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*Average values per Garfield County
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Alternative #5
Proposed by 
NCDOT



Alternative #5
Proposed by 
NCDOT



§1502.1 Purpose.
The primary purpose of an environmental 
impact statement is to serve as an action-
forcing device to insure that the policies and 
goals defined in the Act are infused into the 
ongoing programs and actions of the federal 
government. It shall provide full and fair 
discussion of significant environmental 
impacts and shall inform decision-makers 
and the public of the reasonable alternative 
which would avoid or minimize adverse 
impacts or enhance the quality of the 
human environment. ... An environmental 
impact statement is more than a 
disclosure document.

s



“You cannot see the Mountain near”.
- Ralph Waldo Emerson

Sam’s Club

Westgate
Smokey Park Bridge

Pack Square

West AshevilleEmma Community

French Broad River



Alt. 4a

Patton

240

I-
26

What are the shortcomings of #4

Excessive 
number (9) of 

bridges (in 
red)

Highest cost 
alternative

Excessive 
ROW size

Complicated 
interchanges

Highways on 
both sides of 
the river



Alt. 4a

Patton

240

I-
26

The positive elements of #4



Alternate 4



ADC proposal 4b
NCDOT proposal 4



NCDOT Alternate 4

ADC Alternate 4b

New highway utilizes existing 
19-23 roadbed requiring less 
ROW acquisition – that should 
save time and money!

Lane change movements on 
both sides of the river minimize 
required ROW adjacent to the 
cemetery

Double-deck bridge with I-240 
stacked over I-26 provides a 
compact design similar to the 
double-deck bridge proposed for 
I-75 in Cincinnati

Patton

I-240

I-26

I-26

Fewer lanes at the base of the 
slope creates less noise impact 
on the Monford community

Minimal intersection at Patton 
avoids physical barrier created 
by other alternates





Path of 4b

Reclaimed Land











Valuing Patton Development
(this area is currently in r.o.w/off tax base)

Total development area

Residential Units

Total Sq.ft. Retail

Total Sq.ft. Office

Total Sq.ft. Civic

Est. Total Value

East West

22 44  acres

1,003 600

447k 250k

608k 200k

337k 200k

$465 M $235M
=     $111,048,955

NPV of 50yr. local Tax Contribution

City, County, and Schools

















Compare 
Types with 
1,500 units

*ignored extra cost to government for  water, sewer,  fire,  police, roads.



Environmental Costs of Suburban Design

Without redevelopment of Patton (just the housing measure): 

• 37,700,000 more VMT in region/year
• 2,350 more tons of CO2/50 yr. lifecycle
• 1,900,000 additional gallons of gas expended/year
 (this is minus the 280,000 gallons in the Chamber’s report)

• 2.3 times more BTUs expended (5.5m BTUs/50yrs for housing units alone)



Opportunity Costs with Suburban Design
(Alternates 2 & 3)

 - $111,000,000 NPV loss of local taxes (AVL, BC, Sch) 

 - $456,000,000 real estate improvements

 -   $23,500,000 in additional housing service cost/yr

 - $170,600,000 /year in total payroll

 -   $83,600,000 retail sales/year

 -     $5,900,000 retail sales tax/year 
 - 5,700 new jobs 



Working with 
DOT



April 2008 May 2008

DOT explained that they had to modify Figg’s 
work in the following ways to get it to match 
their other designs.  This is where they made the 
apple look like an orange.  Note the  dates and 
“over Patton” and the widening of the bridge.















$42M
$1.32M/Acre



$99M
$4.29M/Acre
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$0

$1,250,000

$2,500,000

$3,750,000

$5,000,000
$4,968,756

$4,292,234

$1,320,492

$480,601

Value Per Acre Comparable

Site As-Is Deer Creek Village Proposal Alternative Proposal
(Photoshop)

Downtown Core

Residential Commercial Mixed-Use
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$0

$200,000,000

$400,000,000

$600,000,000

$800,000,000
$796,033,000

$685,687,000

$552,534,000

$133,153,000

Taxable Sales By City, 2009

Cotati Rohnert Park
R. Park + Cotati Petaluma

(as is)







Buncombe’s Tax Code

Gallatin’s Tax Code



Digital Billboards
Economic Case Study

  









Goal IV. The City should revise its development standards for corridors to ensure that the corridors are developed in 
an urban manner.

Goal III. The City should permit and encourage transit supportive density (8-16 units per acre minimum) along and 
adjacent to major corridors and at logical transit nodes.



Goal IV. The City should revise its development standards for corridors to ensure that the corridors are developed in 
an urban manner.

Goal III. The City should permit and encourage transit supportive density (8-16 units per acre minimum) along and 
adjacent to major corridors and at logical transit nodes.



Billboard 
Value/Acre = $1,280,270
Total Tax/Acre = $12,099

Impact Area (5.76 acres)
Value/Acre = $1,207,532
Total Tax/Acre = $11,455



372 Depot

Clingman Lofts

357 Depot

Infill
Comps



Infill
Comps

372 Depot

Clingman Lofts



372 Depot

Depot Value/Acre = $3,140,887
Total Tax/Acre = $29,681



Clingman Lofts





Clingman Condos Value/Acre = $4,246,667
Total Tax/Acre = $43,858



Residential Average Value/Acre = $1,263,000
Total Tax/Acre = $4,774



Residential Average Value/Acre = $792,500
Total Tax/Acre = $2,097



372 Depot

Clingman Lofts

Merrimon Billboard

Value/Acre $1,207,532 $3,674,974
Taxes/Acre $11,455 $34,729
Adjusted to Market
1.6 x Southside

na $55,566.40

What you get with 
5.76 Acres $65,981 $320,062

What if you had 5.76 acres of infill?
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Value = $10,307/acreValue = $308,423/acre



The wisdom of man never yet contrived a system of 
taxation that would operate with perfect equality. 

~ Andrew Jackson




