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The 3 T's - Trains, Tourism, & Tuberculosis .
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Pack Square, looking East, Asheville, N. C,




| During the 1920’

* Asheville grew by 20% population/year
e Second largest city in NC,
(larger than Charlotte!)

* Achieved the highest debt per capita in the
entire United States !!!

City thought it had $5M in bank, but when
the audit on the bank happened, it was
discovered to only be $18,000

3 days after the elected officials were
indicted, the Mayor committed suicide

£ Derek Olson )
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Asheville has squandered fabulous sums. e - i{] '||"[I t
They've flung away the earnings of a lifetime. g = \ -

j They've mortgaged those of a generation to come. ' - =
They have ruined a city, 1 -

i N 4
and in doing so, Thomas Wolfe

have ruined themselves, their children, and their children’s children. Author (1900-1938)

You Can’t Go Home Again
















The
73
acre

Asheville
Mall




In the 70’s and 80’s our downtown died
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Asheville’s de facto motto was:

don’t even try.”

“That will never work here

URBANS



Public
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Projects
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51 Biltmore [P s

Downtown benches

$15M Revol vi ng Fund: The Orange Peel

25%— —— 23U

— PN s
start-up 750 h takes root 1 Ashevillg
Bui I dings  Capital Ti e _

The Laughing Seed

the Dogwood Fund

The Public Service Building
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In God we trust;
everyone else, L
bring data.

Mayor Michael Bloomberg




OF THE PEOPLE
BY THE PEOPLE
FOR THE PEOPLE

¥
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Incorporate (in'korps,rat)
VERB

Constitute (a company, city,
or other organization) as a
legal corporation.

Source: Oxford Dictionary
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“The United States.s the

Iargest corporation
in the world’"

Joe Biden -A

United States Vice President
_ate Show: 12/6/2016

Source: U.S. Code Title 28: Part VI, Chapter 176, Subchapter A: §302(15)A



Asheville
Is /X >

.~ Life is a game.
Money is how we keep score.
- Ted Turner
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What is a City?

Luminous Earth Grid by Stuart Williams 1993



| and Production

URBANS



Today the building is valued at over

$11,000,000

An increase > 3500%
in1S years

The lot is less than 1/5 acre

For 40 years this
building remained
vacant...... its tax value

in 1991 was just over

$300,000

URBANS



Asheville
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Downtown
Building

Total Tax Value:

$11M

Land Consumed (Acres)

34 e 0.2

Total Property Taxes Per Acre

$7K T s634K

City Sales Taxes Per Acre

$48K I $84K

Residents Per Acre

O I 90
Jobs Per Acre

6 I 74

URBANS
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How do we compare cars?

1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

Drophead
URBANS



How do we compare cars?
Miles per tank

648 miles
per tank

: 390 miles
aall
380 miles per tank
per tank
245 miles
per tank
1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD
Drophead

URBANS



How do we compare cars?
Miles per gallon

. 8/14 mpg
1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD
Drophead

URBANS



How do we compare cars?
Miles per gallon

8/14 mpg

Bugatti Veyron SS Rolls-Royce Phantom Ford F150 Lariat LTD Toyota Prius 1955 BMW [setta

Drophead
URBANS



County Property Taxes/Acre

Ratio Difference of 60 City Set, in 21 States (+ a Province)

B Residential
B Commercial
" Mixed-Use

$225

$150

$75

$0

County S-F City S-F Walmart Mall or strip N(IIZXSEI;JYS)e Téxgi;gysie P;szgslc;tjyg;e



International Association of Assessing Officers

80th International Conference

Sacramento, CA
August 26, 2014

| |







Acti on Steps:

Know the economic flow.




Human Connectome Project

Fiber architecture of the brain.
Measured from diffusion spectral imaging (DSI).

up-down
left-right
m—— anterior-posterior

DSI Studio



Economic MRI
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Taxable Value Per Acre
Buncombe County, NC

Waynesville

Biltmore Estate

Mt.
Mitchell

Taxable Value
Per Acre (9)

I > 20,000,000

I 12,000,001 - 20,000,000

1 6,200,001 - 12,000,000
3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
420,001 - 760,000

| 170,001 - 420,000

I < 170,000

0

Marion

Source: Buncombe County NC Assessor (2021)
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Taxable Value Per Acre

Buncombe County, NC

Waynesville

Biltmore Estate

Forest

i

Fairview

Mt.
Mitchell

Taxable Value

Per Acre (9)
I > 20,000,000

I 12,000,001 - 20,000,000

1 6,200,001 - 12,000,000
3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
420,001 - 760,000

| 170,001 - 420,000

I < 170,000

0

Black Mountain

Marion

Hickory Nut Gap

Source: Buncombe County NC Assessor (2021)



Response:

But that's Asheville,
Is different!




Buchanan County Clinton County

Platte County

Leavenworth

County
Bonner Springs

Q

Source: Wyandotte Unified Government, Kansas City MO

Downtown KCK

100,001
200,001
400,001
600,001

B < 50,000

B 50,001 - 100,000
| - 200,000
- 400,000
- 600,000
- 800,000
800,001 -
1,000,001 - 2,000,000
I 2,000,001 - 3,000,000
I 3.000,001 - 5,000,000
I 5.000.001 - 10,000,000

I > 10,000,001

Taxable Value
per Acre ($)
.

1,000,000

Downtown KCMO

Clay County

Johnson County

Value Per Acre
Kansas City Region

Country Club Plaza Area

Jackson County

Case County

URBAN3



Value Per Acre
Bozeman, MT

POWWERED BEY il

_asri/



URBANS3

Value per Acre
Covington, GA

Clark’s Grove
Mixed Use

/ $11M per acre

Clover Bridge
$8.9M per acre

SE Corner College
& Church
$5.2M per acre

Walmart
‘/N $0.2M per acre

Source: Newton County Assessor



URBAN3

Portsmouth Examples
Land Use Productivity

Peak VPA
VPA: $51.1 M

Multi-family
Avg. VPA: $5.7 M

i% 3-‘:.1"

Source: New Hampshire Department of Revenue Administration 2019

Mixed-use
VPA: $29.3 M

Commercial
VPA: $2.4 M

Single-family
Avg. VPA: $2.1 M

Avg. VPA: $557,179



Response:

But that’s not North Carolinal
We are different!



URBAN3

Assessed Value Per Acre
Wilson, NC

Value Per Acre ($)
B > 2,500,000

B 2,250,001 - 2,500,000

B 2,000,001 - 2,250,000

" 1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000

Wilson
" 250,001 - 500,000
B 100,001 - 250,000
B < 100,000
o
Simsx Stantonsburg
264 L
Orpn RESERY, G 264
|

Source: Wilson County, NC (2024)"

301



Value per Acre
WNC Study Area

Data Source: ReGrid 2021




Citywide Average Value per
County,S
ounty,oeats

Waynesville, Haywood County
$228,026 per acre

Sylva, Jackson County
$258,389 per acre

Bryson City, Swain County
$138,709 per acre

Robbinsville, Graham County |
$155,239 N\
i ﬁ:’ji“-
P

i 1
-'. !;,-IH

Murphy, Cherokee County/ ;
$218,599 per acre

Hayesville, Clay County
$199,612 per acre
Franklin, Macon County
$257,714 per acre

| .
Asheville, Buncombe County

|
4 $726,724 per acre

Burnsville, Yancey County
$179,371 per acre

Bakersville, Mitchell County
$67,885 per acre

Newland, Avery County
$230,691 per acre

Marion, Marion County
$195,737 per acre

Morganton, Burke County

o

E
\ Rutherfordton Rutherford County
$161,474 per acre

Columbus Polk County
$117,287 per acre

Hendersonville, Henderson County
$530,890 per acre

Brevard, Transylvania County
$383,731 per acre

Data Source: ReGrid 2021



CHEROKEE

GRAHAM o HAYWOOD o HENDERSON JACKSON

MADISON MCDOWELL o MITCHELL o POLK o RUTHERFORD

| Taxable Value per Acre
18 Counties of Western North Carolina

$ il - $55%

URBANS3

TRANSYLVANIA YANCEY




URBANS3

Study Area

Western North Carolina




Land Use Comparisons

almart >,

Western North Carolina i

L]

$603,647

‘Average Value per Acre




Value per Acre Comparisons .
Downtown Sylva, Jackson County NC s
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M Value per Acre Comparisons
Downtown Burnsville, Yancey County NC
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: | Average Walmart: $592,649

F {.'.




Value per Acre Comparisons
Downtown Murphy, Cherokee County




City Taxes/Acre

tax-exempt
B <651
" 652-1,058
1,059 - 1,692
1,693 - 2,622
2,623 - 3,954
3,955 - 6,135
6,136 - 9,685
T 9,686 - 16,641
B 16,642 - 25,988

B > 25989

- oo s ’ ; | _ N, - | , e 7 METROCOLOGY



Quest | on:

Can we talk about Stroads?



Stroad

Definition

URBAMS3

STREET

Source: Strong Towns
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City Taxes/Acre
STREET !

B <651

652 - 1,058
1,059 - 1,692
1,693 - 2,622
2,623 - 3,954
3,955 - 6,135
6,136 - 9,685
9,686 - 16,641

B 16,642 - 25,988

STROAD -

METROCOLOGY
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(bservati1 on:

But people don’t want density!



?

innett County

What are the numbers for Gw

Crogan Street, Lawrenceville, Ga.

B

T
-
-
Ry m—

= e
....q1|qu.

=]
.

i o

URBAN


http://www.oldplaces.org/gwinnettga/album/croganst.html

4 Dirty Words In
Gwinnett County:

1. Urban

2. Clty

3. Town

4, Municipal

URBANS
Source: (DAVID G. MASSEY/AP)






URBANS

Source: Google Maps



People Per Square Mile o

. U.S. Counties -
. i%
DeKalb County, GA Gwinnett County, GA Mecklenburg County, NC Davidson County, TN

2,740 people per sq. mi 1,871 people per sq. mi 1,756 people per sq. mi 1,243 people per sq. mi

= 100 people

URBAN3

p NaSh '/i//e

~g P4 P, ~y
-40%7 v ey Hily
Travis County, TX Wake County, NC Buncombe County, NC Orange County, NC
1,034 people per sg. mi 992 people per sq. mi 344 people per sq. mi 313 people per sg. mi

Source: U.S. Census



URBAN3

Tax Value Per Acre
Gwinnett County, GA

Tax Value
Per Acre (%)

I > 4,000,000

I 3,000,001 - 4,000,000
" 2,000,001 - 3,000,000
- 1,500,001 - 2,000,000
1,000,001 - 1,500,000
750,001 - 1,000,000
500,001 - 750,000
- 250,001 - 500,000

.| 50,001 - 250,000
B > 50,000
o

Source: Gwinnett County Assessor (2014)



URBAN3

Tax Value Per Acre
Gwinnett County, GA

Tax Value
Per Acre (9)

I > 4,000,000

I 3,000,001 - 4,000,000

" 2,000,001 - 3,000,000
1,500,001 - 2,000,000
1,000,001 - 1,500,000
750,001 - 1,000,000
500,001 - 750,000
250,001 - 500,000

.| 50,001 - 250,000
B > 50,000
o

DeKalb Conty

-

b

gL i

I\

Source: Gwinnett County Assessor (2014)



URBAN3

Tax Value Per Acre
Gwinnett County, GA

Tax Value
Per Acre (9)

I > 4,000,000

I 3,000,001 - 4,000,000

" 2,000,001 - 3,000,000
1,500,001 - 2,000,000
1,000,001 - 1,500,000
750,001 - 1,000,000
500,001 - 750,000
250,001 - 500,000

.| 50,001 - 250,000
B > 50,000
o

I\

Source: Gwinnett County Assessor (2014)



URBAN3

Tax Value Per Acre
Gwinnett County, GA

Tax Value
Per Acre (9)

- Highest
- Lowest

Source: Gwinnett County Assessor (2014)




URBAN3

Tax Value Per Acre
Orange County, NC

Tax Value
Per Acre (%)

- Highest
- Lowest

Person|County

Caswell County

e

. Cé{—r"bf \ly o

Q

Source: Orange County Assessor (2014)



URBAN3

Tax Value Per Acre
Gwinnett County, GA

Tax Value
Per Acre (9)

- Highest
- Lowest

-

Bank of Buford
$7.8M per acre

Source: Gwinnett County Assessor (2014)



$476M

Austin

$192M

Nashville

$150M

$110M

$52M

Charlotte

Raleigh

Chapel Hill

Highest Value Per Acre

Communities in the U.S.

ZNVddN

$46M

$8M

Asheville Gwinnett



URBAN3

Value Per Acre

County Comparisons

Tax Value

Per Acre (%)

- Highest
- Lowest

$192M/acre

Nashville
(Davidson County, TN)

$476M/acre

Austin
(Travis County, TX)

$8M/acre
N &Sy it g

Lawrenceville
(Gwinnett County, GA)

Source: Davidson County, Travis County, and Gwinnett County Assessors (2014)
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NOTALL DENSITY...







Quest | on:

What about sales tax?
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https://www.census.gov/data/datasets/2021/econ/local/public-use-datasets.html

Case Study: Economic MRI®

Durango, Colorado

LIRRAMNZ
-_JE::'_-’—'. P



Property Tax per Acre

Downtown Durango, CO

Downtown
Durango

2015

s
=,

South Durango
North

Durango

" e
2
13



Jobs per Acre|

Downtown Durango, CO

Downtown
Durango

2015

G

South Durango
North

Durango

S
5 S '
I RH \



URBAMS3

Retail Taxes Per Acre
Durango, CO

' | L 2
01N -

*

COFF

South Durango

Source: Durango, CO 2015



Local Businesses

Downtown Durango, CO

URBAMS3

¥=RORD

V-

' %ez. Dufango, CO 2015; Godglessziaty



URBAMS3

Comparing Financial Productivity
Durango, CO

_'_._marathonpundlt blogspot.com

Walmart Durango Coffee + Maria’s Bookshop

Land Consumed (Acres)

13.4 N 0.15

County Property Taxes Per Acre

$1.8K I $22.7K

City Retail Taxes Per Acre

$152K | 556K

Jobs Per Acre

15 I 233

Source: Durango, CO 2015



Total Productivity Model

Downtown Durango, CO

Downtown
Durango

2015

A
—,

South Durango

North
Durango

i- »_.k }Q y ¢



Sales Tax Data Availability

Full Access
Partial Access
No Access

No Sales Tax
Not Studied

URBANS

Source: States’ Department of Revenue (Data year: 2025)



Retail Tax Breakdown for Buncombe County, NC

Tax Creation™ and Distribution for one Fiscal Year

B Asheville

B Black Mountain

. Woodfin
Meavenyille
viontrea

'] Rest of County

pajealn

01-600¢

$3,380k

$119,785k $3,215k
$34k

pauin}ay

$936k

$14,074k $504K

$47,110k

ASHEVILLE

‘ e . ) [)‘:)
TOWN

level.

*Tax generation numbers for municipalities generated by average p rtion of municipal generation
|0 year period. In 2009, the state stopped collecting municipal generation only collects at ‘cou




LOSS - ST Sales Tax Returned per $1 Generated
! Buncombe County, NC

ENVYddNn

Asheville [-$0.88

Woodfin | -$0.77

NIAT MVIdd

Black Mountain -$0.71

Rest of County

Montreat

Biltmore Forest

Weaverville $13.80

-$2 -$1 $0 $1 $2 $3 $4 $4 $5 $6 $7 $8 $9 $10 $11 $11 $12 $13 $14

Source: North carolina Department of Revenue (Data year: 2009)



If you can’t measure it,
you can't
manage It.

Mayor Michael Bloomberg




Quest | on:

Do we know the cost of
development patterns?




Case Study: Eco ic MRI®

Annapolls, Maryland

LIRRAMNZ
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" A business should be run '
ike an aquarium, where "
everybody can see what's
going on —

what's going in,

what's moving around,
what's coming out.” on

Jack Stack

SRC Holdings

Author, The Great Game of Business.




URBAMN3

Taxable Value Per Acre
Annapolis, MD

o Park Place Condos

Taxable Value
Per Acre (%)

B > 15,000,000

B 7.000,001 - 15,000,000
B 5.000,001 - 7,000,000

4,000,001
3,500,001
2,500,001
2,100,001
1,750,001
1,500,001
1,000,001

0

- 5,000,000
- 4,000,000
- 3,500,000
- 2,500,000
- 2,100,000
- 1,750,000
- 1,500,000
B 100,001 - 1,000,000

B < 100,000

e

Source: SDAT (2022)



Annexation History




URBANS3

Population: 1820 - 2020

Annapolis, MD

42,000

31,500

21,000

Population

10,500

1820 1830 1840 1850 1860 1870 1880 1890 1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020

Year

Source: Wikipedia


https://en.wikipedia.org/wiki/Annapolis,_Maryland

URBAN3

City Growth R
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Population: 1820 - 2020

Annapolis, MD
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= 21,000 | 50% =
O i
O I
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|
10,500 25%
|
|
|
|
0 L 0%

Population  Land Area
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Year

Source: Wikipedia
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* According to the Municipal F




URBAN3

Road Maintenance Load and Rebuild Schedule*
Annapolis, MD

" Initial Build | Rebuild 1 [ Rebuild 2
B Rebuild 3 | Rebuild 4

40

30

20

Centerline Road Miles Built

10

1890 1910 1930 1950 1970 1990 2010 2030 2050 2070 2090 2110 2130 2150

*Conceptualized chart Source: City of Annapolis, Urban3 Estimates






Infrastructure Length
Annapolis, MD

N
P
<<
m
o
D

260 lane miles of road to @ Bridgeport, CT

Annapolis, MD
Road l\
== Water Pipe

Sewer Pipe

Stormwater Pipe

Source: City of Annapolis GIS



URBAMS3

Infrastructure System Costs
Annapolis, MD

$25M |

annually

*Also known as Lifecycle Cost

Deficit:

Sewer $5.2M

Roads

$6.5M |

Water
$11.7M

Current Spending

Needed Spending*

$49M

annually

Source: FY 2024 Adopted Budget, Urban3 Estimates



URBANS3

Revenue Per Acre
Annapolis, MD

General

$70M 2

Revenue Per Acre
Most

L east

Q

Source: FY 2024 Adopted Budget,.'Urban3 Estimates



Revenue Per Acre
Annapolis, MD

URBANS3

- $144M

Charges for Services
$15M

Property lax
$59M

General
wYAL\" 2

Revenue Per Acre

l Most

L east

Source: FY 2024 Adopted Budget, Urban3 Estimates



URBANS3

Costs Per Acre
Annapolis, MD

Operations &
Maintenance

$49M

Government
Expenses

$115M

$164M

Cost Per Acre

I Most

L east

Source: FY 2024 Adopted Budget,.'UrbanB Estimates



URBANS3

Costs Per Acre
Annapolis, MD

Operations &
Maintenance

$49M

Government
Expenses

$115M

$164M

Cost Per Acre

l | east

Most

Source: FY 2024 Adopted Budget,.'UrbanB Estimates



URBANS3

Revenues & Costs Per Acre

Annapolis, MD

Revenue Per Acre

Most

| east

Cost Per Acre

I | east

Most

Downtown
Fd g}

Source: FY 2024 Adopted Budget, Urban3 Estimates



URBANS3

Revenues & Costs Per Acre

Annapolis, MD

Revenue Per Acre

Most

| east

Cost Per Acre

l |l east

Most

Downtown
.. -

Source: FY 2024 Adopted Budget, Urban3 Estimates



URBANS3

Revenues & Costs Per Acre

Annapolis, MD

Net Positive Per Acre

Most

| east

Net Negative Per Acre

I L east

Most

West Annapolis

Downtown
. -

Park Place Condos

Eastport
1

-$20M

DN

Source: FY 2024 Adopted Budget, Urban3 Estimates



URBANS3

Park Place Condos

Revenues & Costs Per Acre
Annapolis, MD

S,
EI/E/?/V /P/VE/P

Heritage Single Family

West St Mixed Use

50
Bell Annapolis West
Land Area %

Net Positive Per Acre &)
Most
Least Heritage
Townhomes
Net Negative Per Acre
L east -
SOUTH R
Most VER

Source: FY 2024 Adopted Budget,.'UrbanB Estimates



URBANS3

Revenues & Costs Per Acre

Annapolis, MD

Net Positive Per Acre
Most

L east

Net Negative Per Acre
Least

Most

DS

L

é\/?/]/’?/pé\
0

Q

Source: FY 2024 Adopted Budget, Urban3 Estimates



=
Revenues & Costs Per Acre 1
Annapolis, MD \

URBANS3

Pre-1951 net: S%%
s

$1.4M

Post-1951 net:

-520.8M >

Net Positive Per Acre

I Most

Net Negative Per Acre

l | east

L east

Q

SOUTY
RIVE
Most "

Source: FY 2024 Adopted Budget, Urban3 Estimates



=
Revenues & Costs Per Acre 1
Annapolis, MD \

URBANS3

Pre-1951 net: S%%
s

$1.4M

Post-1951 net:

-520.8M >

Net Positive Per Acre

I Most

Net Negative Per Acre

l | east

L east

Q

SOUTY
RIVE
Most "

Source: FY 2024 Adopted Budget, Urban3 Estimates
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Quest | on:

Are you balanced in your
development?



4 DOWNTOWN

Image source: tasteofhome.com



You are

here




chicken duck ostrich

URBAN



Value Per Acre
Guilford County, NC

URBAN3

Greensboro ]
....... - _g: _ i . ::r
_High Point
N
| Value Per Acre ($)
B > 8,000,000 __
B 3.000,001 - 8,000,000 — T
B 2.500,001 - 3,000,000 Ningt oy
I 2,250,001 - 2,500,000 -
2,000,001 - 2,250,000
1,650,001 - 2,000,000
1,400,001 - 1,650,000
1,150,001 - 1,400,000
900,001 - 1,150,000
| I 600,001 -900,000 |
: B 200,001 - 600,000 s
- < 200,000 ” N
o |

‘“\ Source: Guilford County, NC (2025)



URBAN3

Value Per Acre
High Point, NC Downtown High Point

Value Per Acre ($)

B > 8,000,000 =

B 3.000,001 - 8,000,000

B 2,500,001 - 3,000,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,650,001 - 2,000,000
1,400,001 - 1,650,000
1,150,001 - 1,400,000
900,001 - 1,150,000
600,001 - 900,000

B 200,001 - 600,000

B < 200,000 Q

0 29

29

Source: Guilford County, NC (2025)



URBAN3

Productivity
City of High Point vs Guilford County, NC

High Point’s taxable value is 2.6 times greater
than the amount of County area it takes up.

Value Per Acre (9)
B > 8.000,000

B 3.000,001 - 8,000,000

B 2,500,001 - 3,000,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,650,001 - 2,000,000
1,400,001 - 1,650,000
1,150,001 - 1,400,000
900,001 - 1,150,000
600,001 - 900,000

B 200,001 - 600,000

B < 200,000

0

158

29

421

70

Taxable Acres

@® County @ City

Source: Guilford County, NC (2025)



URBAN3

Productivity Taxable Acres
Downtown High Point vs City of High Point, NC

iy, \ ¥
Tsbppgrnat®

Downtown High Point’s taxa_bl}_}e---v-éihe is 7.4 times greater
than the amount of City area it takes up.

Value Per Acre ($) /

I > 8.000,000 =

B 3.000,001 - 8,000,000 5 o 29
| I 2,500,001 - 3,000,000 {

B 2,250,001 - 2,500,000 /

2,000,001 - 2,250,000
1,650,001 - 2,000,000
1,400,001 - 1,650,000 #
1,150,001 - 1,400,000 |
900,001 - 1,150,000 ' |

I 600,001 - 900,000 N T g

B 200,001 - 600,000 ' 7 — "
B < 200,000 \ |
o &

Source: Guilford County, NC (2025)



URBAN3

Productivity Taxable Acres
Downtown High Point vs Guilford County, NC -

19.6x

Downtown High Point’s taxable value is 19.6 times greater Total Value
than the amount of County area it takes up.

158
29

421

Value Per Acre (9$)

B > 8.000,000 __
I 3.000,001 - 8,000,000 o
B 2,500,001 - 3,000,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,650,001 - 2,000,000
1,400,001 - 1,650,000
1,150,001 - 1,400,000

900,001 - 1,150,000
600,001 - 900,000

B 200,001 - 600,000 N
B < 200,000

0

@ County Downtown

29

421

Source: Guilford County, NC (2025)



Downtown

Franklin

Highlands

Macon County

®
Franklln Stats Taxable Acres Taxable Acres  Taxable Acres

Acres Value Value/Acre
02%
70 $97,411,780 $1,391,597
3,136 $1,043596,364  $332,779  79.98% 4
Total Value Total Value
3,648 $2,885,212,440  $790,903 _

332,551 $12,980,627,678 $39,033

@ County

8x 4.5x 40x
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DOWNTOWN

Image source: tasteofhome.com



Quest | on:

Why is your city designed
this way?
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Full System Cost:

~$661M

= 300 mi



URBANS3

Impact of Trees on Stormwater System

Springtield, MO

Area

Other Land

64.0 sg. mi

Buildings
8.9 sg. mi

Parking*

6.4 sg. mi

*Estimate from satellite imagery

Source: City of Springfield MO (2022)



URBANS3

Impact of Trees on Stormwater System

Springtield, MO

*Estimate from satellite imagery

Area

23,000 trees Z \

N

@ Tree canopy

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

URBANS3

Impact of Trees on Stormwater System

Springfield, MO

14B

gallons of
runoff annually

27 gallons/sq. ft

2
=
9
>
L
o,

19.4 sg. mi

Imp

To scale!l

23,000 trees Z \

N

@ Tree canopy

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

URBANS3

Impact of Trees on Stormwater System
Springtield, MO

Water
Interception

Water
absorption

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

2| Annual Impacts of a Single Tree
Springtield, MO

Intercepts 770 gallons rainfall

Absorbs 1,500 gallons stormwater

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

N
z|Annual Im

m
o~
-

pacts of Total Tree Canopy

Springtield, MO

@ 1.000,000 gallons

Intercepts 13M gallons rainfall

Absorbs 35M gallons stormwater



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

Annual Impacts of Total Tree Canopy
Springtield, MO

™
Z
<
m
%
-

Reduces stormwater system cost by

$600K

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

But Joe, trees cost money:!



URBANS3

Annual Impacts of a Single Tree
Springtield, MO

Benefit

$115

energy savings,
stormwater runoff
reduction, and air-

pollutant uptake

tree care &
maintenance

Cost

$75

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

Annual Impacts of 10,000 Trees
Springtield, MO Benefit

$1.1M

URBANS3

energy savings,
stormwater runoff
reduction, and air-

pollutant uptake

x 1 0,000

tree care &
maintenance

\*‘\ ‘\'~\

NN 1

Cost

$750K

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

City Comparison
Eugene, OR and Springfield, MO

URBANS3

Eugene, OR

— 35sg. mi ———

Other Land Buildings
23 sg. mi 5.5 sg. mi

Parking
2.7 sq. mi

Springtield, MO

83 sg. mi

Other Land Buildings

64 sg. mi

8.9 sg. mi

Parking*
6.4 sg. mi

Source: City of Eugene OR (2018), City of Springfield MO (2022)



City Comparison
Eugene, OR and Springfield, MO

URBANS3

Eugene, OR

Springtield, MO

gther Land

gther Land

35 sg. mi

Land Area Per Person (5q. Ft)

6,000 — 14,000
2.4x

Building Area Per Person (Sq. Ft)

0 — 1,500
1.7x

Road Area Per Person (Sq. Ft)

0 — 700
1.3x

Parking Spaces Per Person*

2 — 3
2.4x

Total Stormwater System Cost

$444M — $621M

*1 parking space = 350 sq. ft

Source: City of Eugene OR (2018), City of Springfield MO (2022)



Annual Impacts of 10,000 Trees
Springtield, MO

URBANS3

Benefit

$276M

energy savings,
stormwater runoff
reduction, and air-

pollutant uptake

x 2.4V

tree care &
maintenance

\’ ‘\’ ‘\'~\

NN 1

Cost

$180M

Source: City of Springfield MO (2022), agnr.osu.edu



https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf

URBANS3

Financial Flow Diagram: Capital Spending
Springtield, MO

Revenues Fund Expenditures

Sales Tax Personnel Services

Everything Else

Charges & Fees Supplies

\ I Streets

Transfers from Other Funds .
I Department Operations

\\
Intergovernmental I ‘? ::I Public Works | Capital

I Debt Service

Other Taxes I ~ / D
/ Wastewater x* | Capital Projects
e / /
Pr0perty Tax I //// o ] Transfers to Other Funds
— /
Licenses & Fines m~— =~ // § Stormwater
City Use Tax | // /

g — $455M
$503M

Source: City of Springfield, MO FY 2023-2024 Adopted Budget



URBANS3

Financial Flow Diagram: Capital Spending
Springtield, MO

Revenues Fund Expenditures

Sales Tax Personnel Services

Everything Else

Charges & Fees Supplies

\ I Streets

D
\/ I Department Operations

D Intergovernmental I ‘(é) Public Works | Capital
Debt Service
Other Taxes I I
Property Tax !/
Licenses & Fines _ ——/

City Use Tax |}

Bonds & Interest 1
Miscellaneous

$503M

Transfers from Other Funds |

ARPA is a one-
time award, so we can’t
count on this revenue from
year to year.

I Capital Projects

I Transfers to Other Funds

B Stormwater

¢ City of Springfield, MO FY 2023-2024 Adopted Budget



Quest | on:

Do you see the power
of math yet?




Cbservat 1 on:

Math can reveal some
strange things.
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Quest | on:

Do you want to see
weird?



0 The Asheville Citizen Times




. NEWS

Reparations for slavery: Is Asheville a _emm
national model? | @he New Yok Times

ABC News Live takes a closer look at Asheville's historic reparations plan.

North Carolina City Approves
Reparations for Black Residents

T he measure passed by the City Council of Asheville, N.C., would HEs
nravida fynding to promote homeownership and busmess

_5 . North Carolina COLIIlty becomes lateSt to ities, but stopped short of stipulating direct payments.
back reparations -

By Devin Dwyer
July 30, 2020, 5:12 AM +« 11 min read

AP Associated Press L';-“:

:l-ll*d

'---l--'. -' /
1._-... 'r--!_. 1.“'-
"

A board of commissioners in a North Carolina county has voted to support
reparations and apologized for the county’s role in slavery, segregation and
systemic discrimination against Black residents

By The Associated Press et I

December 9, 2020, 2:29 PM +« 3 min read

Bloomberg g EXE.. : o o

CltyLab Dally Two Dlvergent Models for ! _

Local ‘Reparations’

# Also today: Can U.S. road builders break the highway habit, and how a plan to stabilize |
i rents snt prices syrckting.

s 1.“




2021 Question:

Does the property
assessment system
perpetuate inequity?

URBANS
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Redlining

Asheville, NC

Area Rating

I A “Best”
| B"still Desirable”

C "Definitely Declining”
I D “Hazardous”
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Source: University of Richmond, Buncombe County NC



https://dsl.richmond.edu/panorama/redlining/

URBAN3

Race/Ethnicity One Dot Map 2010 Census Block Data
Buncombe County, NC 1 Dot = 1 Person

® Asian
CO\)“‘\J ‘ Black
e o Hispanic
)éoc White
Weaverville e

g, @® Other

Black Mountain

“Asheville

HHIY

:
t
:

Source: University of Richmond, Buncombe County NC



https://dsl.richmond.edu/panorama/redlining/

URBAN3

Race/Ethnicity One Dot Map

Buncombe County, NC

©

/ Weaverville
/ Asheville

©

2010 Census Block Data
1 Dot = 1 Person

Hispanic
White
@® Other

/ Black Mountain

Source: Buncombe County NC



Population Density by Race

URBANS3

Montford \
Burton Street

\ 2010 Census
Block Data

S. French Broad Kenilworth
X _ 1 Dot = 1 Person
Shiloh White
.~ Black
- Asian
Hispanic

- Other race / Native

American/ Multi-racial

Biltmore Estate

. .
g %
il 3 .
1 ] — — ._ b #

i j W |
- |

Source: Buncombe County, NC
Data Year: 2021



Race/Ethnicity One Dot Map

Asheville, NC

Biltmore
Forest

2010 Census Block Data
1 Dot = 1 Person

Hispanic
White
Other
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9 Forest Road

Land Value (Per Acre)

$420K | 5181k

Building Value (Per Sqg. Ft)

$107 N 125

County Taxes (Per Acre)

$3,781 T 4,604

Value Increase (2017 - 2021)

126% I 144%

Source: Buncombe County NC
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Sales Ratio

Definition

Source: Urban3
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Sales Ratio

Definition

10



URBAN3

Sales Ratios
Buncombe County, NC

Sales Ratio

$200K

$400K
Selling Price

$600K

$800K

Source: Buncombe County, NC



URBAN3

Sales Ratios
Buncombe County, NC

Bottom 40%

$1.0M excess charge
/ $5.9M discount

Sales Ratio

$6.9M ’céota\

$200K

$400K $600K $800K

Selling Price

Source: 2021 Buncombe County, NC
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Land Value Change: 2020-2021

Single Family Residential in Buncombe County, NC

Weaverville

Asheville

Change in
Land Value (%)
- > 30

- 30
i 21-25
16 - 20
11-15

0-5

Black Mountain

Source: Buncombe County, NC
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Land Value Change: 2020-2021 % Change in

. . . L | ) Land Value (%)
Single Family Residential in Buncombe County, NC | > 3o
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16 - 20
11-15
6-10
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Change in

2020-2021

Land Value Change

Land Value (%)

> 30

B 26-30

Montford

INCrease

316%

Buncombe County, NC

Source
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URBAN3

Land Value Change by Tract: 2020-2021

Single Family Residential in Buncombe County, NC

D

Source: Buncombe County, NC (2021)
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Mansions Losing Value

16,000 sq. ft

Buncombe County, NC

- \m\

BUNCOMBE COUNTY

Tax Lookup

Tax Department | New Lookup | New Download | Appeal | Extension | GIS | ROD | PIN History | Discover Buncombe

Search Bills - Parcel Id: 964671891700000

Displaying 01 to 11 of 11 records

Parcel Id [964671891700000

Search]

Owner Names

PIN/VIN

0000749490-2041-2021-@00-
00 '

7 FRITH DRIVE LLC

9646-71-8917-00000

3,057,200

0000749490-2020-2020-0000-
00

7 FRITH DRIVE LLC

7 FRITH DR LAND & STRUCTWRES

9646-71-8917-00000 _—
7 FRITH DR LAND & STRUCTURES

0000749490-2019-2019-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

3,094,300

0000749490-2018-2018-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

3,094,300

0000749490-2017-2017-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

3,094,300

0000749490-2016-2016-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

2,735,200

0000749490-2015-2015-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

2,735,200

0000749490-2014-2014-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR LAND & STRUCTURES

2,735,200

0000626203-2013-2013-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000
7 FRITH DR Land & Structures

2,735,200

0000287817-2012-2012-0000-
00

CECIL WILLIAM AMHERST
JR

9646-71-8917-00000 _
7 FRITH DR Land & Structures |'

CECIL WILLIAM AMHERST
JR

|

9646-71-8917-00000 |
7 FRITH DR Land & Structures

Source: Buncombe County, NC



B
Mansions Losing Value Assessed Value (2011 - 2021)

Biltmore Forest, Asheville, NC

URBAN3

® Gained @ Lost

Biltmore Estate

+$50M

278 houses

Net Position

Assessed Value

-$90M

337 houses

Source: Buncombe County, NC
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URBAN3

Land Value Change by Tract: 2020-2021

Single Family Residential in Buncombe County, NC

Tax effect due to
faulty assessments:

2002-2022

Under-collected taxes in
Biltmore Forest:

$4.4M

Source

: Buncombe County, NC (2021)



URBAN3

Taxable Value Lost
Buncombe County, NC

The uncollected taxes in Biltmore Forest:*

$4.4M

*calculated against inflation adjusted values.

111

School teachers’ annual salaries

Source: Buncombe County, NC
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BUNCOMBE COUNTY
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MEDIAN SALES PRICE
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URBAN3

Ratio Gap of Sales Prices to Assessed Value
Macon County, NC

Table 3.1

Table 3.1 presents a simple analysis of effective tax rate by sale decile (where sale decile 1 consists of the most inexpensive homes

in this jurisdiction and 10 the most expensive). A property’s “fair” tax bill is the bill that would have been charged if the property was
taxed at the average rate, and the “shift” is the difference between the fair bill and the actual bill. In 2023, the average effective tax rate
in Macon County, North Carolina was 0.28%.

Tax Rate by Sale Decile

Tax Year Sale Decile Effective Tax Rate Average Sale Average Tax Bill Fair Tax Bill Average Shift

2023
2023
2023
2023
2023
2023
2023
2023
2023
2023

For example, in 2023, the average property in the bottom decile sold for a price of $96,838.36 and had a tax bill of $388.55. If this
property was taxed at the average rate of all other properties, its fair bill would be $313.81, meaning that the homeowner overpaid by

1

2

9
10

0.42%
0.37%
0.33%
0.31%
0.32%
0.31%
0.30%
0.30%
0.30%
0.29%

$96,838.36

$160,568
$212,911
$247,671
$292,924
$346,278
$419,938
$530,840
$772,278

$1,787,632

$388.55
$590.42
$697.62
$780.06
$928.47
$1,075.13
$1,251.45
$1,571.70
$2,293.01

$5,171.99

$313.81
$520.33
$689.95
$802.59
$949.23
$1,122.13
$1,360.82
$1,720.21
$2,502.59
$5,792.88

Figure 2.2

Percent of property over/under assessed

60% -
$74.74

$70.09

$7.68

-$22.53 =B=
-$20.76

-$47.00
-$109.37 20% -
-3148.50

-$209.58

-$620.89 0% -

1 2 ;- 4 5 5] 7 8 9 10
Sale Decile

$74.74, or 23.8% above the fair tax. Correspondingly, the average property in the top decile sold for $1,787,632 and had a tax bill of

$5,171.99. If this property was taxed at the average rate of all other property, its fair bill would be $5,792.88, meaning that the

homeowner underpaid by $620.89, or 10.7% below the fair tax.

. Qverassessed . Underassessed

Source:https://s3.us-east-2.amazonaws.com/propertytaxdata.uchicago.edu/nationwide_reports/web/Macon%20County_North%20Carolina.html



For every $1.00 that the highest value homes are assessed
In taxable value, lowest value homes are assessed....

$2.20

$1.65

$1.10

$0.55

$0.00

$2.14

$1.50 $1.50

s SRR (SRR R NN SR R $1.40
Average

$1.15 $1.18 $1.20 $1.20 $1.22

B8y
C
)

>
>,
N
C
E

|_

Yancey
Buncombe
JA\V=1gY,
Henderson
Mitchell
Rutherford
Cherokee
McDowell

*County Reported to NCDOR (2022)
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Why does the system
need to change?
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History of The Assessment Gap
New York, NY
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March 2024

Q  NEW YORK Che New 1Jork Times cvemerves IR

Lawsuit Over New York City's Property (o mczaven
Tax System Can Proceed, Court Says 122024

_ A lawsuit that could upend New York City’s property tax system
The lawsuit seeks to overturn a system that has been under fire P ty’s property ¥

_ , i was cleared to move forward by the state’s highest court on

because it favors wealthier homeowners. The housing groups S , , )
. o : Tuesday. The decision is a victory for housing groups that complain

that sued hope to distribute the tax burden more equitably.

that the system favors owners of wealthy Brooklyn brownstones

and high-end Manhattan condos over renters and owners in lower-

% Share full article ~> m income HEighborhUOdS.

The 4-to-3 decision by the State Court of Appeals strikes at one of
the most intractable elements of New York’s housing crisis: Nearly
everyone agrees that the property tax system is inequitable and
opaque and puts a burden on lower-income people. But while many
politicians have proposed overhauls over the years, none have
succeeded at making

mgen (¢ \loarly everyone agrees that the property

AR LaXx system is inequitable, and opaque and
group of property ow 59

Npsys puts a burden on lower-income people.

TENNY’s lawsuit sayS that Nomes with equivalent values are
currently assessed and taxed at different rates depending on
where they are, and one of its claims is that the system

A lawsuit challenging New York’s property tax system had been considered a long shot disproportionately affects racial minorities and may even
but could bring major changes for New York City residents. Janice Chung for The New

perpetuate segregation.



History of The Assessment Gap
New York, NY
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April 2024

NEW YORK El] ¢ N c\U i! Dl'l{ @il‘lll.‘ﬁ GIVE THE TIMES FR———

Q

His Brownstone Is Worth $5.4 Million.
Why Is His Tax Bill So Low?

Housing advocates and even some homeowners in wealthier
neighborhoods say New York’s property tax system is unfair. A
court case could force the city to make changes.

% Share full article ~> ] CJ 792

1+ By Mihir Zaveri and Camille Baker
April 2, 2024

New York City is known for its pricey real estate, but some
homeowners get an unexpected bargain: Property taxes on some
of the fanciest, most coveted properties are often very low — at
least relatively.

The flip side? Renters and homeowners in lower-income

44 o o
neighborhoods end up carrying a lot of the burden. The S,yStem IS unfa’r‘ oo Several mayors ha.ve
Take, for example, a $5.4 million brownstone in Brooklyn’s Park unsuccess fu I Iy p I e dged to men d, ,th e resu I t’ n g
Slope. Its annual property tax bill is around $12,000 — about 0.2 ra Cial an d econom ”C d,’spa rities.

percent of the home’s overall worth. Now compare that with the
$7,500 tax bill for a $780,000 home in the Bronx. The cheaper home
has an effective property tax rate almost four times higher.

Both bills are lower than in much of the suburbs, where property
taxes for less valuable homes routinely top $25,000.



History of The Assessment Gap

New York State
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t¢ In every portion of the state we find the
most unproductive property, and that of
the lowest real value, assessed at the
highest ratio. »

STATE OF NEW YORK

k€ If [the law] was enforced the burden of
taxation would fall equally upon all having
property liable to assessment; but, as it is
now everywhere disregarded, taxation is
unequal, unjust, and oppressive.

FOR THE YEAR 1873.

ALBANY:
WEED, PARSONS AND COMPANY, PRINTERS,
1874,




X have disappearcu. e

- tered is beyond all doubt one of the worst taxes krzown. 11)111 the
civilized world. Because of 1ts a.,ttempt to tfd,x Intangi ; e as
well as tangible things, it sins against .the ca,rdma)l. rules of uni-
formity, of equality and of universality of ta,xat.lon. It. puts
2 premium on dishonesty and debauches the public conscience;
it reduces deception to a system, and makes a science of knavery;

it presses hardest on those least able to pay; it imposes double
taxation on one man and grants entire immunity to the next.

IE short, the general property tax is so flagrantly inequitable,
that its can be expl e s

_ It is tpfa cause of such crying injustice that its altera-
tion or its abolition must become the battle Cry of erer> cﬂ%&

— ———— e —— P — —  — _— —

retention can be explained only through ignorance or

—_— =

man and reformer, 18953

Source: Essays in Taxation by Edwin R. A. Seligman, McMillian & Co. Press; 9th Edition, 1921 (First edition 1895)
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https://dsl.richmond.edu/panorama/redlining/
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Just put
your happy

little numbers -
on a map.

Don't

Worry |
about W
mistake



B

Crescent Village..

Downtown

Bird's Eye View

Q

etc.; and does not calculate for police,

NOTE: Model demonstrates physical
infrastructures such as bridges, roads,
fire, library, etc.

Operating Expense Ratio (per Acre)

Eugene, OR

2018

Source: City of Eugene
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