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Things Change…



Things Change…The 3 T’s - Trains, Tourism, & Tuberculosis





During the 1920’s

• Asheville grew by 20% population/year 

• 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



Thomas Wolfe 
Author (1900-1938) 

You Can’t Go Home Again

They’ve mortgaged those of a generation to come.   
They have ruined a city, 
and in doing so, 
have ruined themselves, their children, and their children’s children.

Asheville has squandered fabulous sums.   
They’ve flung away the earnings of a lifetime.  







Asheville’s Expressway

Development outside 
of downtown was 

encouraged by the 
new expressways.





The  
73  

acre 
Asheville 

Mall 



In the 70’s and 80’s our downtown died





Source:





Asheville’s de facto motto was:  

“That will never work here - don’t even try.”
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In God we trust; 
everyone else, 
bring data.
Mayor Michael Bloomberg



Incorporate (inˈkôrpəˌrāt) 
VERB
Constitute (a company, city, 
or other organization) as a 
legal corporation. 
Source: Oxford Dictionary



“The United States is the 
largest corporation 

in the world.”

Joe Biden 
United States Vice President 
Late Show: 12/6/2016

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



Asheville 
Is 7x >

Life is a game. 
Money is how we keep score. 
- Ted Turner



What is a City?
Photo Source: James Harrison



What is a City?
Luminous Earth Grid by Stuart Williams 1993



Land Production



For 40 years this 
building remained 

vacant…… its tax value 
in 1991 was just over 

$300,000

Today the building is valued at over 
$11,000,000

An increase > 3500% 
  

in 15 years 
The lot is less than 1/5 acre



$7K $634K

$48K $84K

34 0.2

0 90

Asheville 
Walmart

Downtown 
Building

Land Consumed (Acres)

Total Property Taxes Per Acre

City Sales Taxes Per Acre

Residents Per Acre

6 74
Jobs Per Acre

Total Tax Value: 

$11M
Total Tax Value: 

$20M



SCARY MATH



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

How do we compare cars?
Miles per tank



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

245 miles 
per tank

380 miles 
per tank

390 miles 
per tank

571 miles 
per tank

648 miles 
per tank

How do we compare cars?
Miles per tank



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

50/70 mpg

11/18 mpg
8/14 mpg

51/48 mpg

13/18 mpg

How do we compare cars?
Miles per gallon



Ford F150 Lariat LTD

50/70 mpg

1955 BMW IsettaRolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius

11/18 mpg

51/48 mpg

13/18 mpg

How do we compare cars?
Miles per gallon

8/14 mpg



$0

$75

$150

$225

$300

$274.00

$95.00

$47.80

$9.30$6.70$5.50$1.00

Residential
Commercial
Mixed-Use

County S-F City S-F Walmart Mall or strip
Mixed-Use 
(2 Story)

Mixed-Use 
(3 Story)

Mixed-Use 
(6 Story)

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

Joseph Minicozzi, AICPCounty Property Taxes/Acre 



Charles Terrell, CMI 

Director of Property Tax

International Association of Assessing Officers 
80th International Conference 

Sacramento, CA 
August 26, 2014 



WALMART = HOUSE CAT



Know the economic flow.
Action Steps:



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

 Human Connectome Project

Mapping the Brain

anterior-posterior 
left-right
up-down 

Economic MRITM

DSI Studio



Biltmore Estate

Mt. 
Mitchell

Pisgah 
Forest

40

40

26

26

Waynesville

Marion

Madison County

Haywood County

Henderson County

Rutherford County

owel l  County

McD

Yan
ce

y

County

17,000,001 - 33,000,000

Total Taxable 
Value ($)

10,000,001 - 17,000,000
5,500,001 - 10,000,000
2,500,001 - 5,500,000
1,000,001 - 2,500,000
430,001 - 1,000,000
160,001 - 430,000
< 160,000
0

33,000,001 - 76,000,000
> 76,000,000

Total Taxable Value 
Buncombe County, NC

N

Source: Buncombe County NC Assessor (2021)

Economic MRITM



Taxable Value Per Acre 
Buncombe County, NC

N

6,200,001 - 12,000,000

Taxable Value 
Per Acre ($)

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
< 170,000
0

12,000,001 - 20,000,000
> 20,000,000

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

N

6,200,001 - 12,000,000

Taxable Value 
Per Acre ($)

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
< 170,000
0

12,000,001 - 20,000,000
> 20,000,000

Source: Buncombe County NC Assessor (2021)
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But that’s Asheville, 
___________ is different!

Response:

( insert your state name )



N

Johnson County

Leavenworth 
County

Jackson County

Clay CountyPlatte County

Case County

RiverMissouri

Kansas River

Clinton CountyBuchanan County

Source: Wyandotte Unified Government, Kansas City MO 

Value Per Acre
Kansas City Region

Downtown KCMO

Bonner Springs

Downtown KCK

Country Club Plaza Area



Value Per Acre
Bozeman, MT

N

2018



Value per Acre
Covington, GA

Source: Newton County Assessor

N

Clover Bridge
$8.9M per acre

Walmart
$0.2M per acre

Clark’s Grove  
Mixed Use
$11M per acre

SE Corner College 
& Church
$5.2M per acre



Avg. VPA: $557,179
Source: New Hampshire Department of Revenue Administration 2019

Single-family 
Avg. VPA: $2.1 M

Multi-family 
Avg. VPA: $5.7 M

Commercial 
VPA: $2.4 M

Mixed-use 
VPA: $29.3 M

Peak VPA 
VPA: $51.1 M

N
Portsmouth Examples

Land Use Productivity



But that’s not North Carolina! 
We are different!

Response:



Assessed Value Per Acre 
Wilson, NC

Stantonsburg

Wilson

Sims

N

NASH COUNTY

WAYNE COUNTY

G
REEN

E CO
UN

TY

EDGECOMBE COUNTY

PITT C
OUNTY

COUNTYSTONJOHN

42
95

264

95 795

587

42

301

301

264

BUCKHORN RESERVOIR

Source: Wilson County, NC (2024)

Value Per Acre ($)
> 2,500,000
2,250,001 - 2,500,000
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
250,001 - 500,000
100,001 - 250,000
< 100,000
0



Value per Acre
WNC Study Area

Data Source: ReGrid 2021

N



Citywide Average Value per 
AcreCounty Seats Asheville, Buncombe County

$726,724 per acre

Newland, Avery County
$230,691 per acre

Bakersville, Mitchell County
$67,885 per acre

Burnsville, Yancey County
$179,371 per acre

Morganton, Burke County
$162,561 per acre

Marion, Marion County
$195,737 per acre

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

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

Murphy, Cherokee County
$218,599 per acre

Hayesville, Clay County
$199,612 per acre

Franklin, Macon County
$257,714 per acre

Data Source: ReGrid 2021





Source:

Study Area
Western North Carolina



$603,647 
Average Value per Acre

$592,649 
Average Value per Acre

Land Use Comparisons
Western North Carolina



Value per Acre Comparisons
Downtown Sylva, Jackson County NC

$13.7M $5.3M

$5.2M $18.9M

$7.3M

Average Walmart: $592,649 



$2.9M

$3.9M

$2.6M

$3.9M

Value per Acre Comparisons
Downtown Burnsville, Yancey County NC

$2.9M

Average Walmart: $592,649 



Value per Acre Comparisons
Downtown Murphy, Cherokee County 

NC

$4.5M

$7.6M

$4.6M

$3.6M

Average Walmart: $592,649 



City Taxes/Acre



Can we talk about Stroads?
Question:



Source: Strong Towns

Stroad 
Definition

STROADROAD STREET



Asset Management

+$$
+$$
+$$

+$$
+$$
+$$

+$ +$



Asset Management

+$$ +$$
+$$

-$ -$-$ -$ -$



City Taxes/Acre

STROAD

STREET





But people don’t want density!

Observation:



Source: oldplaces.org

What are the numbers for Gwinnett County?

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


1. Urban 
2. City 
3. Town 
4. Municipal

4 Dirty Words in 
Gwinnett County:

Source:  (DAVID G. MASSEY/AP)





Source: Google Maps

Gwinn
ett

 Coun
ty



Source: U.S. Census

People Per Square Mile 
U.S. Counties

DeKalb County, GA 
2,740 people per sq. mi

Gwinnett County, GA 
1,871 people per sq. mi

Mecklenburg County, NC 
1,756 people per sq. mi

Davidson County, TN 
1,243 people per sq. mi

Travis County, TX 
1,034 people per sq. mi

Wake County, NC 
992 people per sq. mi

Buncombe County, NC 
344 people per sq. mi

Orange County, NC 
313 people per sq. mi

Charlotte
Nashville

Austin
Raleigh

Asheville
Chapel Hill

= 100 people



2,000,001 - 3,000,000

Tax Value 
Per Acre ($)

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
> 50,000
0

3,000,001 - 4,000,000
> 4,000,000

Tax Value Per Acre 
Gwinnett County, GA

N

Source: Gwinnett County Assessor (2014)
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2,000,001 - 3,000,000

Tax Value 
Per Acre ($)

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
> 50,000
0

3,000,001 - 4,000,000
> 4,000,000

Tax Value Per Acre 
Gwinnett County, GA

Source: Gwinnett County Assessor (2014)
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2,000,001 - 3,000,000

Tax Value 
Per Acre ($)

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
> 50,000
0

3,000,001 - 4,000,000
> 4,000,000

Tax Value Per Acre 
Gwinnett County, GA

Source: Gwinnett County Assessor (2014)
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County
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Source: Gwinnett County Assessor (2014)

Tax Value Per Acre 
Gwinnett County, GA

Tax Value 
Per Acre ($)

Lowest

Highest



Source: Orange County Assessor (2014)

Tax Value Per Acre 
Orange County, NC

Tax Value 
Per Acre ($)

Lowest

Highest

N

Durham County

Person CountyCaswell County

A
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ou
nt

y

Chatham County

40
Hillsborough

Carrboro Chapel Hill



Tax Value Per Acre 
Gwinnett County, GA

Source: Gwinnett County Assessor (2014)

Tax Value 
Per Acre ($)

Lowest

Highest

Bank of Buford 
$7.8M per acre



Austin Nashville Charlotte Raleigh Chapel Hill Asheville Gwinnett

$476M
Highest Value Per Acre 
Communities in the U.S.

$192M
$150M

$110M

$52M $46M
$8M



Value Per Acre 
County Comparisons

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

Tax Value 
Per Acre ($)

Lowest

Highest

Lawrenceville 
(Gwinnett County, GA)

$192M/acre

$476M/acre

$8M/acre

Austin 
(Travis County, TX)

Nashville 
(Davidson County, TN)







Source:



What about sales tax?
Question:



Source: US Census 2021 State & Local Government Finance Historical Datasets and Tables
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Case Study: Economic MRI®

Durango, Colorado



Property Tax per Acre 
Downtown Durango, CO

Downtown 
Durango

South Durango

2015

North 
Durango

N



Jobs per Acre 
Downtown Durango, CO

2015

N

Downtown 
Durango

South Durango
North 

Durango



Source:

Retail Taxes Per Acre 
Durango, CO

N

Source: Durango, CO 2015

160

160

LAKE 
NIGHTHORSE

ANIMAS RIVER

ANIMAS RIVER

Archuleta County

Hinsdale County

San Juan County

Downtown Durango

South Durango

550



Source:

N

Source: Durango, CO 2015; Google Earth

Peter Schertz

Tim Wheeler

Local Businesses 
Downtown Durango, CO



0 75 1500 150000 300000 450000 600000

$1.8K $22.7K

$152K $556K

13.4 0.15

Durango Coffee + Maria’s Bookshop

Land Consumed (Acres)

County Property Taxes Per Acre

City Retail Taxes Per Acre

15 233
Jobs Per Acre

Comparing Financial Productivity 
Durango, CO

Walmart

Source: Durango, CO 2015



Total Productivity Model 
Downtown Durango, CO

2015

N

Downtown 
Durango

South Durango
North 

Durango



Source: States’ Department of Revenue (Data year: 2025)
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Asheville produced $120M in Sales Taxes!… but only got back $14M.  A 0.12X return!



Asheville

Woodfin

Black Mountain

Rest of County

Montreat

Biltmore Forest

Weaverville

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

$13.80

$2.60

$2.32

$1.68

-$0.71

-$0.77

-$0.88

Sales Tax Returned per $1 Generated 
Buncombe County, NC

LOSS SUBSIDY

B
REA

K
 EVEN

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

For every $1.00 in sales tax generated, Asheville loses 88¢.



Source:

If you can’t measure it, 
you can’t 

manage it.
Mayor Michael Bloomberg



Do we know the cost of 
development patterns?

Question:



Case Study: Economic MRI®

Annapolis, Maryland



“A business should be run 
like an aquarium, where 
everybody can see what’s 
going on —  
what’s going in,  
what’s moving around, 
what’s coming out.” 

Jack Stack 
SRC Holdings 

Author, The Great Game of Business. 



N

5,000,001 - 7,000,000

Taxable Value 
Per Acre ($)

4,000,001 - 5,000,000
3,500,001 - 4,000,000
2,500,001 - 3,500,000
2,100,001 - 2,500,000
1,750,001 - 2,100,000
1,500,001 - 1,750,000
1,000,001 - 1,500,000
100,001 - 1,000,000
< 100,000
0

7,000,001 - 15,000,000
> 15,000,000

Taxable Value Per Acre 
Annapolis, MD

CHESAPEAKE BAY

Park Place Condos

Source: SDAT (2022) 



Annexation History
Comparative Spatial Modeling of Economic Change



Source: Wikipedia
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Population: 1820 - 2020 
Annapolis, MD

41,000

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


City Growth 
Annapolis, MD

Source: City of Annapolis GIS
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SOUTH RIVER

2000 - 2010 
0.5 sq. mi, 6%

1952 - 2000 
0.8 sq. mi, 11%

1951 
5.1 sq. mi, 71%

1700 - 
1800 
0.3 sq. mi, 

4%

1800 - 
1920 
0.4 sq. mi, 

5%

1920 - 
1950 
0.1 sq. mi, 

2%

2010 - 
Today 
0.01 sq. mi, 

0.1%

Source: City of Annapolis GIS, Wikipedia

You have 
achieved 1855 

status!



Source: Wikipedia
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ISN’T THAT SPATIAL

WELL



Assets*
* According to the Municipal Finance Standards 
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Rebuild 3

Road Maintenance Load and Rebuild Schedule* 
Annapolis, MD You are 

here

Rebuild 4

Source: City of Annapolis, Urban3 Estimates



D e  R o a d s

A ROAD IS FOREVER



Infrastructure Length 
Annapolis, MD

N

Annapolis, MD

Road

Water Pipe

Sewer Pipe

Stormwater Pipe

Wilmington, DE101 miles of stormwater drainage to
128 miles of water pipe to Philadelphia, PA

156 miles of sewer pipe to Trenton, NJ

260 lane miles of road to Bridgeport, CT

Source: City of Annapolis GIS



Needed Spending*Current Spending

Water 
$16.1M

$25M 
annually

$49M 
annually

Stormwater     $2.1M

Sewer 
$18.0MWater 

$11.7M

Sewer    $5.2M

Roads 
$6.5M

Roads 
$12.8M

Stormwater    $2.1M

Deficit: 

$24M

Source: FY 2024 Adopted Budget, Urban3 Estimates*Also known as Lifecycle Cost

Infrastructure System Costs 
Annapolis, MD



Cost Per Acre
Most

Least
N

Revenue Per Acre 
Annapolis, MD

Source: FY 2024 Adopted Budget, Urban3 Estimates

General 
$70M

450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER

Revenue Per Acre
Most

Least



Cost Per Acre
Most

Least

Revenue Per Acre
Most

Least

$144M

General 
$70M

Property Tax 
$59M

Charges for Services 
$15M

Revenue Per Acre 
Annapolis, MD

N

Source: FY 2024 Adopted Budget, Urban3 Estimates

450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER



Costs Per Acre 
Annapolis, MD

Cost Per Acre
Most

Least

Government 
Expenses 
$115M

$164M

Operations & 
Maintenance 

$49M

N

Source: FY 2024 Adopted Budget, Urban3 Estimates

450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER



Cost Per Acre
Least

Most

Costs Per Acre 
Annapolis, MD

N

Source: FY 2024 Adopted Budget, Urban3 Estimates

Government 
Expenses 
$115M

$164M

Operations & 
Maintenance 

$49M

450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER



Park Place Condos

450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER

Revenue Per Acre
Most

Least

Cost Per Acre
Least

Most
N$164M

$144M
Revenues & Costs Per Acre 

Annapolis, MD

Downtown

Source: FY 2024 Adopted Budget, Urban3 Estimates



Cost Per Acre
Least

Most

Revenue Per Acre
Most

Least

$164M

$144M

Revenues & Costs Per Acre 
Annapolis, MD

N

Downtown

Source: FY 2024 Adopted Budget, Urban3 Estimates



Revenues & Costs Per Acre 
Annapolis, MD

N

Downtown

Source: FY 2024 Adopted Budget, Urban3 Estimates

-$20M
Net Negative Per Acre

Least

Most

Net Positive Per Acre
Most

Least

EastportWest Annapolis

Park Place CondosNet



450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER

Net Negative Per Acre
Least

Most

Net Positive Per Acre
Most

Least

Bird’s  
Eye  
View

N

Revenues & Costs Per Acre 
Annapolis, MD

Source: FY 2024 Adopted Budget, Urban3 Estimates

Park Place Condos

Bell Annapolis West

West St Mixed Use
Heritage Single Family

Heritage  
Townhomes

Land Area

77%

23%



450

50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER

Net Negative Per Acre
Least

Most

Net Positive Per Acre
Most

Least

N

Revenues & Costs Per Acre 
Annapolis, MD

Source: FY 2024 Adopted Budget, Urban3 Estimates

Pre-1951

Post-1951
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SEVERN RIVER

SOUTH RIVER

Net Negative Per Acre
Least

Most

Net Positive Per Acre
Most

Least

N

Revenues & Costs Per Acre 
Annapolis, MD

Source: FY 2024 Adopted Budget, Urban3 Estimates

Pre-1951

Post-1951
Post-1951 net: 

-$20.8M

Pre-1951 net: 

$1.4M
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50

665

2

CHESAPEAKE BAY

SEVERN RIVER

SOUTH RIVER

Net Negative Per Acre
Least

Most

Net Positive Per Acre
Most

Least

N

Revenues & Costs Per Acre 
Annapolis, MD

Source: FY 2024 Adopted Budget, Urban3 Estimates

Pre-1951

Post-1951
Post-1951 net: 

-$20.8M

Pre-1951 net: 

$1.4M



How government is set up. How we operate in cities.



If you can’t see it, 
you can’t fix it. 

Lesson:

Fee Stru
ctu

res

Tax Policy

Siloed Practices

Biased Thinking

Zo
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Revenue Bucket

M
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Are you balanced in your 
development?

Question:



Image source: tasteofhome.com

DOWNTOWN

REST OF
CITY
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Value Per Acre 
Guilford County, NC

N

73

29

840

73

74

40

40

74

85

70

421

421

ROCKINGHAM COUNTY

A
LA

M
A

N
C

E
 C

O
U

N
T

Y

RANDOLPH COUNTY

FO
RS

YT
H

 C
O

U
N

TY

DAVIDSON COUNTY

Winston-Salem

Burlington

29

73

158

85

High Point

Greensboro

Value Per Acre ($)
> 8,000,000
3,000,001 - 8,000,000
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
200,001 - 600,000
< 200,000
0

Source: Guilford County, NC (2025)



73

29

73

74

40

RANDOLPH COUNTY

FORSYTH COUNTY

DAVIDSON COUNTY

Greensboro

85

29

Value Per Acre 
High Point, NC

N

Downtown High Point

Value Per Acre ($)
> 8,000,000
3,000,001 - 8,000,000
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
200,001 - 600,000
< 200,000
0

Source: Guilford County, NC (2025)



Productivity 
City of High Point vs Guilford County, NC
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Burlington
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85

2.6x
Taxable Acres

7%

93%

Total Value

19%

81%

County City

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

N

Value Per Acre ($)
> 8,000,000
3,000,001 - 8,000,000
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
200,001 - 600,000
< 200,000
0

Source: Guilford County, NC (2025)



N

73

29

73

74

40

RANDOLPH COUNTY

FORSYTH COUNTY

DAVIDSON COUNTY

Greensboro

85

29

Productivity 
Downtown High Point vs City of High Point, NC

Total Value

7%

93%

City Downtown

Taxable Acres

1%

99%7.4x
Downtown High Point’s taxable value is 7.4 times greater 
than the amount of City area it takes up.

Value Per Acre ($)
> 8,000,000
3,000,001 - 8,000,000
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
200,001 - 600,000
< 200,000
0

Source: Guilford County, NC (2025)



Productivity 
Downtown High Point vs Guilford County, NC
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19.6x
Downtown High Point’s taxable value is 19.6 times greater 
than the amount of County area it takes up.

N

Total Value

1.0%

99.0%

County Downtown

Taxable Acres

0.01%

99.99%

Value Per Acre ($)
> 8,000,000
3,000,001 - 8,000,000
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
200,001 - 600,000
< 200,000
0

Source: Guilford County, NC (2025)



chicken

quail

Acres Value Value/Acre

Downtown 70 $97,411,780 $1,391,597

Franklin 3,136 $1,043,596,364 $332,779

Highlands 3,648 $2,885,212,440 $790,903

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

8x

Taxable Acres

1%

99%

Total Value

8%

92%

County
City

Total Value

0.8%

99.2%

County
Downtown

Taxable Acres

0.02%

99.98%

4.5x 40x

Taxable Acres

2%

98%

Total Value

9%

91%

City
Downtown

Franklin Stats





Image source: tasteofhome.com

DOWNTOWN

REST OF
CITY

SHOOT FOR 6X



Why is your city designed 
this way?

Question:





N300 mi
Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield, MO GIS (2022)

Annual Costs: Stormwater 
Springfield, MO

$6M
Current 

Spending
Needed 

Spending 
(Lifecycle Costs)

$15M

Full System Cost: 
~$661M



Sources: Midland City Assessor (2021), Midland City GIS

N

Other Land 
64.0 sq. mi

Parking* 
6.4 sq. mi

Roads 
4.1 sq. mi

Buildings 
8.9 sq. mi

Area

Source: City of Springfield MO (2022)*Estimate from satellite imagery

Impact of Trees on Stormwater System 
Springfield, MO



Impact of Trees on Stormwater System 
Springfield, MO

N

Area

Source: City of Springfield MO (2022), agnr.osu.edu*Estimate from satellite imagery

Parking* 
6.4 sq. mi

Roads 
4.1 sq. mi

Buildings 
8.9 sq. mi

Other Land 
86.0 sq. mi

Pervious 
64.0 sq. mi

Im
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rv
io

us
 

19
.4

 s
q.

 m
i

Tree canopy 

23,000 trees

https://agnr.osu.edu/sites/agnr/files/imce/images/mdl2%20midwest%20community%20tree%20guide-1.pdf
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Impact of Trees on Stormwater System 
Springfield, MO

N

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

To scale!

gallons of 
runoff annually 

27 gallons/sq. ft

14B

Tree canopy 

23,000 trees

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


Impact of Trees on Stormwater System 
Springfield, MO

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

Water 
interception

Water 
absorption

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


Annual Impacts of a Single Tree 
Springfield, MO

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

Absorbs 1,500 gallons stormwater

Intercepts 770 gallons rainfall

100 gallons

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


Intercepts 13M gallons rainfall

Annual Impacts of Total Tree Canopy 
Springfield, MO

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

Absorbs 35M gallons stormwater

1,000,000 gallons

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


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

Reduces stormwater system cost by

$600K

$1.6M

Annual Impacts of Total Tree Canopy 
Springfield, MO

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


But Joe, trees cost money!!



Annual Impacts of a Single Tree 
Springfield, MO

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

Benefit 

$115

Cost 

$75

Net 

$40

energy savings, 
stormwater runoff 
reduction, and air-
pollutant uptake

tree care & 
maintenance

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


Annual Impacts of 10,000 Trees 
Springfield, MO

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

Benefit 

$1.1M

Cost 

$750K

Net 

$400K
x 10,000

energy savings, 
stormwater runoff 
reduction, and air-
pollutant uptake

tree care & 
maintenance

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


35 sq. mi 83 sq. mi

Springfield, MO

City Comparison 
Eugene, OR and Springfield, MO

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

Other Land 
64 sq. mi

Parking* 
6.4 sq. mi

Roads 
4.1 sq. mi

Buildings 
8.9 sq. mi

Other Land 
23 sq. mi

Roads 
3.3 sq. mi

Buildings 
5.5 sq. mi

Parking 
2.7 sq. mi

170KEugene, OR 175K



900

500

1.2

$444M

1,500

700

3

$621M

35 sq. mi 83 sq. mi

Springfield, MO

City Comparison 
Eugene, OR and Springfield, MO

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

Other Land 
64 sq. mi

Parking* 
6.4 sq. mi

Roads 
4.1 sq. mi

Buildings 
8.9 sq. mi

Other Land 
23 sq. mi

Roads 
3.3 sq. mi

Buildings 
5.5 sq. mi

Parking 
2.7 sq. mi

170KEugene, OR 175K

Building Area Per Person (Sq. Ft)

Road Area Per Person (Sq. Ft)

Parking Spaces Per Person*

Total Stormwater System Cost

6,000 14,000

Land Area Per Person (Sq. Ft)

*1 parking space = 350 sq. ft

2.4x

1.7x

1.3x

2.4x

1.4x



Annual Impacts of 10,000 Trees 
Springfield, MO

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

Benefit 

$276M

Cost 

$180M

Net 

$96M
x 2.4M

energy savings, 
stormwater runoff 
reduction, and air-
pollutant uptake

tree care & 
maintenance

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


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

Expenditures

$455M

Revenues

$503M

Fund

Financial Flow Diagram: Capital Spending 
Springfield, MO

Personnel Services   $187M$171M   Sales Tax

$34M   Other Taxes

$25M   Property Tax
$9M    Licenses & Fines

$15M    City Use Tax

$5M    Miscellaneous

Supplies   $91M

Streets   $42M

Department Operations   $36M

Capital   $26M

Debt Service   $30M

Transfers to Other Funds   $18M

Stormwater   $6M

Everything Else

Public Works

Wastewater Capital Projects   $18M

$42M   Intergovernmental

$130M   Charges & Fees

$9M    Bonds & Interest

$63M   Transfers from Other Funds



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

Expenditures

$455M

Revenues

$503M

Fund

Financial Flow Diagram: Capital Spending 
Springfield, MO

Personnel Services   $187M$169M   Sales Tax

$131M   Charges & Fees

$34M   Other Taxes

$25M   Property Tax
$9M    Licenses & Fines

$15M    City Use Tax

$5M    Miscellaneous

Supplies   $91M

Streets   $42M

Department Operations   $36M

Capital   $26M

Debt Service   $30M

Transfers to Other Funds   $18M

Stormwater   $6M

Everything Else

Public Works

Wastewater Capital Projects   $18M

$42M   Intergovernmental

$10M    Bonds & Interest

- $40M = $463M

ARPA is a one-
time award, so we can’t 

count on this revenue from 
year to year.

$63M   Transfers from Other Funds



Do you see the power 
of math yet?

Question:



Math can reveal some 
strange things.

Observation:



Source: Cheyenne, WY

Dell Avenue

N

Land Value Per Acre 
Cheyenne, WY

35,001 - 40,000

Land Value 
Per Acre ($)

30,001 - 35,000
25,001 - 30,000
20,001 - 25,000
15,000 - 20,000
10,001 - 15,000

40,001 - 45,000
> 45,000

5,001 - 10,000
< 5,000



Tax
Code



Photo Source: Urban3

Larry Clark

International Association of Assessing Officers 
Curriculum Training



Do you want to see 
weird?

Question:



Photo Source: 2020 The Asheville Citizen Times

What about Asheville?



Asheville, NC



2021 Question:

Does the property 
assessment system 
perpetuate inequity?



Source: University of Richmond, Buncombe County NC

Redlining 
Asheville, NC

A “Best”
B “Still Desirable”
C “Definitely Declining”
D “Hazardous”

Area Rating

1937

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


Race/Ethnicity One Dot Map 
Buncombe County, NC 1 Dot = 1 Person

White

Black
Hispanic

Asian

Other

2010 Census Block Data

N

26

26

40

40

Asheville

Black Mountain

Weaverville

Henderson County

Haywood County

Madison County

Yancey County

McDowell County

Ru
th

er
fo

rd
 C

ou
nt

y

Source: University of Richmond, Buncombe County NC

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


Source: Buncombe County NC

Race/Ethnicity One Dot Map 
Buncombe County, NC 1 Dot = 1 Person
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Shiloh

Burton Street

S. French Broad Kenilworth

Montford

Population Density by Race 
Asheville, NC

Source: Buncombe County, NC 
Data Year: 2021

N

Biltmore Estate

Downtown



Source: Buncombe County NC

1 Dot = 1 Person

White

Black
Hispanic

Asian

Other

2010 Census Block Data

N
26

Race/Ethnicity One Dot Map 
Asheville, NC

Biltmore Estate

Shiloh

Biltmore 
Forest

Reggie Harrell

Sidney Powell



$420K $181K
Land Value (Per Acre)

$107 $125
Building Value (Per Sq. Ft)

$3,781 $4,604
County Taxes (Per Acre)

126% 144%
Value Increase (2017 - 2021)

9 Forest Road

Sidney Powell

1084 W Chapel Road

Reggie Harrell

Source: Buncombe County NC

Renovated Not.
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Sales Ratio 
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Source: Urban3
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$1.0M excess charge

Fair

$6.9M total
$5.9M discount

Top 60% of housing by value.Bottom 40%



Land Value Change: 2020-2021 
Single Family Residential in Buncombe County, NC
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Single Family Residential in Buncombe County, NC



Montford

Source: Buncombe County, NC
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Land Value Change: 2020-2021 
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102% increase 316% increase
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Source: Buncombe County, NC (2021)
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Land Value Change by Tract: 2020-2021 
Single Family Residential in Buncombe County, NC



Source: Buncombe County, NC

22 AcresSpanish Mediterranean 1926 Mansion 
16,000 sq. ft

Mansions Losing Value 
Buncombe County, NC



Source: Buncombe County, NC

Mansions Losing Value 
Biltmore Forest, Asheville, NC

Biltmore Estate

FRENCH
BROAD RIVER

25

40

Gained
Lost

Assessed Value

N

Assessed Value (2011 - 2021)

55%45%

Gained Lost

+$50M 
278 houses

-$90M 
337 houses

-$40M
Net Position



WE NEED AN URBAN 
RENEWAL PROGRAM

FOR CHAD AND BRAD



Tax effect due to 
faulty assessments: 
2002-2022

Source: Buncombe County, NC (2021)
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Over-collected taxes in Shiloh: 

+$1.5M
Under-collected taxes in 

Biltmore Forest: 

-$4.4M

Land Value Change by Tract: 2020-2021 
Single Family Residential in Buncombe County, NC



Source: Buncombe County, NC

Taxable Value Lost 
Buncombe County, NC

The uncollected taxes in Biltmore Forest:*

$4.4M

*calculated against inflation adjusted values.

=

111 
School teachers’ annual salaries



!e adventures of

Reverse  
Robin  
Hood



BUNCOMBE COUNTY

0.73

0.76

0.78

0.81

0.83

$1
80

,0
00

$2
87

,2
50

$3
58

,0
00

$4
50

,0
00

$6
61

,0
00



AVERY COUNTY

0.45

0.50

0.55

0.60

0.65

$6
0,

00
0

$1
68

,5
00

$2
75

,0
00

$4
48

,2
50

$9
07

,5
00

BUNCOMBE COUNTY

0.73

0.76

0.78

0.81

0.83

$1
80

,0
00

$2
87

,2
50

$3
58

,0
00

$4
50

,0
00

$6
61

,0
00

BURKE COUNTY

0.50

0.65

0.80

0.95

1.10

$4
0,

00
0

$1
17

,0
00

$1
56

,0
00

$2
02

,0
00

$2
89

,7
50

CHEROKEE COUNTY

0.50

0.68

0.85

1.03

1.20

$5
4,

00
0

$1
49

,5
00

$2
00

,0
00

$2
60

,0
00

$3
50

,0
00

CLAY COUNTY

0.50

0.70

0.90

1.10

1.30

$6
2,

00
0

$1
69

,5
00

$2
40

,0
00

$3
20

,0
00

$4
30

,0
00

GRAHAM COUNTY

0.65

0.86

1.08

1.29

1.50

$2
5,

00
0

$8
9,

75
0

$1
47

,0
00

$1
95

,5
00

$3
11

,5
00

HAYWOOD COUNTY

0.65

0.79

0.93

1.06

1.20

$9
0,

00
0

$1
95

,0
00

$2
60

,0
00

$3
27

,7
50

$4
50

,0
00

HENDERSON COUNTY

0.65

0.70

0.75

0.80

0.85

$1
20

,0
00

$2
50

,0
00

$3
25

,0
00

$3
97

,2
50

$5
49

,2
00

JACKSON COUNTY

0.70

0.76

0.83

0.89

0.95

$1
29

,0
00

$2
50

,0
00

$3
25

,0
00

$5
00

,0
00

$9
97

,0
00

MACON COUNTY

0.60

0.68

0.75

0.83

0.90

$7
9,

00
0

$1
71

,5
00

$2
42

,0
00

$3
48

,7
50

$6
75

,0
00

MADISON COUNTY*

0.80

0.88

0.95

1.03

1.10

$6
6,

00
0

$1
50

,0
00

$1
97

,0
00

$2
75

,0
00

$3
88

,0
00

*County Reported to NCDOR (2022)

MCDOWELL COUNTY

0.40

0.65

0.90

1.15

1.40

$3
7,

50
0

$1
28

,0
00

$1
75

,0
00

$2
65

,0
00

$4
36

,0
00

MITCHELL COUNTY*

0.85

0.92

1.00

1.08

1.15

$3
6,

00
0

$1
03

,0
00

$1
40

,0
00

$1
85

,0
00

$2
75

,0
00

POLK COUNTY*

0.80

0.88

0.95

1.03

1.10

$5
1,

75
0

$1
59

,7
50

$2
21

,5
00

$2
96

,5
00

$4
30

,0
00

RUTHERFORD COUNTY

0.50

0.60

0.70

0.80

0.90

$5
5,

00
0

$1
47

,5
00

$2
03

,5
00

$2
80

,0
00

$4
29

,7
50

SWAIN COUNTY

0.50

0.70

0.90

1.10

1.30

$5
0,

00
0

$1
64

,5
00

$2
35

,0
00

$3
45

,0
00

$4
85

,0
00

TRANSYLVANIA COUNTY*

0.90

0.93

0.95

0.98

1.00

$8
0,

50
0

$1
65

,0
00

$2
36

,0
00

$3
06

,0
00

$4
46

,7
50

YANCEY COUNTY*

0.85

0.90

0.95

1.00

1.05
$6

2,
00

0

$1
20

,0
00

$1
60

,0
00

$2
10

,0
00

$3
07

,5
00

MEDIAN SALES PRICE

M
ED

IA
N 

SA
LE

S 
RA

TI
O



AVERY COUNTY

0.45

0.50

0.55

0.60

0.65

$6
0,

00
0

$1
68

,5
00

$2
75

,0
00

$4
48

,2
50

$9
07

,5
00

BUNCOMBE COUNTY

0.73

0.76

0.78

0.81

0.83

$1
80

,0
00

$2
87

,2
50

$3
58

,0
00

$4
50

,0
00

$6
61

,0
00

BURKE COUNTY

0.50

0.65

0.80

0.95

1.10

$4
0,

00
0

$1
17

,0
00

$1
56

,0
00

$2
02

,0
00

$2
89

,7
50

CHEROKEE COUNTY

0.50

0.68

0.85

1.03

1.20

$5
4,

00
0

$1
49

,5
00

$2
00

,0
00

$2
60

,0
00

$3
50

,0
00

CLAY COUNTY

0.50

0.70

0.90

1.10

1.30

$6
2,

00
0

$1
69

,5
00

$2
40

,0
00

$3
20

,0
00

$4
30

,0
00

GRAHAM COUNTY

0.65

0.86

1.08

1.29

1.50

$2
5,

00
0

$8
9,

75
0

$1
47

,0
00

$1
95

,5
00

$3
11

,5
00

HAYWOOD COUNTY

0.65

0.79

0.93

1.06

1.20

$9
0,

00
0

$1
95

,0
00

$2
60

,0
00

$3
27

,7
50

$4
50

,0
00

HENDERSON COUNTY

0.65

0.70

0.75

0.80

0.85

$1
20

,0
00

$2
50

,0
00

$3
25

,0
00

$3
97

,2
50

$5
49

,2
00

JACKSON COUNTY

0.70

0.76

0.83

0.89

0.95

$1
29

,0
00

$2
50

,0
00

$3
25

,0
00

$5
00

,0
00

$9
97

,0
00

MACON COUNTY

0.60

0.68

0.75

0.83

0.90

$7
9,

00
0

$1
71

,5
00

$2
42

,0
00

$3
48

,7
50

$6
75

,0
00

MADISON COUNTY*

0.80

0.88

0.95

1.03

1.10

$6
6,

00
0

$1
50

,0
00

$1
97

,0
00

$2
75

,0
00

$3
88

,0
00

*County Reported to NCDOR

MCDOWELL COUNTY

0.40

0.65

0.90

1.15

1.40

$3
7,

50
0

$1
28

,0
00

$1
75

,0
00

$2
65

,0
00

$4
36

,0
00

MITCHELL COUNTY*

0.85

0.92

1.00

1.08

1.15

$3
6,

00
0

$1
03

,0
00

$1
40

,0
00

$1
85

,0
00

$2
75

,0
00

POLK COUNTY*

0.80

0.88

0.95

1.03

1.10

$5
1,

75
0

$1
59

,7
50

$2
21

,5
00

$2
96

,5
00

$4
30

,0
00

RUTHERFORD COUNTY

0.50

0.60

0.70

0.80

0.90

$5
5,

00
0

$1
47

,5
00

$2
03

,5
00

$2
80

,0
00

$4
29

,7
50

SWAIN COUNTY

0.50

0.70

0.90

1.10

1.30

$5
0,

00
0

$1
64

,5
00

$2
35

,0
00

$3
45

,0
00

$4
85

,0
00

TRANSYLVANIA COUNTY*

0.90

0.93

0.95

0.98

1.00

$8
0,

50
0

$1
65

,0
00

$2
36

,0
00

$3
06

,0
00

$4
46

,7
50

YANCEY COUNTY*

0.85

0.90

0.95

1.00

1.05
$6

2,
00

0

$1
20

,0
00

$1
60

,0
00

$2
10

,0
00

$3
07

,5
00

MEDIAN SALES PRICE

M
ED

IA
N 

SA
LE

S 
RA

TI
O

*County Reported to NCDOR (2022)



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

Source:https://s3.us-east-2.amazonaws.com/propertytaxdata.uchicago.edu/nationwide_reports/web/Macon%20County_North%20Carolina.html
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$1.40 
Average

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

LESS FAIRMORE FAIR
*County Reported to NCDOR (2022)

$1.36



Why does the system 
need to change?

Question:



NEIGHB

LAND PRICE MODIFIER

LAND MODIFIER

SALES PRICE

Modifier

CONDITION MODIFIER

HOUSE CONDITION

D CODE

HOUSE QUALITY

QUALITY MODIFIER

Which Knob is Causing Distortion?



Source: New York Times

  Nearly everyone agrees that the property 
tax system is inequitable, and opaque and 
puts a burden on lower-income people.

“
”

History of The Assessment Gap 
New York, NY March 2024



Source: New York Times

  The system is unfair. … Several mayors have 
unsuccessfully pledged to mend the resulting 
racial and economic disparities.

“
”

History of The Assessment Gap 
New York, NY April 2024



Source: New York Times

History of The Assessment Gap 
New York State

1873    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.

“

”

  In every portion of the state we find the 
most unproductive property, and that of 
the lowest real value, assessed at the 
highest ratio. ”

“



Source:  Essays in Taxation by Edwin R. A. Seligman, McMillian & Co. Press; 9th Edition, 1921 (First edition 1895)

1895!!!



Source: University of Richmond, Screen capture from IAAO curriculum training (2022)

International Association of Assessing Officers 
Curriculum Training

A “Best”
B “Still Desirable”
C “Definitely Declining”
D “Hazardous”

Area Rating

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


Photo Source: Urban3

Larry Clark

International Association of Assessing Officers 
Curriculum Training
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I bought a boat



Just put  
your happy 
little numbers  
on a map.   

Don’t  
worry  
about 
mistakes.



Operating Expense Ratio (Per Acre) 
Eugene, OR

Downtown

Net Negative

Net Positive

Crescent Village

Bird’s Eye View

NOTE: Model demonstrates physical 
infrastructures such as bridges, roads, 
etc.; and does not calculate for police, 
fire, library, etc.

2018

N

Source: City of Eugene

You cannot change what you cannot see.
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MATH


