least 16 years of education)

I1. Assignment of HRS Scores

The HRS test scores each pathway from 0 to 100, where higher scores indicate greater ris
The individual pathway scores are calculated using a method that considers characteristics of the site as
being included in one of three categories: waste characteristics, likelihood of release, and target
characteristics. The final pathway score is a multiplicative function of the scores in these three categories.
The logic is, for example, that if twice as many people are thought to be affected via a pathway then the
pathway score should be twice as large.

The final HRS score is calculated using the following equation:

(1) HRS Score = [(S°g + S%w +S%) /317,

where S, Ssw, and S,, denote the ground water migration, surface water migration, and air migration
pathway scores, respectively. As equation (1) indicates, the final score is the square root of the average of
the squared individual pathway scores. It is evident that the effect of an individual pathway on the total
HRS score is proportional to the pathway score.

It is important to note that HRS scores can’t be interpreted as strict cardinal measures of risk. A
number of EPA studies have tested how well the HRS represents the underlying risk levels based on
cancer and non-cancer risks.”® The EPA has concluded that the HRS test (at least from the late 1980s
version) is an ordinal test but sites with scores within 2 points of each pose roughly comparable risks to
human health (EPA 1991).”!
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[11. Primary Samples

We have two primary samples. The first sample includes sites that were placed on the National
Priority List (NPL) before January 1, 2000. There are 1,398 sites in this sample. The second sample is
all sites that were tested between 1980 and 1982 for inclusion on the initial National Priority List
announced on September 8, 1983.

A. All NPL Sample

The All NPL sample includes NPL sites located in the 50 US states and the District of Columbia
that were placed on the NPL before January 1, 2000. Although there are NPL sites located in US
territories such as Puerto Rico, they are not included in the sample because the census data from these
areas differs from the data for the remainder of the country. Further, the sample is limited to sites that

* See the EPA’s Hazard Ranking System Guidance Manual for further details on the determination of the HRS
score.

* The capping of individual pathways and of attributes within each pathway is one limiting characteristic of the test.
There is a maximum value for most scores within each pathway category. Also, if the final pathway score is greater
than 100 then this score is reduced to 100. The capping of individual pathways creates a loss of precision of the test
since all pathway scores of 100 have the same effect on the final HRS score but may represent different magnitudes
of risk.

%% See Brody (1998) for a list of EPA studies that have examined this issue.

> The EPA states that the early 1980s version of the HRS test should not be viewed as a measure of “absolute risk”,
but that “the HRS does distinguish relative risks among sites and does identify sites that appear to present a
significant risk to public health, welfare, or the environment” (Federal Register 1984).
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were listed on the NPL before January 1, 2000 to ensure that site listing occurred before any data
collection for the 2000 census.

B. 1982 HRS Sample

The second sample consists of sites tested for inclusion on the initial NPL published on
September 8, 1983. 690 sites were tested for inclusion on this list. As noted in the text, not all sites
tested between 1980 and 1982 were placed on the first NPL list due to initial HRS scores below 28.5.

Additionally, 12 sites proposed for the NPL on December 30, 1982 were not listed on the first
NPL which was issued on September 8, 1983. Specifically, 418 sites were proposed for the NPL, but 406
sites were listed. The difference between the proposed list and the final list is due mostly to the rescoring
of sites. The EPA received 343 comments on 217 sites (all of which were proposed NPL sites) that led to
score changes in 156 sites. Revised scores for 5 of these sites fell below 28.5. These sites were dropped
from the proposed list. Also not included on the 1983 NPL are 7 more sites. These 7 sites were
considered “still under consideration” and did not have final rescores available as of September 8, 1983.

Here is a detailed explanation of the difference between the 1982 proposed list and the first NPL
issued in 1983:

(1) Included on the 1982 proposed list and not on 1983 final list

a. Sites with a revised HRS score below 28.5:
1. Crittenden County Landfill (Marion, AR)
2. Flynn Lumber (Caldwell, ID)
3. Parrot Road (New Haven, IN)
4. Phillips Chemical (Beatrice, NE)
5. Van Dale Junkyard (Marietta, OH)
b. Sites “still under consideration™:
1. Clare Water Supply (Clare, MI)
2. Electravoice (Buchanan, MI)
3. Littlefield Township Dump (Oden, MI)
4. Whitehall Wells (Whitehall, MI)
5. Kingman Airport Industrial Area (Kingman, AZ)
6. Airco (Calvert City, KY)
7. Bayou Sorrel (Bayou Sorrel, LA)
c. State priority sites that were dropped:
1. Plastifax (Gulfport, MS)
d. Sites cleaned up by the responsible party before the 1983 NPL:
1. Gratiot Co Golf Course (St. Louis, MI)
e. Sites split into two separate sites:
1. Vestal Water Supply (Vestal, NY)
(2) Included on the 1983 final list but not on the 1982 proposed list
a. Two separate sites, formally Vestal Water Supply:
1. Vestal 1-1 (Vestal, NY)
2. Vestal 4-2 (Vestal, NY)
b. Site identified and tested after the 1982 proposed list:
1. Times Beach (Times Beach, MO)

Note that 5 of the 7 “still under consideration” sites (Airco, Bayou, Clare, Electravoice, and
Whitehall Wells) were later added to the NPL. All five sites had score changes (3 revised upward, 2
revised downward). Two sites (Littlefield, Kingman) were never listed on the NPL. These sites would
have had scores that dropped below 28.5.

Changes to site status for the sites in (1)c-(1)e, (2)a, and (2)b above did affect our sample.
Gratiot Co Golf Course (1)d was remediated before publication of the final NPL and therefore dropped
from our sample. The original Vestal Water Supply (1)e split into 2 sites, with Vestal 4-2 retaining all of
the original attributes of the site. We therefore considered Vestal 4-2 as a continuation of the original site.
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Vestal 1-1 is not included in our sample as there is no 1982 score associated with this site. Likewise
Times Beach (2)b is not included in our sample since there is no 1982 score. Plastifax (1)c received a
1982 score that would not have qualified the site for remediation. The site remains in the sample as
would any other site that scored below 28.5.

As a reminder, we instrument for NPL status with 1982 HRS scores to purge the estimates of
NPL status on housing price appreciation of the influence of the potentially endogenous decision to
rescore sites.

V. Site Size Variable

The size of site is collected from EPA documentation on the site. Note, there are two sources for
the "actual physical size" of a superfund site. Both sources are from the EPA's on-line Comprehensive
Environmental Response, Compensation and Liability Information System (CERCLIS) Database. One is
extracted from the Fact Sheet and the other from the Site Narrative. They differ for numerous sites and in
these cases we used the average of the two sources. If only one was available we used that one.

In some cases the site size provided in CERCLIS refers to the area of source of the contamination
and not the size of the site. There are relatively few sites that are described this way. To maintain
consistency in how we interpret a site’s size we excluded these data from our primary data file and
indicated the ‘actual-size’ as missing. Further, there are some sites for which there is no size data
available in CERCLIS. In some of these cases, we were able to obtain site size from the original HRS
scoring sheets, which we obtained from the EPA docket center via a Freedom of Information Request.

Finally, sometimes the source of contamination is described as being just one part of the entire
site. For example, the description for superfund site “NJD980505424” says that there is a 57 acre landfill
on 144 acres of property. For this site and others described similarly, we considered the physical size of
the site to be 57 acres.

V. Details on the Deter mination of Construction Complete Status

The Construction Complete variable was created by the EPA to gauge progress on remediating
NPL sites. The EPA first began using this designation in 1990. However, it is evident from the remedial
action site histories and a construction complete data file we received from the EPA that construction
complete definitions were retroactively assigned to pre-1990 sites. Importantly, a site does not receive
the construction complete designation until remediation is complete (besides operation and maintenance)
at all of its operating units.

There are 4 sites in our samples which have been deleted but for which no Construction Complete
dates are provided. The site ids for these sites are ARD059636456, KSD007241656, MNDO000686071,
and WID990829475. These sites were all deleted between 1990 and 2000. Since construction complete
is a precursor for deletion, we assign these sites a construction complete date 1 year prior to the deletion
date. Table 1 reveals that on average deletions occur about 1 year before deletion.

V1. Measures of Expected and Actual Remediation Costs
We collected data on the expected and actual costs of remediation at each Superfund site in our
samples. Here, we describe the differences in these measures of costs and how they were calculated.

A. Expected (Estimated) Costs

Each site’s expected cost is calculated as the sum of the “estimated costs” reported in the first
Record of Decision (ROD) for each operating unit associated with the site. Each ROD evaluates possible
remedial action plans and selects one that satisfies all relevant national and state requirements for human
health and the natural environment. RODs are issued for NPL sites only, so expected costs are
unavailable for sites that fail to make it onto the NPL. These data were unavailable in a few RODs and
some sites were still without RODs by 2000.

Estimated costs include both the remedial action cost and where available the discounted
operations and management cost for the selected remedy. The projected time period for these operation
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and management costs is usually 20-30 years.

Many sites have multiple “operating units” or completely separate sections of the site with
different RODs. We include estimated costs from each “operating unit” that has a separate ROD.
Savannah Silver Site is the site with the greatest number of operating units in our sample with at least 73.
Many of these operating units do not yet have a published ROD with an estimated cost. The vast majority
of sites—approximately 90%—have 3 or less operating units.

Note that the Savannah Silver Site highlights a limitation of the expected cost data. Many sites
listed on the National Priority List have Records of Decision and expected costs available for some, but
not all of the operating units at the site. To guard against the possibility of under-estimating the expected
costs at a site we emphasize expected cost data from those sites that are construction complete. It is clear
that all Records of Decision would be published for these sites.

Occasionally the ROD(s) for a site are updated or amended and this frequently leads to revisions
in the estimated costs field. These revisions are not included as part of the expected costs presented in
this paper. Thus, this paper’s reported expected costs are projections of the total costs of site remediation
before any clean-up activities have been initiated. (Interestingly, the amended mean expected costs of
remediation are nearly identical to the mean expected costs reported in the paper.)

B. Actual Costs

The actual cost data presented in this paper is our best effort to calculate the actual amount spent
on remedial action at each site by the EPA, state governments, and responsible parties. As will be
explained in greater detail below, the actual cost data comes from 2 sources. The first source is a
complete history of all EPA costs summarized by year and site. These data are from the IFMS database
and were provided to us by the financial/accounting department at the federal EPA office. The second
source is a document called Enforcement 3, also obtained from the accounting department of the national
EPA, which estimates all potential responsible party (i.e. private party) costs for each NPL site. These
potential responsible party (PRP) costs are estimates by EPA engineers of remedial action expenses paid
directly by companies and individuals. These costs are not reimbursements to the EPA or another party
for work that was already completed. Note that private companies are not required to disclose the actual
amount of money spent on remediation efforts. Thus, the actual cost data used in this paper is the sum of
the EPA actual costs and the PRP estimated costs.

Before explaining in greater detail the data sources used, we note that we explored two other data
sources for actual cost information but found both of them to be of unacceptably low quality. The first
source was a data file sent to us by the National EPA office that reportedly included all available actual
cost data on NPL sites. However, inspection of this file revealed numerous instances of sites with actual
cost amounts of 1, 0, and negative dollar amounts. Our hypothesis is that these data include money
reimbursed to the EPA by states and potential responsible parties. This could account for the negative
and zero dollar amounts for sites that clearly had remedial action. We are uncertain as to what might
explain the arbitrarily low dollar amounts (1, 2, etc.) other than data error. The second source of data we
explored using is the “actual cost” figures listed for some NPL sites on the EPA’s Superfund website
(CERCLIS). On inspection of these cost figures we again found 1, 0, and negative dollar amounts.

Apart from the obvious concerns with the other potential actual cost data sources there are several
advantages of the data provided to us by the financial office of the EPA. First, the costs are all listed by
site by year. This allows us to convert all cost expenditures to year 2000 $’s. Second, the EPA actual
cost data include both ‘direct’ and ‘indirect’ costs for each site. Direct costs include remedial action and
operations and management costs. Indirect costs are the EPA’s estimate of the portion of the Superfund
program costs (personnel wages, travel costs to inspect the sites, etc.) that are attributed to each site.
Third, by including EPA estimates for additional Potential Responsible Party costs, we have a more
complete accounting of the total costs to remediate each site.

A challenge regarding the actual cost data is to determine whether we have accounted for all costs
paid by state governments. Initial Superfund legislation required that state governments pay for at least
10% of the remedial costs and all of the operations and management costs for sites located in their state.
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The Federal EPA does not track state costs. Conversations with federal EPA personnel have indicated
that it is often the case that the Federal EPA pays for the work done at the sites and that the states then
reimburse the EPA. This interpretation would be consistent with the fact that the EPA actual cost data
file tracks operations and management costs—costs technically supposed to be covered by the states.
Although we are not convinced that we have accounted for all state costs, our conversations with
individual states and the federal EPA have not identified an appealing alternative method to measure
these costs.

VIl. Matching of 2000 Census Tractsto 1980 and 1990 Censuses

The census tract is used as the unit of analysis, because it is the smallest aggregation of data that
is available in the 1980, 1990 and 2000 US Census. As noted in the text, year 2000 census tract
boundaries are fixed so that the size and location of the census tract is the same for the 1980 and 1990
census data. The fixed census tract data boundaries were provided by Geolytics, a private company.
Information on how the 1980 and 1990 census tracts were adjusted to fit the 2000 census tract boundaries
can be found on their website at: www.geolytics.com. An outline of their approach is as follows.

Geolytics mapped 1990 census tracts into 2000 census tracts using block level data. Their
documentation states, “The basic methodology was to use the smaller blocks to determine the population-
weighted proportion of a 1990 tract that was later redefined as part of a 2000 tract.”>> A 1990 street
coverage file was used to weight populations of 1990 blocks included in 2000 census tracts when the
1990 blocks were split among multiple census tracts. The assumption is that local streets and roads
served as a proxy for where populations were located. Block level data for 1980 were unavailable. This
complicated the mapping of 1980 tracts into 1990 tracts. However, the correspondence between 1980
tracts and 1990 blocks is “very good”. As such “splitting a 1980 tract into 1990 tracts had to be done
spatially, meaning based solely on the 1990 block to 1980 tract correspondence.””

VII1. Placement of Hazardous Waste Sitesin 2000 Census Tracts

There are 2 types of hazardous waste sites in our sample—those that were eventually listed on the
National Priority List (NPL) and those that have never been listed on the NPL. Each of these hazardous
waste sites was assigned to a single census tract. The remainder of this section describes the separate
procedures we used to determine the year 2000 census tract of location for NPL and non-NPL hazardous
waste sites.

For the NPL sites, latitude and longitude coordinates are available on the EPA’s CERCLIS web
site. These coordinates were spot checked against their addresses and site descriptive information. GIS
Arc Map software was then used to place these sites in a single census tract.

It is more difficult to place the hazardous waste sites that have never been on the NPL in a single
census tract. Our first attempt was to place these sites using a comprehensive file provided to us by the
EPA that contained latitude and longitude coordinates for non-NPL sites. However, upon inspection of
this file we found numerous errors. Many of our sample sites were placed in different cities, counties,
states, or zip codes from the EPA address descriptions provided in CERCLIS and the Federal Register.

In light of the unreliable latitude and longitude data, we used several methods to place these sites.
Those sites with complete street address information were placed using a program that converts street
addresses to latitude and longitude coordinates. These coordinates were then placed in a census tract
using GIS Arc Map software.

Those non-NPL sites with missing or incomplete addresses were the most difficult sites to place.
We requested original Hazardous Ranking System (HRS) documents on all of these sites from the Federal
Register. The HRS documents are the first comprehensive documents prepared for each site. These

52 Appendix J: Description of Tract Remapping Methodology of Geolytics Data Users’ Guide for Neighborhood
Change Database (1970-2000), page J3.
33 Ibid, page J4.
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documents often contain more detailed descriptive information on the sites. Some HRS documents also
contain maps showing a site’s location in the surrounding community. Many of these sites could be
placed by hand using the more detailed descriptive and location information contained in the HRS
documents and an electronic US Census map.

We called regional and state EPA officials regarding all non-NPL sites that we were unable to
place with certainty using either CERCLIS information or the HRS scoring packages. For each of these
sites, we located someone with first hand knowledge of the site’s location or who was able to provide us
with either a map of the site, a more complete address, or more accurate latitude longitude coordinates.
Through these efforts, we placed all non-NPL sites in individual census tracts.

VIII. Neighbor Samples

We use two approaches to define the set of houses outside each site’s tract that may be affected
by the clean-up. We refer to these sets of houses as “neighbors.”

The first approach defines the neighbors as all census tracts that share a border with the tract that
contains the site. GIS software was used to find each primary census tract and extract the identity of its
adjacent neighbors. In the 1982 HRS sample, the maximum number of neighboring census tracts is 21
and the median is 7. The population of each adjacent census tract was used to weight the housing price,
housing characteristics, and demographic variables for each tract when calculating the mean adjacent
neighbor values.

The second approach defines neighbors based on circles of varying radii around the exact location
of the site. GIS software is used to draw a circle around the point representing the site (generally the
center of the site, but sometimes the point associated with the street address). For example in the 1 mile
sample, the GIS program draws circles with radii of 1 mile around each of the sites. For a given site, data
from all census tracts that fall within its 1-mile radius circle are used to calculate the mean housing values
and housing and demographic characteristics. To calculate these weighted means, each census tract
within the circle is weighted by the product of its population and the portion of its total area that falls
within the circle. The maximum number of census tracts included in the 1 mile ring for a site is 37 and
the median is 3. For the 2 mile ring the maximum number of neighbor sites is 80, with a median of 5.
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Table 1. Summary Statistics on the Superfund Program

All NPL Sitesw/ 1982 HRS Sitesw/ 1982 HRS Sites w/

non-Missing House non-Missing Missing House
Price Data House Price Data Price Data
€] (2 (©)]
Number of Sites 985 487 189
1982 HRS Score Above 285  —meeee 306 95
A. Timing of Placement on NPL
Total 985 332 111
#1981-1985 406 312 97
# 1986-1989 340 14 9
# 1990-1994 166 4 3
# 1995-1999 73 2 2
B. HRS Information
Mean Scores | HRS > 28.5 41.89 44 .47 43.23
Mean Scores| HRS<285 - 15.54 16.50
C. Size of Site (in acres)
Number of siteswith size data 920 310 97
Mean (Median) 1,186 (29) 334 (25) 10,507 (35)
Maximum 195,200 42,560 405,760

D. Stages of Clean-Up for NPL Sites
Median Years from NPL Listing Until:

RODIssued e 4.3 4.3
Clean-Up Initited ~ ——ee- 5.8 6.8
Construction Complete - 121 115
DeletedfromNPL e 12.8 125
1990 Status Among Sites NPL by 1990
NPL Only 394 100 31
ROD lIssued or Clean-up Initiated 335 210 68
Construction Complete or Deleted 22 16 7
2000 Status Among Sites NPL by 2000
NPL Only 137 15 3
ROD Issued or Clean-up Initiated 370 119 33
Construction Complete or Deleted 478 198 75
E. Expected Costs of Remediation (Millions of 2000 $'s)

# Sites with Nonmissing Costs 753 293 95
Mean (Median) $28.3 ($11.0) $27.5 ($15.0) $29.6 ($11.5)
95" Percentile $89.6 $95.3 $146.0

F. Actual and Expected Costs Conditional on Construction Complete (Millions of 2000 $'s)
Sites w/ Both Costs Nonmissing 477 203 69
Mean (Median) Expected Costs $15.5 ($7.8) $20.6 ($9.7) $17.3 ($7.3)
Mean (Median) Actual Costs $21.6 ($11.6) $32.0 ($16.2) $23.3 ($8.9)

Notes: All dollar figures are in 2000 $'s. Column (1) includes information for sites placed on the NPL
before 12/31/99. The estimated cost information is calculated as the sum across the first Record of
Decisions for each operating unit associated with asite. See the Data Appendix for further details.



Table 2: Mean Census Tract Characteristics by Categories of the 1982 HRS Score

NPL Site NoNPL Site HRS<285 HRS>285 HRS>165 HRS>285 P-Value P-Value P-Value

by 2000 by 2000 & <285 & <405 Dvs.(2) (B)vs. (4 (5 vs (6)
(1) (2 ©) (4 ©) (6) (7 8 9

# Census Tracts 985 41,989 181 306 90 137 - e e
Superfund Clean-up Activities
Ever NPL by 1990 0.7576 - 0.1271 0.9902 0.2222 0.9854 - 0.000 0.000
Ever NPL by 2000 10000 - 0.1602 0.9902 0.2667 0.9854 - 0.000 0.000
Housing Prices
1980 Mean 58,058 69,904 45,027 52,137 46,135 50,648 0.000 0.000 0.084
1990 Median 100,102 99,552 80,185 96,752 84,461 91,611 0.839 0.005 0.433
2000 Median 139,066 151,712 115,479 135,436 117,528 123,503 0.000 0.001 0.449
Neighbor Housing Prices
1980 Mean 61,124 - 49,324 62,711 48,735 54,078 - 0.038 0.047
1990 Median 103,012 - 85,476 98,743 85,793 88,743 - 0.009 0.653
2000 Median 143,805 2 --—--- 122,337 140,841 122,776 131,125 - 0.002 0.277
Demographics & Economic Characteristics
Population Density 1,406 5,786 1,670 1,157 1,361 1,151 0.000 0.067 0.570
% Black 0.0914 0.1207 0.1126 0.0713 0.0819 0.0844 0.000 0.037 0.926
% Hispanic 0.0515 0.0739 0.0443 0.0424 0.0309 0.0300 0.000 0.841 0.928
% Under 18 0.2940 0.2779 0.2932 0.2936 0.2885 0.2934 0.000 0.958 0.568
% Female Head HH 0.1617 0.1934 0.1879 0.1576 0.1639 0.1664 0.000 0.017 0.862
% Same House 5 Yrs Ago 0.5442 0.5127 0.6025 0.5623 0.5854 0.5655 0.000 0.001 0.244
% > 25 No HS Diploma 0.3425 0.3144 0.4053 0.3429 0.3881 0.3533 0.000 0.000 0.060
% > 25 BA or Better 0.1390 0.1767 0.1003 0.1377 0.1092 0.1343 0.000 0.000 0.036
% < Poverty Line 0.1056 0.1141 0.1139 0.1005 0.1072 0.1115 0.003 0.109 0.716
% Public Assistance 0.0736 0.0773 0.0885 0.0745 0.0805 0.0755 0.083 0.041 0.578
Household Income 20,344 21,526 19,635 20,869 19,812 20,301 0.000 0.013 0.486
Housing Characteristics
Total Housing Units 1,392 1,350 1,357 1,353 1,367 1,319 0.040 0.951 0.575
% Mobile Homes 0.0862 0.0473 0.0813 0.0785 0.0944 0.0787 0.000 0.792 0.285
% Owner Occupied 0.6821 0.6125 0.6792 0.6800 0.6942 0.6730 0.000 0.959 0.344
% 0-2 Bedrooms 0.4480 0.4722 0.4691 0.4439 0.4671 0.4496 0.000 0.103 0.417
% 3-4 Bedrooms 0.5246 0.5015 0.5098 0.5284 0.5089 0.5199 0.000 0.209 0.586
% Built Last 5 Years 0.1434 0.1543 0.1185 0.1404 0.1366 0.1397 0.006 0.050 0.844

% Built Last 10 Y ears 0.2833 0.2874 0.2370 0.2814 0.2673 0.2758 0.501 0.012 0.723



% No Air Conditioning 0.4904 0.4220 0.5058 0.4800 0.5157 0.5103 0.000 0.253 0.870

% with Zero Full Baths 0.0254 0.0229 0.0315 0.0259 0.0339 0.0290 0.011 0.089 0.386
% Units Detached 0.8764 0.8773 0.8585 0.8908 0.8545 0.8897 0.868 0.050 0.107
% Units Attached 0.0374 0.0754 0.0603 0.0307 0.0511 0.0317 0.000 0.040 0.297
Geographic Distribution Across Census Regions

% Northeast 0.3797 0.2116 0.3315 0.4771 0.3889 0.4234 0.0000 0.0014 0.6063
% Midwest 0.2183 0.2320 0.3481 0.2255 0.3222 0.2847 0.3016 0.0044 0.5507
% South 0.2355 0.3227 0.2155 0.1928 0.1889 0.2044 0.0000 0.5519 0.7744
% West 0.1665 0.2337 0.1050 0.1046 0.1000 0.0876 0.0000 0.9890 0.7565

Notes. Columns (1) - (6) report the means of the variables listed in the row headings across the groups of census tracts listed at the top of the columns. In all of
these columns, the sample restriction that the census tract must have nonmissing house price data in 1980, 1990, and 2000 is added. Columns (7)-(9) report the
p-values from tests that the means in different sets of the subsamples are equal. The Pand title “Neighbor Housing Price” reports the mean housing pricesin all
tracts that share a border with the tract containing the hazardous waste site. All other entries in the table refer to characteristics of the tract where the site is
located. P-valueslessthan .01 are denoted in bold. For the air conditioning and bath questions, the numerator is year round housing units and the denominator is
all housing units. For all other variablesin the “Housing Characteristics’ category, the denominator is al housing units.



Table 3: Estimates of the Association Between the Presence of a NPL Hazardous Waste Site and the In of
Median Census Tract Housing Prices, 1990 and 2000

€] ) ©) ()
A. Own Census Tract

[n (1990 Median Price)
1(NPL Status by 1990) 0.123 0.155 0.164 0.098
(0.023) (0.021) (0.020) (0.018)

In (2000 Median Price)
1(NPL Status by 2000) 0.040 0.046 0.073 0.066
(0.012) (0.011) (0.010) (0.009)

B. Adjacent Census Tracts

[n (1990 Median Price) 0.157 0.149 0.173 0.108
1(NPL Status by 1990) (0.018) (0.016) (0.014) (0.011)
[In (2000 Median Price) 0.041 0.061 0.092 0.088
1(NPL Status by 2000) (0.011) (0.010) (0.009) (0.008)
1980 Prices Yes Yes Yes Yes
1980 Housing Char’'s No Yes Yes Yes
1980 Economic Conditions No No Yes Yes
1980 Demographics No No Yes Yes
State Fixed Effects No No No Yes

Notes: The table reports results from 16 separate regressions where the unit
of observation is a census tract. The sample sizeis 42,974 in all regressions.
In Panel A, 746 (985) observations in 1990 (2000) are from census tracts that
contain a hazardous waste site that had been on the NPL at any time prior to
observation on housing prices. In Panel B, the observations from tracts
containing the NPL sites are replaced with observations comprised of
averages of al variables across the census tracts with complete housing price
data that share a border with the tracts containing the sites. The dependent
variables are underlined in the first column. The entries report the coefficient
and heteroskedastic-consistent standard error (in parentheses) on the NPL
indicator. The controls are listed in the row headings at the bottom of the
table. Seethetext and Data Appendix for further details.



Table 4. Estimates of the First-Stage Relationship and an Informal Validity Test

@) &) ©) 4) ©) (6)

A. First Stage:
Association Between Instrument and NPL Status

1(NPL Status by 1990)
1(1982 HRS Score > 28.5) 0864 0859 0849 0843 0670  0.728
(0.026) (0.027) (0.028) (0.031) (0.063) (0.057)

1(NPL Status by 2000)
1(1982 HRS Score > 28.5) 0827 0822 0813 0801 0608  0.687
(0.029) (0.029) (0.030) (0.034) (0.066) (0.060)

B. Informal Validity Test:
Association Between Instrument and In (1980 Mean House Price)

Own Census Tract
1(1982 HRS Score>285) - 0.035 0.001 -0.010 -0.004 -0.008
————— (0.027) (0.021) (0.018) (0.029) (0.021)

Adjacent Census Tracts
1(1982 HRS Score>285) - 0.039 0.016 0.010 -0.003 0.023
————— (0.031) (0.026) (0.022) (0.039) (0.026)

1980 Prices (Panel A only) Yes Yes Yes Yes Yes Yes
1980 Housing Char’'s No Yes Yes Yes Yes Yes
1980 Economic Conditions No No Yes Yes Yes Yes
1980 Demographics No No Yes Yes Yes Yes
State Fixed Effects No No No Yes Yes Yes
Quadratic in 1982 HRS Score No No No No Yes No
Regression Discontinuity Sample No No No No No Yes

Notes. The table reports results from 22 separate regressions. The sample size is 487 in all
regressions in columns (1)-(5), which is the number of sites that received 1982 HRS scores and are
located in census tracts with non-missing housing price datain 1980, 1990, and 2000. The regression
discontinuity sample in column (6) limits the sample to tracts (or neighbors of tracts) with sites with
initial HRS scores between 16.5 and 40.5 and totals 227 census tracts. In Panel A, the dependent
variables are indicators for whether the hazardous waste sites had been placed on the NPL by 1990
and 2000, respectively. In Panel B, the dependent variables are the In of 1980 mean housing pricesin
the tract with the hazardous waste site and the In of the mean of the mean house price across the
census tracts that share a border with the tract containing the NPL site, respectively. The dependent
variables are underlined in the first column. The table reports the regression coefficient and
heteroskedastic consistent standard error (in parentheses) associated with the indicator variable for
whether the hazardous waste site received a 1982 HRS score exceeding 28.5. The controls are listed
in the row headings at the bottom of the table. See the text and Data Appendix for further details.



Table 5: Two-Stage Least Squares (2SLS) Estimates of the Effect of NPL Status on House Prices

() 2) (©)

(4)

©)

(6)

1990
1(NPL Status by 1990)

2000
1(NPL Status by 2000)

1990
1(NPL Status by 1990)

2000
1(NPL Status by 2000)

1980 Ln House Price

1980 Housing Char’s

1980 Economic Conditions
1980 Demographics

State Fixed Effects

Quadratic in 1982 HRS Score

Regression Discontinuity Sample

A. Own Census Tract

0034 0066  0.064
(0.062) (0.057) (0.054)
0037 0043  0.056
(0.035) (0.031) (0.029)

B. Adjacent Census Tracts

0.068 0.060 0.012
(0.048) (0.039) (0.033)
0.068 0.019 0.014
(0.035) (0.029) (0.025)
Yes Yes Yes
No Yes Yes
No No Yes
No No Yes
No No No
No No No
No No No

0.020
(0.054)

0.047
(0.027)

-0.006
(0.027)

0.012
(0.022)

Yes
Yes
Yes
Yes
Yes
No

No

-0.006
(0.122)

0.007
(0.063)

-0.005
(0.059)

0.021
(0.054)

Yes
Yes
Yes
Yes
Yes
Yes
No

-0.006
(0.078)

0.027
(0.038)

-0.020
(0.044)

0.011
(0.035)

Yes
Yes
Yes
Yes
Yes
No

Yes

Notes. The entries report the results from 24 separate regressions, where a census tract is the unit of
observation. The samples sizes are 487 in columns (1) through (5) and 227 in column (6). The 1990
and 2000 values of the In (median house price) are the dependent variables. The variable of interest is
an indicator for NPL status and this variable is instrumented with an indicator for whether the tract
had a hazardous waste site with a 1982 HRS score exceeding 28.5. The entries are the regression
coefficient and heteroskedastic consistent standard errors (in parentheses) associated with the NPL
indicator. Seethe notesto Table 4, the text and the Data Appendix for further details.



Table 6: Further 2SL S Estimates of the Effect of NPL Status on 2000 House Prices

) 2 (©) (4)

A. Add Controls for Ground Water, Surface Water, and Air Migration Pathway Scores
1(NPL Status by 2000) -0.010 -0.022 0.013 0.000
(0.053) (0.042) (0.063) (0.068)

B. Add Controls for 1970 Covariates
1(NPL Status by 2000) 0.037 0.028 -0.036 0.037
(0.037) (0.033) (0.072 (0.056)

C. Add Controls for 2000 Covariates
1(NPL Status by 2000) 0.037 0.022 -0.044 0.010
(0.035) (0.022) (0.056) (0.033)

D. Does Effect of NPL Status Differ in Tractsin Top Quartile of Population Density?
1(NPL Status by 2000) 0.078 0.029 -0.001 0.045
(0.042) (0.032) (0.066) (0.048)

1(2000 NPL)* 1(Top Quartile Density) -0.062 0064 0060  -0.084
(0.077)  (0.056) (0.055)  (0.097)

E. Does Effect of NPL Status Differ in Tracts where the Site has Substantially Polluted Ground
Water and Households Rely on Well Water?

1(NPL Status by 2000) 0019 0017 -0002  0.018
(0.047) (0.035) (0.079)  (0.053)

1(2000 NPL)*1(Possible Contaminated Water Supply)  -0.007 0.016 0.024 0.011
(0.065) (0.057) (0.063) (0.078)

1980 Ln House Price Yes Yes Yes Yes
1980 House Char’s, Econ Conditions, & Demog’s No Yes Yes Yes
State Fixed Effects No Yes Yes Yes
Quadratic in 1982 HRS Score No No Yes No
Regression Discontinuity Sample No No No Yes

Notes:. Each panel reports parameter estimates and standard errors from 4 separate regressions for 2000
housing prices. The panels differ from the Table 5 specifications in the following ways. A. adds controls
for the individual pathway scores that are used to calculate the HRS score; B. and C. add controls for the
1970 and 2000 values of the covariates, respectively; D. alows the effect of NPL statusto differ in census
tracts in the top quartile of population density; and E. alows the effect of NPL status to differ in census
tracts where the site has substantially polluted groundwater (i.e., the groundwater pathway score exceeds
28.5) and well water is a significant source of water for households (i.e., the tract isin the top half of well
water usage, which is defined as more than 11.8% of households). The sample sizes in Panel B are 353
(cols 1-3) and 157 (col 4) and otherwise are as in Table 5. See the Notes to Table 5 and the text for

further details.



Table 7: 2SL S Estimates of Stages of Superfund Clean-ups on Rental Rates
©) 2 (©) @)

Ln (1990 Median Rental Rate)

1(NPL Only) 0.107 0.027 -0.016 0.034
[100 Sites, Mean HRS = 40.8] (0.064) (0.063) (0.106) (0.113)
1(ROD & Incomplete Remediation) 0.036 -0.013 -0.063  -0.063
[210 Sites, Mean HRS = 44.5] (0.048) (0.050) (0.094) (0.073)
1(Const Complete or NPL Deletion) 0.176 0.087 0.053 0.047
[16 Sites, Mean HRS = 35.3] (0.111) (0.205) (0.132) (0.135)
P-Value from F-Test of Equality 0.23 0.48 0.38 0.45
Ln (2000 Median Rental Rate)

1(NPL Only) 0.234 0.040 -0.044  -0.020
[15 Sites, Mean HRS = 36.2] (0.133) (0.067) (0.088) (0.126)
1(ROD & Incomplete Remediation) 0.184 0.012 -0.080 -0.129
[119 Sites, Mean HRS = 44.0] (0.044) (0.035) (0.068) (0.058)
1(Const Complete or NPL Deletion) 0.128 0.046 -0.043  -0.020
[198 Sites, Mean HRS = 42.1] (0.039) (0.032) (0.062) (0.049)
P-Value from F-Test of Equality 0.30 0.58 0.50 0.16
1980 Prices/Rental Rate Yes Yes Yes Yes
1980 Housing Char’'s No Yes Yes Yes
1980 Economic Conditions No Yes Yes Yes
1980 Demographics No Yes Yes Yes
State Fixed Effects No Yes Yes Yes
Quadratic in 1982 HRS Score No No Yes No
Regression Discontinuity Sample No No No Yes

Notes. Here, the indicator variable for NPL status has been replaced by three independent indicator
variables. They are equa to 1 for sites that by 1990 (2000) were placed on the NPL but nho ROD had
been issued, issued a ROD but remediation was incomplete, and were “construction complete” or deleted
from the NPL, respectively. The instruments are the interactions of the indicator for a 1982 HRS score
above 28.5 and these three independent indicators. The table reports the instrumental variables parameter
estimates and heteroskedastic consistent standard errors for the three indicators of clean-up status. The
table aso reports the p-value associated with a F-test that the three parameters are equal. The sample
sizes for 1990 (2000) are 484 (482), 480 (478), 480 (478), and 226 (224) in columns (1) - (4),
respectively. See the text and notesto Table 5 for further details.



Table 8: 2SL S Estimates of 2000 NPL Status on 2000 Population, Wealth, and Demographics

€3] (2 ©)] 4)
A. Housing Units and Popul ation Qutcomes
Total Housing Units 238 213 -154 64
[1980 Mean: 1,354; 2000 -1980 Mean: 463] (69) (70) (186) (120)
Population 614 491 221 403
[1980 Mean: 3,756; 2000 -1980 Mean: 891] (188) (190) (497) (333)
B. Residents Wealth Outcomes
Household Income 4,923 3,736 -4,358 -90
[1980 Mean: 20,410; 2000 — 1980 Mean: 36,471] (1,757) (1,951) (4,151) (2,186)
% Public Assistance -0.016 -0.013 0.012 0.001
[1980 Mean: 0.080; 2000 -1980 Mean: -0.003] (0.005) (0.006) (0.013) (0.008)
% BA or Better 0.014 0.011 -0.000 0.001
[1980 Mean: 0.124; 2000 -1980 Mean: 0.083] (0.012) (0.012) (0.026) (0.016)
C. Demographic/Environmental Justice Outcomes

% Black -0.022 -0.026  0.040 0.000
[1980 Mean: 0.087; 2000 -1980 Mean: 0.026] (0.012) (0.0149) (0.031) (0.018)
% Hispanic -0.001 -0.011 -0.018 -0.011
[1980 Mean: 0.043; 2000 -1980 Mean: 0.036] (0.008) (0.009) (0.021) (0.0149)
% Population Under Age 6 -0.004 -0.002 0.001 0.001
[1980 Mean: 0.086; 2000 -1980 Mean: -0.018] (0.002) (0.002) (0.006) (0.003)
1980 Dependent Variable Yes Yes Yes Yes
State Fixed Effects No Yes Yes Yes
Quadratic in 1982 HRS Score No No No No
Reg Discontinuity Sample No No Yes Yes

Notes: The entries report the results from 32 separate instrumental variables regressions. The
dependent variables are the underlined entries in the first column and are measured in 2000.
The table reports the parameter and heteroskedastic consistent standard error associated with an
indicator variable that equals 1 for observations from tracts with a hazardous waste site that was
placed on the NPL by 2000. The indicator is instrumented with an indicator for whether the
hazardous waste site had a 1982 HRS score exceeding 28.5. There are 487 observations in the
columns (1) — (3) specifications and 227 in column (4). The entries in brackets are the mean of
the dependent variable in 1980 and the mean of the difference between the 2000 and 1980
values. Seethetext and Notesto Table 5 for further details.



Appendix Table 1: 2SL S Estimates of the Effect of NPL Status on House Prices

1) @) 3 Q) ©) (6)
A. Houses within 1 Mile of Hazardous Waste Site
1990
1(NPL Status by 1990) 0.035 0.086 0.069 0.010 0.101 0.028
(0.053) (0.048) (0.044) (0.042) (0.087) (0.070)
2000
1(NPL Status by 2000) 0.046 0.046 0.047 0.028 0.065 0.021
(0.034) (0.029) (0.027) (0.025) (0.060) (0.036)
B. Houses within 2 Miles of Hazardous Waste Site
1990
1(NPL Status by 1990) 0.027 0.056 0.047 -0.009 0.007 -0.037
(0.048) (0.043) (0.039) (0.034) (0.070) (0.057)
2000
1(NPL Status by 2000) 0.023 0.005 0.020 0.007 0.015 -0.007
(0.032) (0.029) (0.026) (0.023) (0.052) (0.033)
C. Houses within 3 Miles of Hazardous Waste Site
1990
1(NPL Status by 1990) 0.063 0.060 0.038 -0.018 -0.033  -0.037
(0.049) (0.041) (0.036) (0.029) (0.061) (0.049)
2000
1(NPL Status by 2000) 0.054 0.024 0.026 0.001 -0.032  -0.007
(0.038) (0.031) (0.026) (0.021) (0.051) (0.034)
1980 Ln House Price Yes Yes Yes Yes Yes Yes
1980 House, Econ & Demog Vars No Yes Yes Yes Yes Yes
State Fixed Effects No No No Yes Yes Yes
Quadratic in 1982 HRS Score No No No No Yes No
Regression Discontinuity Sample No No No No No Yes

Notes: The entries report the parameter estimate and heteroskedastic consistent standard error on NPL
indicators from 36 separate regressions. Here, the dependent variable and all controls are calcul ated
as the weighted average across the portion of tracts that fall within circles of radius 1 mile (Panel A),
2 miles (Panel B), and 3 miles (Panel C) around the hazardous waste sites with a 1982 HRS score.
The weight is the portion of the census tract that falls within the relevant circle multiplied by the
tract’s 1980 population. The sample sizes are 483 (columns 1-5) and 226 (column 6) in all Panels.
The 1980 aggregate values of the housing stock in the three circles are roughly $300, $755, and

$1,410 million (2000 $'s). Seethe text for further details.



Figure 1: Geographic Distribution of NPL Hazardous Waste Sitesin the All NPL Sample

Notes: The All NPL sampleis comprised of the 985 hazardous waste sites assigned to the NPL by January 1, 2000 that we placed in a census tract
with nonmissing housing price datain 1980, 1990, and 2000.



Figure 2: Geographic Distribution of Hazardous Waste Sites in the 1982 HRS Sample

A. Siteswith 1982 HRS Scores Exceeding 28.5

Notes: The 1982 HRS Sampleis comprised of the 487 hazardous waste sites that were placed in a census
tract with nonmissing housing price datain 1980, 1990, and 2000. 306 (181) of these sites had 1982 HRS
scores above (below) 28.5.



Figure 3: Distribution of 1982 HRS Scores
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Notes: The figure displays the distribution of 1982 HRS scores among the 487 hazardous waste sites that were tested for placement on the NPL
after the passage of the Superfund legidation but before the announcement of the first NPL in 1983. The 188 sites with missing housing datain
1980, 1990, or 2000 are not included in the subsequent analysis and hence are excluded from thisfigure. The vertical line at 28.5 represents the
cut-off that determined eligibility for placement on the NPL.




Figure 4: Estimated Costs of Remediation from Initial Record of Decision, by 4 Unit Intervals of the 1982 HRS Score
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Notes: The figure plots the mean estimated costs (full line) for complete remediation by 4-unit intervals of the sites' 1982 HRS score. The
estimated costs are derived from each site’ sfirst ROD. The dotted line represents the fraction of sitesin each 4-unit interval with non-missing cost
data. The vertical line denotes the 28.5 threshold. Seethetext and Data Appendix for further details.



Figure 5: Probability of Placement on the NPL by 1982 HRS Score
A. NPL Status by 1990
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Notes: Each figure plots the bivariate relation between the probability of 1990 (Panel A) and 2000 (Panel
B) NPL status and the 1982 HRS score among the 487 sites in the 1982 HRS sample. The plots are done
separately for sites above (dashed line) and below (full line) the 28.5 threshold and come from the
estimation of nonparametric regressions that use Cleveland's (1979) tricube weighting function and a
bandwidth of 0.5. The data points present the mean probabilities in the same 4-unit intervals of the HRS

scoreasin Figures 3 and 4. Seethetext for

further details.



Figure 6: 1980 Residua House Prices After Adjustment for Column 4 Covariates
A. Full 1982 HRS Sample
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Notes: Each figure plots the results from nonparametric regressions between 1980 residual housing prices
after adjustment for the covariates in the column (4) specification of Table 4 (except the indicator for a
HRS score above 28.5) and the 1982 HRS scores. The nonparametric regressions use Cleveland’s (1979)
tricube weighting function and a bandwidth of 0.5. These plots are done separately for sites above
(dashed line) and below (full ling) the 28.5 threshold. The All NPL sample is used in Panel A, while
Panel B uses the regression discontinuity sasmple. The data points present the mean probabilities in the
same 4-unit intervals of the HRS score as in Figures 3 and 4. See the text for further details.



Figure 7: Own Tract 2000 Residual House Prices After Adjustment for Column 4 Covariates
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Notes: Each figure plots the results from nonparametric regressions between own tract 2000 residual
housing prices after adjustment for the covariates in the column (4) specification of Table 5 (except the
indicator for a HRS score above 28.5) and the 1982 HRS scores. The nonparametric regressions use
Cleveland’s (1979) tricube weighting function and a bandwidth of 0.5. These plots are done separately
for sites above (dashed line) and below (full line) the 28.5 threshold. The All NPL sample is used in
Panel A, while Panel B uses the regression discontinuity sample. The data points present the mean
probabilities in the same 4-unit intervals of the HRS score as in Figures 3 and 4. See the text for further

details.
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Figure 8: Adjacent Tracts 2000 Residua House Prices After Adjustment for Column 4 Covariates
A. Full 1982 HRS Sample

2
l

.15
l

A
l

.05
l

-6 O
l
/
/

-1

2000 Residual Adjacent Tract House Prices

-15
l

-2

I I I I I
(0] 20 40 60 80
1982 HRS Score

B. Regression Discontinuity Sample

A0 .15
l l

.05
l

-6 O
l

2000 Residual House Prices

-1

-15
l

-2

I I I I I I
15 20 25 30 35 40
1982 HRS Score

Notes: Each figure plots the results from nonparametric regressions between adjacent tract 2000 residual
housing prices after adjustment for the covariates in the column (4) specification of Table 5 (except the
indicator for a HRS score above 28.5) and the 1982 HRS scores. The nonparametric regressions use
Cleveland’s (1979) tricube weighting function and a bandwidth of 0.5. These plots are done separately
for sites above (dashed line) and below (full line) the 28.5 threshold. The All NPL sample is used in
Panel A, while Panel B uses the regression discontinuity sample. The data points present the mean
probabilities in the same 4-unit intervals of the HRS score as in Figures 3 and 4. See the text for further
details.



Figure 9: 2000 Residual Own Tract Population After Adjustment for Column 2 Covariates
A. Full 1982 HRS Sample
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Notes: Each figure plots the results from nonparametric regressions between 2000 residual own tract
population after adjustment for the covariates in the column (4) specification of Table 8 (except the
indicator for a HRS score above 28.5) and the 1982 HRS scores. The nonparametric regressions use
Cleveland's (1979) tricube weighting function and a bandwidth of 0.5. These plots are done separately
for sites above (dashed line) and below (full line) the 28.5 threshold. The All NPL sample is used in
Panel A, while Panel B uses the regression discontinuity sample. The data points present the mean
probabilities in the same 4-unit intervals of the HRS score as in Figures 3 and 4. See the text for further
details.



IEM
ETA
PRA

ETA
ETA
CCMP
PRA

PRA
PRA
PRA

PRA

PRA
PRA
PRA

PRA

PRA
CCMP

NRM

SIEV

NRM
NRM
NRM

NRM

NRM
NRM

NRM

NRM
CSRM

NRM

NRM

CCMP

CCMP
CTN

KTHC
KTHC

1.2004
2.2004
3.2004

4.2004
5.2004
6.2004
7.2004

8.2004
9.2004
10.2004

11.2004

12.2004
13.2004
14.2004

15.2004

16.2004
17.2004

18.2004

19.2004

20.2004
21.2004
22.2004

23.2004

24.2004
25.2004

26.2004

27.2004
28.2004

29.2004

30.2004

31.2004

32.2004
33.2004
34.2004
35.2004

NOTE DI LAVORO DELLA FONDAZIONE ENI ENRICO MATTEI
Fondazione Eni Enrico Mattei Working Paper Series

Our Note di Lavoro are available on the Internet at the following addresses:
http://www.feem.it/Feem/Pub/Publications/WPapers/default.html
http://www.ssrn.com/link/feem.html
http://www.repec.org

NOTE DI LAVORO PUBLISHED IN 2004

Anil MARKANDYA, Suzette PEDROSO and Alexander GOLUB: Empirical Analysis of National Income and
So02 Emissions in Selected European Countries

Masahisa FUJITA and Shlomo WEBER: Strategic Immigration Policies and Welfare in Heterogeneous Countries
Adolfo DI CARLUCCIO, Giovanni FERRI, Cecilia FRALE and Ottavio RICCHI: Do Privatizations Boost
Household Shareholding? Evidence from lItaly

Victor GINSBURGH and Shlomo WEBER: Languages Disenfranchisement in the European Union

Romano PIRAS: Growth, Congestion of Public Goods, and Second-Best Optimal Policy

Herman R.J. VOLLEBERGH.: Lessons from the Polder: Is Dutch CO2-Taxation Optimal

Sandro BRUSCO, Giuseppe LOPOMO and S. VISWANATHAN (Ixv): Merger Mechanisms

Wolfgang AUSSENEGG, Pegaret PICHLER and Alex STOMPER (Ixv): IPO Pricing with Bookbuilding, and a
When-Issued Market

Pegaret PICHLER and Alex STOMPER (Ixv): Primary Market Design: Direct Mechanisms and Markets

Florian ENGLMAIER, Pablo GUILLEN, Loreto LLORENTE, Sander ONDERSTAL and Rupert SAUSGRUBER
(Ixv): The Chopstick Auction: A Study of the Exposure Problem in Multi-Unit Auctions

Bjarne BRENDSTRUP and Harry J. PAARSCH (Ixv): Nonparametric ldentification and Estimation of Multi-
Unit, Sequential, Oral, Ascending-Price Auctions With Asymmetric Bidders

Ohad KADAN (Ixv): Equilibrium in the Two Player, k-Double Auction with Affiliated Private Values

Maarten C.W. JANSSEN (Ixv): Auctions as Coordination Devices

Gadi FIBICH, Arieh GAVIOUS and Aner SELA (Ixv): All-Pay Auctions with Weakly Risk-Averse Buyers

Orly SADE, Charles SCHNITZLEIN and Jaime F. ZENDER (Ixv): Competition and Cooperation in Divisible
Good Auctions: An Experimental Examination

Marta STRYSZOWSKA (Ixv): Late and Multiple Bidding in Competing Second Price Internet Auctions

Slim Ben YOUSSEF: R&D in Cleaner Technology and International Trade

Angelo ANTOCI, Simone BORGHESI and Paolo RUSSU (Ixvi): Biodiversity and Economic Growth:
Stabilization Versus Preservation of the Ecological Dynamics

Anna ALBERINI, Paolo ROSATO, Alberto LONGO and Valentina ZANATTA: Information and Willingness to
Pay in a Contingent Valuation Study: The Value of S. Erasmo in the Lagoon of Venice

Guido CANDELA and Roberto CELLINI (Ixvii):_Investment in Tourism Market: A Dynamic Model of
Differentiated Oligopoly

Jacqueline M. HAMILTON (Ixvii): Climate and the Destination Choice of German Tourists

Javier Rey-MAQUIEIRA PALMER, Javier LOZANO IBANEZ and Carlos Mario GOMEZ GOMEZ (Ixvii):
Land, Environmental Externalities and Tourism Development

Pius ODUNGA and Henk FOLMER (Ixvii): Profiling Tourists for Balanced Utilization of Tourism-Based
Resources in Kenya

Jean-Jacques NOWAK, Mondher SAHLI and Pasquale M. SGRO (Ixvii):Tourism, Trade and Domestic Welfare
Riaz SHAREEF (Ixvii): Country Risk Ratings of Small Island Tourism Economies

Juan Luis EUGENIO-MARTIN, Noelia MARTIN MORALES and Riccardo SCARPA (Ixvii): Tourism and
Economic Growth in Latin American Countries: A Panel Data Approach

Raill Herndndez MARTIN (Ixvii): Impact of Tourism Consumption on GDP. The Role of Imports

Nicoletta FERRO: Cross-Country Ethical Dilemmas in Business: A Descriptive Framework

Marian WEBER (Ixvi): Assessing the Effectiveness of Tradable Landuse Rights for Biodiversity Conservation:
an Application to Canada's Boreal Mixedwood Forest

Trond BJORNDAL, Phoebe KOUNDOURI and Sean PASCOE (Ixvi): Output Substitution in Multi-Species
Trawl Fisheries: Implications for Quota Setting

Marzio GALEOTTI, Alessandra GORIA, Paolo MOMBRINI and Evi SPANTIDAKI: Weather Impacts on
Natural, Social and Economic Systems (WISE) Part I: Sectoral Analysis of Climate Impacts in Italy

Marzio GALEOTTI, Alessandra GORIA ,Paolo MOMBRINI and Evi SPANTIDAKI: \Weather Impacts on
Natural, Social and Economic Systems (WISE) Part Il Individual Perception of Climate Extremes in Italy
Wilson PEREZ: Divide and Conguer: Noisy Communication in Networks, Power, and Wealth Distribution
Gianmarco I.P. OTTAVIANO and Giovanni PERI (Ixviii): The Economic Value of Cultural Diversity: Evidence
from US Cities

Linda CHAIB (Ixviii): Immigration and Local Urban Participatory Democracy: A Boston-Paris Comparison




KTHC

KTHC

KTHC
ETA
PRA

CCMP
KTHC
CTN
CTN

NRM

NRM
NRM
NRM

CCMP
GG
CTN

SIEV

SIEV

NRM

NRM

NRM
CCMP

CCMP

NRM

NRM

CCMP
NRM
NRM

NRM

NRM
ETA
GG

GG
NRM

CTN

IEM

IEM

SIEV

36.2004

37.2004

38.2004
39.2004
40.2004

41.2004
42.2004
43.2004
44.2004

45.2004

46.2004
47.2004
48.2004

49.2004
50.2004
51.2004

52.2004

53.2004

54.2004

55.2004

56.2004
57.2004

58.2004

59.2004

60.2004

61.2004
62.2004
63.2004

64.2004

65.2004
66.2004
67.2004

68.2004
69.2004

70.2004

71.2004

72.2004

73.2004

Franca ECKERT COEN and Claudio ROSSI (Ixviii): Foreigners, Immigrants, Host Cities: The Policies of
Multi-Ethnicity in Rome. Reading Governance in a Local Context

Kristine CRANE (Ixviii):_Governing Migration: Immigrant Groups’ Strategies in Three Italian Cities — Rome,
Naples and Bari

Kiflemariam HAMDE (Ixviii): Mind in Africa, Body in Europe: The Struggle for Maintaining and Transforming
Cultural Identity - A Note from the Experience of Eritrean Immigrants in Stockholm

Alberto CAVALIERE': Price Competition with Information Disparities in a Vertically Differentiated Duopoly
Andrea BIGANO and Stef PROOST: The Opening of the European Electricity Market and Environmental
Policy: Does the Degree of Competition Matter?

Micheal FINUS (Ixix): International Cooperation to Resolve International Pollution Problems

Francesco CRESPI:_Notes on the Determinants of Innovation: A Multi-Perspective Analysis

Sergio CURRARINI and Marco MARINI: Coalition Formation in Games without Synergies

Marc ESCRIHUELA-VILLAR: Cartel Sustainability and Cartel Stability

Sebastian BERVOETS and Nicolas GRAVEL (Ixvi): Appraising Diversity with an Ordinal Notion of Similarity:
An Axiomatic Approach

Signe ANTHON and Bo JELLESMARK THORSEN (Ixvi): Optimal Afforestation Contracts with Asymmetric
Information on Private Environmental Benefits

John MBURU (Ixvi): Wildlife Conservation and Management in Kenya: Towards a Co-management Approach
Ekin BIROL, Agnes GYOVAI and Melinda SMALE (Ixvi): Using a Choice Experiment to Value Agricultural
Biodiversity on Hungarian Small Farms: Agri-Environmental Policies in a Transition al Economy

Gernot KLEPPER and Sonja PETERSON: The EU Emissions Trading Scheme. Allowance Prices, Trade Flows,
Competitiveness Effects

Scott BARRETT and Michael HOEL: Optimal Disease Eradication

Dinko DIMITROV, Peter BORM, Ruud HENDRICKX and Shao CHIN SUNG: Simple Priorities and Core
Stability in Hedonic Games

Francesco RICCI: Channels of Transmission of Environmental Policy to Economic Growth: A Survey of the
Theory

Anna ALBERINI, Maureen CROPPER, Alan KRUPNICK and Nathalie B. SIMON: Willingness to Pay for
Mortality Risk Reductions: Does Latency Matter?

Ingo BRAUER and Rainer MARGGRAF (Ixvi): Valuation of Ecosystem Services Provided by Biodiversity
Conservation: An Integrated Hydrological and Economic Model to Value the Enhanced Nitrogen Retention in
Renaturated Streams

Timo GOESCHL and Tun LIN (Ixvi): Biodiversity Conservation on Private Lands: Information Problems and
Regulatory Choices

Tom DEDEURWAERDERE (Ixvi): Bioprospection: From the Economics of Contracts to Reflexive Governance
Katrin REHDANZ and David MADDISON: The Amenity Value of Climate to German Households

Koen SMEKENS and Bob VAN DER ZWAAN: Environmental Externalities of Geological Carbon Sequestration
Effects on Energy Scenarios

Valentina BOSETTI, Mariaester CASSINELLI and Alessandro LANZA (Ixvii): Using Data Envelopment
Analysis to Evaluate Environmentally Conscious Tourism Management

Timo GOESCHL and Danilo CAMARGO IGLIORI (Ixvi):Property Rights Conservation and Development: An
Analysis of Extractive Reserves in the Brazilian Amazon

Barbara BUCHNER and Carlo CARRARO: Economic and Environmental Effectiveness of a
Technology-based Climate Protocol

Elissaios PAPYRAKIS and Reyer GERLAGH: Resource-Abundance and Economic Growth in the U.S.

Gyorgyi BELA, Gyorgy PATAKI, Melinda SMALE and Mariann HAJDU (Ixvi): Conserving Crop Genetic
Resources on Smallholder Farms in Hungary: Institutional Analysis

E.CM. RUIJGROK and E.E.M. NILLESEN (Ixvi): The Socio-Economic Value of Natural Riverbanks in the
Netherlands

E.C.M. RUIJGROK (Ixvi): Reducing Acidification: The Benefits of Increased Nature Quality. Investigating the
Possibilities of the Contingent Valuation Method

Giannis VARDAS and Anastasios XEPAPADEAS: Uncertainty Aversion, Robust Control and Asset Holdings
Anastasios XEPAPADEAS and Constadina PASSA: Participation in and Compliance with Public Voluntary
Environmental Programs: An Evolutionary Approach

Michael FINUS: Modesty Pays: Sometimes!

Trond BJORNDAL and Ana BRASAO: The Northern Atlantic Bluefin Tuna Fisheries: Management and Policy
Implications

Alejandro CAPARROS, Abdelhakim HAMMOUDI and Tarik TAZDAIT: On_Coalition Formation with
Heterogeneous Agents

Massimo GIOVANNINI, Margherita GRASSO, Alessandro LANZA and Matteo MANERA: Conditional
Correlations in the Returns on Oil Companies Stock Prices and Their Determinants

Alessandro LANZA, Matteo MANERA and Michael MCALEER: Modelling Dynamic Conditional Correlations
in WTI Qil Forward and Futures Returns

Margarita GENIUS and Elisabetta STRAZZERA: The Copula Approach to Sample Selection Modelling:

An Application to the Recreational Value of Forests




CCMP

ETA

CTN

CTN
CTN
CTN

CTN
CTN

CTN
CTN
CTN
CTN
IEM

KTHC
CCMP

IEM

GG
PRA
KTHC

KTHC
CCMP
CCMP

CCMP

CTN

CTN

GG

SIEV

SIEV
NRM
CCMP

PRA

PRA
PRA
PRA

SIEV

CTN
NRM
SIEV
KTHC
SIEV

IEM
IEM

74.2004

75.2004

76.2004

77.2004
78.2004
79.2004

80.2004
81.2004

82.2004
83.2004
84.2004
85.2004
86.2004

87.2004
88.2004

89.2004

90.2004
91.2004
92.2004

93.2004
94.2004
95.2004

96.2004

97.2004

98.2004

99.2004

100.2004

101.2004
102.2004
103.2004

104.2004

105.2004
106.2004
107.2004

108.2004

109.2004
110.2004
111.2004
112.2004
113.2004

114.2004
115.2004

Rob DELLINK and Ekko van IERLAND: Pollution Abatement in the Netherlands: A Dynamic Applied General
Equilibrium Assessment

Rosella LEVAGGI and Michele MORETTO: Investment in Hospital Care Technology under Different
Purchasing Rules: A Real Option Approach

Salvador BARBERA and Matthew O. JACKSON (Ixx): On the Weights of Nations: Assigning Voting Weights in
a Heterogeneous Union

Alex ARENAS, Antonio CABRALES, Albert DIAZ-GUILERA, Roger GUIMERA and Fernando VEGA-
REDONDO (Ixx): Optimal Information Transmission in Organizations: Search and Congestion

Francis BLOCH and Armando GOMES (Ixx): Contracting with Externalities and Outside Options

Rabah AMIR, Effrosyni DIAMANTOUDI and Licun XUE (Ixx): Merger Performance under Uncertain Efficiency
Gains

Francis BLOCH and Matthew O. JACKSON (Ixx): The Formation of Networks with Transfers among Players
Daniel DIERMEIER, Hiilya ERASLAN and Antonio MERLO (Ixx): Bicameralism and Government Formation
Rod GARRATT, James E. PARCO, Cheng-ZHONG QIN and Amnon RAPOPORT (Ixx): Potential Maximization
and Coalition Government Formation

Kfir ELIAZ, Debraj RAY and Ronny RAZIN (IxX): Group Decision-Making in the Shadow of Disagreement
Sanjeev GOYAL, Marco van der LELJ and José Luis MORAGA-GONZALEZ (Ixx): Economics: An Emerging
Small World?

Edward CARTWRIGHT (Ixx): Learning to Play Approximate Nash Equilibria in Games with Many Players

Finn R. FORSUND and Michael HOEL: Properties of a Non-Competitive Electricity Market Dominated by
Hydroelectric Power

Elissaios PAPYRAKIS and Reyer GERLAGH: Natural Resources, Investment and Long-Term Income

Marzio GALEOTTI and Claudia KEMFERT: Interactions between Climate and Trade Policies: A Survey

A. MARKANDYA, S. PEDROSO and D. STREIMIKIENE: Energy Efficiency in Transition Economies: Is There
Convergence Towards the EU Average?

Rolf GOLOMBEK and Michael HOEL : Climate Agreements and Technology Policy

Sergei IZMALKOV (Ixv): Multi-Unit Open Ascending Price Efficient Auction

Gianmarco I.P. OTTAVIANO and Giovanni PERI. Cities and Cultures

Massimo DEL GATTO:. Adgglomeration, Integration, and Territorial Authority Scale in a System of Trading
Cities. Centralisation versus devolution

Pierre-André JOUVET, Philippe MICHEL and Gilles ROTILLON: Equilibrium with a Market of Permits

Bob van der ZWAAN and Reyer GERLAGH: Climate Uncertainty and the Necessity to Transform Global
Energy Supply

Francesco BOSELLO, Marco LAZZARIN, Roberto ROSON and Richard S.J. TOL: Economy-Wide Estimates of
the Implications of Climate Change: Sea Level Rise

Gustavo BERGANTINOS and Juan J. VIDAL-PUGA: Defining Rules in Cost Spanning Tree Problems Through
the Canonical Form

Siddhartha BANDYOPADHYAY and Mandar OAK: Party Formation and Coalitional Bargaining in a Model of
Proportional Representation

Hans-Peter WEIKARD, Michael FINUS and Juan-Carlos ALTAMIRANO-CABRERA: The Impact of Surplus
Sharing on the Stability of International Climate Agreements

Chiara M. TRAVISI and Peter NIJKAMP: Willingness to Pay for Agricultural Environmental Safety: Evidence
from a Survey of Milan, Italy, Residents

Chiara M. TRAVISI, Raymond J. G. M. FLORAX and Peter NIJKAMP: A Meta-Analysis of the Willingness to
Pay for Reductions in Pesticide Risk Exposure

Valentina BOSETTI and David TOMBERLIN: Real Options Analysis of Fishing Fleet Dynamics: A Test
Alessandra GORIA e Gretel GAMBARELLI: Economic Evaluation of Climate Change Impacts and Adaptability
in Italy

Massimo FLORIO and Mara GRASSENI. The Missing Shock: The Macroeconomic Impact of British
Privatisation

John BENNETT, Saul ESTRIN, James MAW and Giovanni URGA: Privatisation Methods and Economic Growth
in Transition Economies

Kira BORNER: The Political Economy of Privatization: Why Do Governments Want Reforms?

Pehr-Johan NORBACK and Lars PERSSON: Privatization and Restructuring in Concentrated Markets

Angela GRANZOTTO, Fabio PRANOVI, Simone LIBRALATO, Patrizia TORRICELLI and Danilo

MAINARDI. Comparison between Artisanal Fishery and Manila Clam Harvesting in the Venice Lagoon by
Using Ecosystem Indicators: An Ecological Economics Perspective

Somdeb LAHIRI: The Cooperative Theory of Two Sided Matching Problems: A Re-examination of Some
Results

Giuseppe DI VITA: Natural Resources Dynamics: Another Look

Anna ALBERINI, Alistair HUNT and Anil MARKANDYA: Willingness to Pay to Reduce Mortality Risks:
Evidence from a Three-Country Contingent Valuation Study

Valeria PAPPONETTI and Dino PINELLI: Scientific Advice to Public Policy-Making

Paulo A.L.D. NUNES and Laura ONOFRI. The Economics of Warm Glow: A Note on Consumer’s Behavior
and Public Policy Implications

Patrick CAYRADE: Investments in Gas Pipelines and Liquefied Natural Gas Infrastructure What is the Impact
on the Security of Supply?

Valeria COSTANTINI and Francesco GRACCEVA: Qil Security. Short- and Long-Term Policies




IEM
IEM
IEM

IEM
IEM

KTHC

NRM

NRM

ETA

NRM

PRA

CCMP

CCMP

NRM
PRA

SIEV

SIEV

IEM
ETA
SIEV

CCMP

ETA

CCMP
CCMP

NRM
PRA

PRA
PRA
PRA

PRA

PRA

PRA
PRA
PRA

PRA

CCMP

CCMP

PRA

ETA

CTN
CCMP

116.2004
117.2004
118.2004

119.2004
120.2004

121.2004

122.2004

123.2004

124.2004

125.2004

126.2004

127.2004

128.2004

129.2004
130.2004

131.2004

132.2004

133.2004
134.2004
135.2004

136.2004

137.2004

138.2004
139.2004

140.2004
141.2004

142.2004
143.2004
144.2004

145.2004

146.2004

147.2004
148.2004
149.2004

150.2004

151.2004

152.2004

153.2004

154.2004

155.2004
156.2004

Valeria COSTANTINI and Francesco GRACCEVA: Social Costs of Energy Disruptions

Christian EGENHOFER, Kyriakos GIALOGLOU, Giacomo LUCIANI, Maroeska BOOTS, Martin SCHEEPERS,
Valeria COSTANTINI, Francesco GRACCEVA, Anil MARKANDYA and Giorgio VICINI. Market-Based Options
for Security of Energy Supply

David FISK: Transport Energy Security. The Unseen Risk?

Giacomo LUCIANI. Security of Supply for Natural Gas Markets. What is it and What is it not?

L.J. de VRIES and R.A. HAKVOORT: The Question of Generation Adequacy in Liberalised Electricity Markets
Alberto PETRUCCI. Asset Accumulation, Fertility Choice and Nondegenerate Dynamics in a Small Open
Economy

Carlo GIUPPONI, Jaroslaw MYSIAK and Anita FASSIO: An Integrated Assessment Framework for Water
Resources Management: A DSS Tool and a Pilot Study Application

Margaretha BREIL, Anita FASSIO, Carlo GIUPPONI and Paolo ROSATO: Evaluation of Urban Improvement
on the Islands of the Venice Lagoon: A Spatially-Distributed Hedonic-Hierarchical Approach

Paul MENSINK: Instant Efficient Pollution Abatement Under Non-Linear Taxation and Asymmetric
Information: The Differential Tax Revisited

Mauro FABIANO, Gabriella CAMARSA, Rosanna DURSI, Roberta IVALDI, Valentina MARIN and Francesca
PALMISANT: Integrated Environmental Study for Beach Management:A Methodological Approach

Irena GROSFELD and Iraj HASHI: The Emergence of Large Shareholders in Mass Privatized Firms: Evidence
from Poland and the Czech Republic

Maria BERRITTELLA, Andrea BIGANO, Roberto ROSON and Richard S.J. TOL: A General Equilibrium
Analysis of Climate Change Impacts on Tourism

Reyer GERLAGH: A Climate-Change Policy Induced Shift from Innovations in Energy Production to Energy
Savings

Elissaios PAPYRAKIS and Reyer GERLAGH: Natural Resources, Innovation, and Growth

Bernardo BORTOLOTTI and Mara FACCIO: Reluctant Privatization

Riccardo SCARPA and Mara THIENE: Destination Choice Models for Rock Climbing in the Northeast Alps: A
Latent-Class Approach Based on Intensity of Participation

Riccardo SCARPA Kenneth G. WILLIS and Melinda ACUTT: Comparing Individual-Specific Benefit Estimates
for Public Goods: Finite Versus Continuous Mixing in Logit Models

Santiago J. RUBIO: On Capturing Oil Rents with a National Excise Tax Revisited

Ascensiéon ANDINA DIAZ: Political Competition when Media Create Candidates’ Charisma

Anna ALBERINT. Robustness of VSL Values from Contingent Valuation Surveys

Gernot KLEPPER and Sonja PETERSON: Marginal Abatement Cost Curves in General Equilibrium: The
Influence of World Energy Prices

Herbert DAWID, Christophe DEISSENBERG and Pavel SEVCIK: Cheap Talk, Gullibility, and Welfare in an
Environmental Taxation Game

ZhongXiang ZHANG: The World Bank’s Prototype Carbon Fund and China

Reyer GERLAGH and Marjan W. HOFKES: Time Profile of Climate Change Stabilization Policy

Chiara D’ALPAOS and Michele MORETTO: The Value of Flexibility in the Italian Water Service Sector: A
Real Option Analysis

Patrick BAJARI, Stephanie HOUGHTON and Steven TADELIS (Ixxi):_Bidding for Incompete Contracts

Susan ATHEY, Jonathan LEVIN and Enrigue SEIRA (Ixxi):_Comparing Open and Sealed Bid Auctions: Theory
and Evidence from Timber Auctions

David GOLDREICH (Ixxi): Behavioral Biases of Dealers in U.S. Treasury Auctions

Roberto BURGUET (Ixxi):_Optimal Procurement Auction for a Buyer with Downward Sloping Demand: More
Simple Economics

Ali HORTACSU and Samita SAREEN (Ixxi): Order Flow and the Formation of Dealer Bids: An Analysis of
Information and Strategic Behavior in the Government of Canada Securities Auctions

Victor GINSBURGH, Patrick LEGROS and Nicolas SAHUGUET (Ixxi):_How to Win Twice at an Auction. On
the Incidence of Commissions in Auction Markets

Claudio MEZZETTI, Aleksandar PEKEC and Ilia TSETLIN (Ixxi): Sequential vs. Single-Round Uniform-Price
Auctions

John ASKER and Estelle CANTILLON (Ixxi): Equilibrium of Scoring Auctions

Philip A. HAILE, Han HONG and Matthew SHUM (Ixxi): Nonparametric Tests for Common Values in First-
Price Sealed-Bid Auctions

Frangois DEGEORGE, Frangois DERRIEN and Kent L. WOMACK (Ixxi): Quid Pro Quo in IPOs: Why
Bookbuilding is Dominating Auctions

Barbara BUCHNER and Silvia DALL OLIO: Russia: The Long Road to Ratification. Internal Institution and
Pressure Groups in the Kyoto Protocol’s Adoption Process

Carlo CARRARO and Marzio GALEOTTI: Does Endogenous Technical Change Make a Difference in Climate
Policy Analysis? A Robustness Exercise with the FEEM-RICE Model

Alejandro M. MANELLI and Daniel R. VINCENT (Ixxi): Multidimensional Mechanism Design: Revenue
Maximization and the Multiple-Good Monopoly

Nicola ACOCELLA, Giovanni Di BARTOLOMEO and Wilfried PAUWELS: |s there any Scope for Corporatism
in Stabilization Policies?

Johan EYCKMANS and Michael FINUS: An Almost Ideal Sharing Scheme for Coalition Games with
Externalities

Cesare DOSI and Michele MORETTO: Environmental Innovation, War of Attrition and Investment Grants




CCMP
ETA
ETA
KTHC
IEM

CCMP
CCMP

CCMP

CCMP
ETA
CCMP

IEM

ETA

CCMP
CTN
NRM

KTHC
KTHC

PRCG

CSRM

KTHC

KTHC
KTHC
KTHC
PRCG

CCMP

IEM

CTN
IEM
CTN

SIEV

NRM

CCMP
NRM

CCMP
NRM
NRM
CCMP
CTN
CTN
CTN

157.2004
158.2004
159.2004
160.2004
161.2004

1.2005
2.2005

3.2005

4.2005
5.2005
6.2005

7.2005

8.2005

9.2005
10.2005
11.2005

12.2005
13.2005

14.2005

15.2005

16.2005

17.2005
18.2005
19.2005
20.2005

21.2005

22.2005

23.2005
24.2005
25.2005

26.2005

27.2005

28.2005
29.2005

30.2005
31.2005
32.2005
33.2005
34.2005
35.2005
36.2005

Valentina BOSETTI, Marzio GALEOTTI and Alessandro LANZA: How Consistent are Alternative Short-Term
Climate Policies with Long-Term Goals?

Y. Hossein FARZIN and Ken-Ichi AKAO: Non-pecuniary Value of Employment and Individual Labor Supply
William BROCK and Anastasios XEPAPADEAS: Spatial Analysis: Development of Descriptive and Normative
Methods with Applications to Economic-Ecological Modelling

Alberto PETRUCCI: On the Incidence of a Tax on PureRent with Infinite Horizons

Xavier LABANDEIRA, José M. LABEAGA and Miguel RODRIGUEZ: Microsimulating the Effects of Household
Energy Price Changes in Spain

NOTE DI LAVORO PUBLISHED IN 2005

Stéphane HALLEGATTE: Accounting for Extreme Events in the Economic Assessment of Climate Change
Qiang WU and Paulo Augusto NUNES: Application of Technological Control Measures on Vehicle Pollution: A
Cost-Benefit Analysis in China

Andrea BIGANO, Jacqueline M. HAMILTON, Maren LAU, Richard S.J. TOL and Yuan ZHOU: A Global
Database of Domestic and International Tourist Numbers at National and Subnational Level

Andrea BIGANO, Jacqueline M. HAMILTON and Richard S.J. TOL: The Impact of Climate on Holiday
Destination Choice

Hubert KEMPF': |s Inequality Harmful for the Environment in a Growing Economy?

Valentina BOSETTI, Carlo CARRARO and Marzio GALEOTTI. The Dynamics of Carbon and Energy Intensity
in a Model of Endogenous Technical Change

David CALEF and Robert GOBLE: The Allure of Technology: How France and California Promoted Electric
Vehicles to Reduce Urban Air Pollution

Lorenzo PELLEGRINI and Reyer GERLAGH: An Empirical Contribution to the Debate on Corruption
Democracy and Environmental Policy

Angelo ANTOCT. Environmental Resources Depletion and Interplay Between Negative and Positive Externalities
in a Growth Model

Frédéric DEROIAN: Cost-Reducing Alliances and Local Spillovers

Francesco SINDICO: The GMO Dispute before the WTO: Legal Implications for the Trade and Environment
Debate

Carla MASSIDDA: Estimating the New Keynesian Phillips Curve for Italian Manufacturing Sectors

Michele MORETTO and Gianpaolo ROSSINI: Start-up Entry Strategies: Employer vs. Nonemployer firms

Clara GRAZIANO and Annalisa LUPORINI. Ownership Concentration, Monitoring and Optimal Board
Structure

Parashar KULKARNI. Use of Ecolabels in Promoting Exports from Developing Countries to Developed
Countries: Lessons from the Indian LeatherFootwear Industry

Adriana DI LIBERTO, Roberto MURA and Francesco PIGLIARU: How to Measure the Unobservable: A Panel
Technique for the Analysis of TFP Convergence

Alireza NAGHAVI. Asymmetric Labor Markets, Southern Wages, and the Location of Firms

Alireza NAGHAVT. Strategic Intellectual Property Rights Policy and North-South Technology Transfer

Mombert HOPPE: Technology Transfer Through Trade

Roberto ROSON: Platform Competition with Endogenous Multihoming

Barbara BUCHNER and Carlo CARRARQO: Regional and Sub-Global Climate Blocs. A Game Theoretic
Perspective on Bottom-up Climate Regimes

Fausto CAVALLARO: An Integrated Multi-Criteria System to Assess Sustainable Energy Options: An
Application of the Promethee Method

Michael FINUS, Pierre v. MOUCHE and Bianca RUNDSHAGEN: Uniqueness of Coalitional Equilibria

Wietze LISE: Decomposition of CO2 Emissions over 1980-2003 in Turkey

Somdeb LAHIRI: The Core of Directed Network Problems with Quotas

Susanne MENZEL and Riccardo SCARPA: Protection Motivation Theory and Contingent Valuation: Perceived
Realism, Threat and WTP Estimates for Biodiversity Protection

Massimiliano MAZZANTI and Anna MONTINI. The Determinants of Residential Water Demand Empirical
Evidence for a Panel of Italian Municipalities

Laurent GILOTTE and Michel de LARA: Precautionary Effect and Variations of the Value of Information

Paul SARFO-MENSAH: Exportation of Timber in Ghana: The Menace of lllegal Logging Operations

Andrea BIGANO, Alessandra GORIA, Jacqueline HAMILTON and Richard S.J. TOL: The Effect of Climate
Change and Extreme Weather Events on Tourism

Maria Angeles GARCIA-VALINAS: Decentralization and Environment: An Application to Water Policies

Chiara D’ALPAOS, Cesare DOSI and Michele MORETTO: Concession Length and Investment Timing
Flexibility

Joseph HUBER: Key Environmental Innovations

Antoni CALVO-ARMENGOL and Rahmi ILKILIC (Ixxii): Pairwise-Stability and Nash Equilibria in Network
Formation

Francesco FERI (Ixxii): Network Formation with Endogenous Decay

Frank H. PAGE, Jr. and Myrna H. WOODERS (Ixxii): Strategic Basins of Attraction, the Farsighted Core, and
Network Formation Games




CTN

CTN

CTN
CTN
CTN

NRM

PRCG

SIEV

CTN

CCMP
IEM
CTN

CTN

CTN
KTHC
CCMP

SIEV

ETA

CCMP
ETA
ETA

NRM

SIEV
CCMP
PRCG
ETA
NRM

SIEV

CTN

CTN
KTHC
KTHC

KTHC
KTHC

KTHC
KTHC
KTHC

IEM

37.2005

38.2005

39.2005
40.2005
41.2005

42.2005

43.2005

44.2005

45.2005

46.2005
47.2005
48.2005

49.2005

50.2005
51.2005
52.2005

53.2005

54.2005

55.2005
56.2005
57.2005

58.2005

59.2005
60.2005
61.2005
62.2005
63.2005

64.2005

65.2005

66.2005
67.2005
68.2005

69.2005
70.2005

71.2005
72.2005
73.2005

74.2005

Alessandra CASELLA and Nobuyuki HANAKI (Ixxii): Information Channels in Labor Markets. On the
Resilience of Referral Hiring

Matthew O. JACKSON and Alison WATTS (Ixxii): Social Games: Matching and the Play of Finitely Repeated
Games

Anna BOGOMOLNAIA, Michel LE BRETON, Alexei SAVVATEEV and Shlomo WEBER (Ixxii): The Eqalitarian
Sharing Rule in Provision of Public Projects

Francesco FERI: Stochastic Stability in Network with Decay

Aart de ZEEUW (Ixxii): Dynamic Effects on the Stability of International Environmental Agreements

C. Martijn van der HEIDE, Jeroen C.J.M. van den BERGH, Ekko C. van IERLAND and Paulo A.L.D. NUNES:
Measuring the Economic Value of Two Habitat Defragmentation Policy Scenarios for the Veluwe, The
Netherlands

Carla VIEIRA and Ana Paula SERRA: Abnormal Returns in Privatization Public Offerings: The Case of
Portuguese Firms

Anna ALBERINI, Valentina ZANATTA and Paolo ROSATO: Combining Actual and Contingent Behavior to
Estimate the Value of Sports Fishing in the Lagoon of Venice

Michael FINUS and Bianca RUNDSHAGEN: Participation in International Environmental Agreements: The
Role of Timing and Regulation

Lorenzo PELLEGRINI and Reyer GERLAGH: Are EU Environmental Policies Too Demanding for New
Members States?

Matteo MANERA: Modeling Factor Demands with SEM and VAR: An Empirical Comparison

Olivier TERCIEUX and Vincent VANNETELBOSCH (Ixx): A Characterization of Stochastically Stable
Networks

Ana MAULEON, José SEMPERE-MONERRIS and Vincent J. VANNETELBOSCH (Ixxii): R&D Networks
Among Unionized Firms

Carlo CARRARO, Johan EYCKMANS and Michael FINUS: Optimal Transfers and Participation Decisions in
International Environmental Agreements

Valeria GATTAI: From the Theory of the Firm to FDI and Internalisation:A Survey

Alireza NAGHAVI: Multilateral Environmental Agreements and Trade Obligations: A Theoretical Analysis of
the Doha Proposal

Margaretha BREIL, Gretel GAMBARELLI and Paulo A.L.D. NUNES: Economic Valuation of On Site Material
Damages of High Water on Economic Activities based in the City of Venice: Results from a Dose-Response-
Expert-Based Valuation Approach

Alessandra del BOCA, Marzio GALEOTTI, Charles P. HIMMELBERG and Paola ROTA: Investment and Time
to Plan: A Comparison of Structures vs. Equipment in a Panel of Italian Firms

Gernot KLEPPER and Sonja PETERSON: Emissions Trading, CDM, JI, and More — The Climate Strategy of the
EU

Maia DAVID and Bernard SINCLAIR-DESGAGNE: Environmental Regulation and the Eco-Industry
Alain-Désiré NIMUBONA and Bernard SINCLAIR-DESGAGNE: The Pigouvian Tax Rule in the Presence of an
Eco-Industry

Helmut KARL, Antje MOLLER, Ximena MATUS, Edgar GRANDE and Robert KAISER: Environmental
Innovations: Institutional Impacts on Co-operations for Sustainable Development

Dimitra VOUVAKI and Anastasios XEPAPADEAS (Ixxiii): Criteria for Assessing Sustainable

Development: Theoretical Issues and Empirical Evidence for the Case of Greece

Andreas LOSCHEL and Dirk T.G. RUBBELKE: Impure Public Goods and Technological Interdependencies
Christoph A. SCHALTEGGER and Benno TORGLER: Trust and Fiscal Performance: A Panel Analysis with
Swiss Data

Irene VALSECCHLI: A Role for Instructions

Valentina BOSETTI and Gianni LOCATELLI: A Data Envelopment Analysis Approach to the Assessment of
Natural Parks’ Economic Efficiency and Sustainability. The Case of Italian National Parks

Arianne T. de BLAELJ, Paulo A.L.D. NUNES and Jeroen C.J.M. van den BERGH: Modeling ‘No-choice’
Responses in Attribute Based Valuation Surveys

Carlo CARRARO, Carmen MARCHIORI and Alessandra SGOBBI. Applications of Negotiation Theory to Water
Issues

Carlo CARRARO, Carmen MARCHIORI and Alessandra SGOBBI. Advances in Negotiation Theory:
Bargaining, Coalitions and Fairness

Sandra WALLMAN (Ixxiv): Network Capital and Social Trust: Pre-Conditions for ‘Good’ Diversity?

Asimina CHRISTOFOROU (Ixxiv): On the Determinants of Social Capital in Greece Compared to Countries of
the European Union

Eric M. USLANER (Ixxiv): Varieties of Trust

Thomas P. LYON (Ixxiv): Making Capitalism Work: Social Capital and Economic Growth in Italy, 1970-1995
Graziella BERTOCCHI and Chiara STROZZI (Ixxv): Citizenship Laws and International Migration in Historical
Perspective

Elisbeth van HYLCKAMA VLIEG (Ixxv): Accommodating Differences

Renato SANSA and Ercole SORI (Ixxv): Governance of Diversity Between Social Dynamics and Conflicts in
Multicultural Cities. A Selected Survey on Historical Bibliography

Alberto LONGO and Anil MARKANDYA: |dentification of Options and Policy Instruments for the Internalisation
of External Costs of Electricity Generation. Dissemination of External Costs of Electricity Supply Making
Electricity External Costs Known to Policy-Makers MAXIMA




IEM

ETA
CTN
ETA

ETA

CCMP
NRM
CCMP
ETA
KTHC

ETA

CCMP

CSRM
ETA

IEM

CCMP
PRCG

PRCG

CCMP
CCMP
CTN

ETA

CCMP

CCMP

CTN

IEM

IEM

KTHC
ETA
SIEV

SIEV

SIEV

CTN
KTHC
NRM

SIEV

SIEV

SIEV

CCMP
NRM

75.2005

76.2005
77.2005
78.2005

79.2005

80.2005
81.2005
82.2005
83.2005
84.2005

85.2005

86.2005

87.2005
88.2005

89.2005

90.2005
91.2005

92.2005

93.2005
94.2005
95.2005

96.2005

97.2005

98.2005

99.2005

100.2005

101.2005

102.2005
103.2005
104.2005

105.2005

106.2005

107.2005
108.2005
109.2005

110.2005

111.2005

112.2005

113.2005
114.2005

Margherita GRASSO and Matteo MANERA: Asymmetric Error Correction Models for the Qil-Gasoline Price
Relationship

Umberto CHERUBINI and Matteo MANERA: Hunting the Living Dead A “Peso Problem” in Corporate
Liabilities Data

Hans-Peter WEIKARD: Cartel Stability under an Optimal Sharing Rule

Joélle NOAILLY, Jeroen C.JM. van den BERGH and Cees A. WITHAGEN (Ixxvi): Local and Global
Interactions in an Evolutionary Resource Game

Joélle NOAILLY, Cees A. WITHAGEN and Jeroen C.J.M. van den BERGH (Ixxvi): Spatial Evolution of Social
Norms in a Common-Pool Resource Game

Massimiliano MAZZANTI and Roberto ZOBOLI. Economic Instruments and Induced Innovation: The Case of
End-of-Life Vehicles European Policies

Anna LASUT: Creative Thinking and Modelling for the Decision Support in Water Management

Valentina BOSETTI and Barbara BUCHNER: Using Data Envelopment Analysis to Assess the Relative
Efficiency of Different Climate Policy Portfolios

Ignazio MUSU: Intellectual Property Rights and Biotechnology: How to Improve the Present Patent System
Giulio CAINELLI, Susanna MANCINELLI and Massimiliano MAZZANTI: Social Capital, R&D and Industrial
Districts

Rosella LEVAGGI, Michele MORETTO and Vincenzo REBBA: Quality and Investment Decisions in Hospital
Care when Physicians are Devoted Workers

Valentina BOSETTI and Laurent GILOTTE: Carbon Capture and Sequestration: How Much Does this Uncertain
Option Affect Near-Term Policy Choices?

Nicoletta FERRO: Value Through Diversity: Microfinance and Islamic Finance and Global Banking

A. MARKANDYA and S. PEDROSO: How Substitutable is Natural Capital?

Anil MARKANDYA, Valeria COSTANTINI, Francesco GRACCEVA and Giorgio VICINI. Security of Energy
Supply: Comparing Scenarios From a European Perspective

Vincent M. OTTO, Andreas LOSCHEL and Rob DELLINK: Energy Biased Technical Change: A CGE Analysis
Carlo CAPUANO: Abuse of Competitive Fringe

Ulrich BINDSEIL, Kjell G. NYBORG and Ilya A. STREBULAEV (Ixv): Bidding and Performance in Repo
Auctions: Evidence from ECB Open Market Operations

Sabrina AUCI and Leonardo BECCHETTI. The Stability of the Adjusted and Unadjusted Environmental
Kuznets Curve

Francesco BOSELLO and Jian ZHANG: Assessing Climate Change Impacts: Agriculture

Alejandro CAPARROS, Jean-Christophe PEREAU and Tarik TAZDAIT: Bargaining with Non-Monolithic
Players

William BROCK and Anastasios XEPAPADEAS (IXxvi): Optimal Control and Spatial Heterogeneity: Pattern
Formation in Economic-Ecological Models

Francesco BOSELLO, Roberto ROSON and Richard S.J. TOL (Ixxvii): Economy-Wide Estimates of the
Implications of Climate Change: Human Health

Rob DELLINK, Michael FINUS and Niels OLIEMAN: Coalition Formation under Uncertainty: The Stability
Likelihood of an International Climate Agreement

Valeria COSTANTINI, Riccardo CRESCENZI, Fabrizio De FILIPPIS, and Luca SALVATICI. Bargaining
Caalitions in the Agricultural Negotiations of the Doha Round: Similarity of Interests or Strategic Choices?

An Empirical Assessment

Giliola FREY and Matteo MANERA: Econometric Models of Asymmetric Price Transmission

Alessandro COLOGNI and Matteo MANERA: Qil Prices, Inflation and Interest Rates in a Structural
Cointegrated VAR Model for the G-7 Countries

Chiara M. TRAVISI and Roberto CAMAGNI. Sustainability of Urban Sprawl: Environmental-Economic
Indicators for the Analysis of Mobility Impact in Italy

Livingstone S. LUBOOBI and Joseph Y.T. MUGISHA: HIV/AIDS Pandemic in Africa: Trends and Challenges
Anna ALBERINI, Erik LICHTENBERG, Dominic MANCINI, and Gregmar I. GALINATO: Was It Something |
Ate? Implementation of the FDA Seafood HACCP Program

Anna ALBERINI and Aline CHIABAI: Urban Environmental Health and Sensitive Populations: How Much are
the Italians Willing to Pay to Reduce Their Risks?

Anna ALBERINI, Aline CHIABAI and Lucija MUEHLENBACHS: Using Expert Judgment to Assess Adaptive
Capacity to Climate Change: Evidence from a Conjoint Choice Survey

Michele BERNASCONI and Matteo GALIZZI. Coordination in Networks Formation: Experimental Evidence on
Learning and Salience

Michele MORETTO and Sergio VERGALLI: Migration Dynamics

Antonio MUSOLESI and Mario NOSVELLI: Water Consumption and Long-Run Urban Development: The Case
of Milan

Benno TORGLER and Maria A. GARCIA-VALINAS: The Determinants of Individuals’ Attitudes Towards
Preventing Environmental Damage

Alberto LONGO and Anna ALBERINI: What are the Effects of Contamination Risks on Commercial and
Industrial Properties? Evidence from Baltimore, Maryland

Anna ALBERINI and Alberto LONGO: The Value of Cultural Heritage Sites in Armenia: Evidence from a
Travel Cost Method Study

Mikel GONZALEZ and Rob DELLINK: Impact of Climate Policy on the Basque Economy

Gilles LAFFORGUE and Walid OUESLATI: Optimal Soil Management and Environmental Policy




NRM

NRM

PRCG
PRCG
SIEV
CTN
KTHC
KTHC
CCMP

CCMP

CCMP

CCMP
PRCG

PRCG
PRCG
ETA

SIEV

ETA

IEM

IEM

SIEV

NRM

NRM
NRM
NRM

NRM

NRM

NRM
NRM
NRM

NRM

NRM

CCMP

NRM

ETA

115.2005

116.2005

117.2005
118.2005
119.2005
120.2005
121.2005
122.2005
123.2005

124.2005

125.2005

126.2005
127.2005

128.2005
129.2005
130.2005

131.2005

132.2005

133.2005

134.2005

135.2005

136.2005

137.2005
138.2005
139.2005

140.2005

141.2005

142.2005
143.2005
144.2005

145.2005

146.2005

147.2005

148.2005

149.2005

Martin D. SMITH and Larry B. CROWDER (Ixxvi): Valuing Ecosystem Services with Fishery Rents: A
Lumped-Parameter Approach to Hypoxia in the Neuse River Estuary

Dan HOLLAND and Kurt SCHNIER (Ixxvi): Protecting Marine Biodiversity: A Comparison of Individual
Habitat Quotas (IHQs) and Marine Protected Areas

John NELLIS: The Evolution of Enterprise Reform in Africa: From State-owned Enterprises to Private
Participation in Infrastructure — and Back?

Bernardo BORTOLOTTI: Italy’s Privatization Process and Its Implications for China

Anna ALBERINI, Marcella VERONESI and Joseph C. COOPER: Detecting Starting Point Bias in
Dichotomous-Choice Contingent Valuation Surveys

Federico ECHENIQUE and Mehmet B. YENMEZ: A Solution to Matching with Preferences over Colleagues
Valeria GATTAI and Corrado MOLTENI: Dissipation of Knowledge and the Boundaries of the Multinational
Enterprise

Valeria GATTAI: Firm’s Intangible Assets and Multinational Activity: Joint-Venture Versus FDI

Socrates KYPREOS: A MERGE Model with Endogenous Technological Change and the Cost of Carbon
Stabilization

Fuminori SANO, Keigo AKIMOTO, Takashi HOMMA and Toshimasa TOMODA: Analysis of Technological
Portfolios for CO2 stabilizations and Effects of Technological Changes

Fredrik HEDENUS, Christian AZAR and Kristian LINDGREN: Induced Technological Change in a Limited
Foresight Optimization Model

Reyer GERLAGH: The Value of ITC under Climate Stabilization

John NELLIS: Privatization in Africa: What has happened? What is to be done?

Raphaél SOUBEYRAN: Contest with Attack and Defence: Does Negative Campaigning Increase or Decrease
Voters” Turnout?

Pascal GAUTIER and Raphael SOUBEYRAN.: Political Cycles : The Opposition Advantage

Giovanni DI BARTOLOMEO, Nicola ACOCELLA and Andrew HUGHES HALLETT: Dynamic Controllability
with Overlapping targets: A Generalization of the Tinbergen-Nash Theory of Economic Policy

Elissaios PAPYRAKIS and Reyer GERLAGH: Institutional Explanations of Economic Development: the Role of
Precious Metals

Giovanni DI BARTOLOMEQ and Nicola ACOCELLA: Tinbergen and Theil Meet Nash: Controllability in
Policy Games

Adriana M. IGNACIUK and Rob B. DELLINK: Multi-Product Crops for Agricultural and Energy Production —
an AGE Analysis for Poland

Raffaele MINIACI, Carlo SCARPA and Paola VALBONESI. Restructuring Italian Utility Markets: Household
Distributional Effects

Valentina ZANATTA, Paolo ROSATO, Anna ALBERINI and Dimitrios REPPAS: The Impact of Speed Limits on
Recreational Boating in the Lagoon of Venice

Chi-CHUR CHAO, Bharat R. HAZARI, Jean-Pierre LAFFARGUE, Pasquale M. SGRO, and Eden S. H. YU
(Ixxviii): Tourism, Jobs, Capital Accumulation and the Economy: A Dynamic Analysis

Michael MCALEER, Riaz SHAREEF and Bernardo da VEIGA (Ixxviii): Risk Management of Daily Tourist Tax
Revenues for the Maldives

Guido CANDELA, Paolo FIGINI and Antonello E. SCORCI (Ixxviii): The Economics of Local Tourist Systems
Paola De AGOSTINI, Stefania LOVO, Francesco PECCI, Federico PERALI and Michele BAGGIO (Ixxviii):
Simulating the Impact on the Local Economy of Alternative Management Scenarios for Natural Areas

Simone VALENTE (Ixxviii): Growth, Conventional Production and Tourism Specialisation: Technological
Catching-up Versus Terms-of-Trade Effects

Tiago NEVES SEQUEIRA and Carla CAMPOS (Ixxviii): International Tourism and Economic Growth: a Panel
Data Approach

Francesco MOLA and Raffaele MIELE (Ixxviii): An_Open Source Based Data Warehouse Architecture to
Support Decision Making in the Tourism Sector

Nishaal GOOROOCHURN and Adam BLAKE (Ixxviii): Tourism Immiserization: Fact or Fiction?

S. MARZETTI Dall’ASTE BRANDOLINI and R. MOSETTI (Ixxviii): Social Carrying Capacity of Mass Tourist
Sites: Theoretical and Practical Issues about its Measurement

Sauveur GIANNONI and Marie-Antoinette MAUPERTUIS (Ixxviii): Environmental Quality and Long Run
Tourism Development a Cyclical Perspective for Small Island Tourist Economies

Javier LOZANO, Carlos GOMEZ and Javier REY-MAQUIEIRA (Ixxviii): An Analysis of the Evolution of
Tourism Destinations from the Point of View of the Economic Growth Theory

Valentina BOSETTI and Laurent DROUET: Accounting for Uncertainty Affecting Technical Change in an
Economic-Climate Model

Mondher SAHLI and Jean-Jacques NOWAK (Ixxviii): Migration, Unemployment and Net Benefits of Inbound
Tourism in a Developing Country

Michael GREENSTONE and Justin GALLAGHER: Does Hazardous Waste Matter? Evidence from the Housing
Market and the Superfund Program




(Ixv) This paper was presented at the EuroConference on “Auctions and Market Design: Theory,
Evidence and Applications” organised by Fondazione Eni Enrico Mattei and sponsored by the EU,
Milan, September 25-27, 2003

(Ixvi) This paper has been presented at the 4" BioEcon Workshop on “Economic Analysis of Policies
for Biodiversity Conservation” organised on behalf of the BIOECON Network by Fondazione Eni
Enrico Mattei, Venice International University (VIU) and University College London (UCL) , Venice,
August 28-29, 2003

(Ixvii) This paper has been presented at the international conference on “Tourism and Sustainable
Economic Development — Macro and Micro Economic Issues” jointly organised by CRENoS
(Universita di Cagliari e Sassari, Italy) and Fondazione Eni Enrico Mattei, and supported by the World
Bank, Sardinia, September 19-20, 2003

(Ixviii) This paper was presented at the ENGIME Workshop on “Governance and Policies in
Multicultural Cities”, Rome, June 5-6, 2003

(Ixix) This paper was presented at the Fourth EEP Plenary Workshop and EEP Conference “The
Future of Climate Policy”, Cagliari, Italy, 27-28 March 2003

(Ixx) This paper was presented at the 9™ Coalition Theory Workshop on "Collective Decisions and
Institutional Design" organised by the Universitat Autonoma de Barcelona and held in Barcelona,
Spain, January 30-31, 2004

(Ixxi) This paper was presented at the EuroConference on “Auctions and Market Design: Theory,
Evidence and Applications”, organised by Fondazione Eni Enrico Mattei and Consip and sponsored

by the EU, Rome, September 23-25, 2004

(Ixxii) This paper was presented at the 10" Coalition Theory Network Workshop held in Paris, France
on 28-29 January 2005 and organised by EUREQua.

(Ixxiii) This paper was presented at the 2nd Workshop on "Inclusive Wealth and Accounting Prices"
held in Trieste, Italy on 13-15 April 2005 and organised by the Ecological and Environmental
Economics - EEE Programme, a joint three-year programme of ICTP - The Abdus Salam International
Centre for Theoretical Physics, FEEM - Fondazione Eni Enrico Mattei, and The Beijer International
Institute of Ecological Economics

(Ixxiv) This paper was presented at the ENGIME Workshop on “Trust and social capital in
multicultural cities” Athens, January 19-20, 2004

(Ixxv) This paper was presented at the ENGIME Workshop on “Diversity as a source of growth” Rome
November 18-19, 2004

(Ixxvi) This paper was presented at the 3rd Workshop on Spatial-Dynamic Models of Economics and
Ecosystems held in Trieste on 11-13 April 2005 and organised by the Ecological and Environmental
Economics - EEE Programme, a joint three-year programme of ICTP - The Abdus Salam International
Centre for Theoretical Physics, FEEM - Fondazione Eni Enrico Mattei, and The Beijer International
Institute of Ecological Economics

(Ixxvii) This paper was presented at the Workshop on Infectious Diseases: Ecological and Economic
Approaches held in Trieste on 13-15 April 2005 and organised by the Ecological and Environmental
Economics - EEE Programme, a joint three-year programme of ICTP - The Abdus Salam International
Centre for Theoretical Physics, FEEM - Fondazione Eni Enrico Mattei, and The Beijer International
Institute of Ecological Economics.

(Ixxviii) This paper was presented at the Second International Conference on "Tourism and Sustainable
Economic Development - Macro and Micro Economic Issues" jointly organised by CRENoS
(Universita di Cagliari and Sassari, Italy) and Fondazione Eni Enrico Mattei, Italy, and supported by
the World Bank, Chia, Italy, 16-17 September 2005.



2004 SERIES

CCMP Climate Change Modelling and Policy (Editor: Marzio Galeotti )
GG Global Governance (Editor: Carlo Carraro)
SIEV Sustainability Indicators and Environmental Valuation (Editor: Anna Alberini)
NRM Natural Resources Management (Editor: Carlo Giupponi)
KTHC Knowledge, Technology, Human Capital (Editor: Gianmarco Ottaviano)
IEM International Energy Markets (Editor: Anil Markandya)
CSRM Corporate Social Responsibility and Sustainable Management (Editor: Sabina Ratti)
PRA Privatisation, Regulation, Antitrust (Editor: Bernardo Bortolotti)
ETA Economic Theory and Applications (Editor: Carlo Carraro)
CTN Coalition Theory Network
2005 SERIES
CCMP Climate Change Modelling and Policy (Editor: Marzio Galeotti )
SIEV Sustainability Indicators and Environmental Valuation (Editor: Anna Alberini)
NRM Natural Resources Management (Editor: Carlo Giupponi)
KTHC Knowledge, Technology, Human Capital (Editor: Gianmarco Ottaviano)
IEM International Energy Markets (Editor: Anil Markandya)
CSRM Corporate Social Responsibility and Sustainable Management (Editor: Sabina Ratti)
PRCG Privatisation Regulation Corporate Governance (Editor: Bernardo Bortolotti)
ETA Economic Theory and Applications (Editor: Carlo Carraro)
CTN Coalition Theory Network






