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We can never see past the 
choices we don't understand. !

The Oracle!
Matrix Reloaded (2003)!



Are we literate about tax policy? 

A person who won’t read!
has no advantage over one!

who can’t read.!
Mark Twain!





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 of 
 

 over 3500% 
  

in 15 years 
 

The lot is less than 1/5 acre 

Old Penneys 



What is a City? 



What is a City? 



What is a City? 



Land Production 



Downtown Asheville 

73.7 5.9  

Wal Mart 

Jobs per Acre:  

$   83,600 $ 47,500 City Retail Taxes/Acre: 

Land Consumed (Acres): 00.2 34.0 
$634,000 $ 6,500 Total Property Taxes/Acre: 

90.0 0.0  Residents per Acre:  



Scary Math 



How do you compare a car? 

Toyota Prius 
571 miles per tank 

Bugatti Veyron 
390 miles per tank 

Rolls-Royce Phantom Drophead 
380 miles per tank 

Ford F150 Lariat LTD 
648 miles per tank 

1955 BMW Isetta  
245 miles per tank 
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How do you compare a car? 

Toyota Prius 
51/48 mpg 

Bugatti Veyron 
8/15 mpg 

Rolls-Royce Phantom Drophead 
11/18 mpg 

Ford F150 Lariat LTD 
13/18 mpg 

1955 BMW Isetta  
50/70 mpg 
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3!

Grand Junction, CO! Glenwood Springs, CO!

Rifle, CO!

Asheville, NC!
Dunn, NC!

Sarasota, FL!

Sheridan, WY!

Billings, MT!Bozeman, MT!

Driggs, ID!

Completed Study!

Urban!

Cheyenne, WY!

Petaluma!

Laramie, WY!

Columbia, SC!

Modesto, CA!

Casper, WY!

Ft. Collins, CO!

Merced, CA!
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Ratio Difference of 36 City Sample Set, in 11 States! 3!Urban!
Joseph Minicozzi, AICP!

County Property Taxes/Acre !



... the relentless 
rules of humble 

arithmetic. 

Justice Louis Brandeis 
“Other People’s Money”, 1914 



Asheville is 
4x > 



Asheville!
$12.8B USD!

> 
Source: forbes.com!

Orioles!
$618M!

Ravens!
$1.2B!



Asheville!
$12.8B USD!

> 
Source: forbes.com!

Redskins!
$1.7B!

Capitals!
$250M!

Wizards!
$397M!

Nationals!
$631M!

Orioles!
$618M!

Ravens!
$1.2B!



If you can’t measure it, 
you can’t 

manage it. 
Mayor Michael Bloomberg!



Do we balance out the cost? 



The Sarasota, FL 
Case Study 



Photo: Christoph Gielen 

Hard Costs 
★  Land Cost 
★  Buildings 
★  Road 
★  Sidewalks 
★  Sewer 
★  Water 
★  Buildings 

Soft Costs 
★  Permitting 
★  Architect 
★  Engineering 
★  Legal Fees 
★  Marketing 
★  Profit 

Developer Costs!



Photo: Christoph Gielen 

Hard Costs 
★  Land Cost 
★  Buildings 
★  Road 
★  Sidewalks 
★  Sewer 
★  Water 
★  Buildings 

Hard Costs 
★  Roads to here 
★  Public buildings 
★  Parks 
★  Sewer 
★  Water 

Service Cost 
★  Police 
★  Fire 
★  Government 
★  Schools 
★  Economic 

Soft Costs 
★  Permitting 
★  Architect 
★  Engineering 
★  Legal Fees 
★  Marketing 
★  Profit 

Developer Costs!

Municipal Costs!
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Rank DSA Urban Form Unit Cost 

1 Downtown Compact $9,251 

2 Southpoint Contiguous $9,767 

3 Countryside Contiguous $12,693 

4 Cantonment Scattered $15,316 

5 Tampa Palms Satellite $15,447 

6 University Linear $16,260 

7 Kendall Linear $16,514 

8 Wellington Scattered $23,960 

AVERAGE $14,901 

(Per Single Family Dwelling Unit) 

THE SEARCH FOR EFFICIENT URBAN GROWTH PATTERNS: 
A Study of the Fiscal Impacts of Development in Florida. 

James Duncan and Associates, July 1989 
 

TOTAL EXTERNAL CAPITAL PUBLIC FACILITY COSTS 
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357 Units 
569,928 sf 
$18.9 M 

30.6 acres 

NW Corner of Fruitville & I-75 

Multi-Family Analysis 



357 Units 
569,928 sf 
$18.9 M 

30.6 acres 

197 Units 
108,200 sf 
$193.35 M 
1.9 acres 

1350 Main 
5 Points 

Orange Blossom 

NW Corner of Fruitville & I-75 

Downtown 

Multi-Family Analysis 



Joe Minicozzi,AICP -  Public Interest Projects : Asheville NC 

Downtown Sarasota 

100 Marlin Lakes Circle 
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The image cannot be displayed. Your computer may not have enough 
memory to open the image, or the image may have been corrupted. 
Restart your computer, and then open the file again. If the red x still 
appears, you may have to delete the image and then insert it again.

Joe Minicozzi,AICP : Asheville NC 

Downtown Sarasota 

100 Marlin Lakes Circle 

Evaluating  
357 multi-family units in 

Sarasota County 
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Ian McHarg!
Design With Nature!
1969!

We have but one explicit 
model of the world and 

that is built upon 
economics.   

 
 Money is our measure,   convenience is its cohort, the short 

term is its span, and the devil may 
take the hindmost is the morality.   



X-Ray MRI 

3D Neuro Imaging 



Streets - Infrastructure 

“...when you least expect it, !
you see a crack open !
and a different city appear.”!
Italo Calvino 
Invisible City 

Hydrology Geology 

Buildings 

Tax Productivity 

Money Is Our Measure 



What are the numbers for Travis County? 



Total Taxable Value 
Travis County, TX 



Taxable Value Per Acre 
Travis County, TX 



Taxable Value Per Acre 
Travis County, TX 



Cartogram Mapping 



Taxable Value Per Acre 
Travis County, TX by Census Tract 



Taxable Value Per Acre 
Travis County, TX by Census Tract 



Taxable Value Per Acre 
Travis County, TX by Census Tract 



Taxable  Sales  by  Zipcode,  Study  Area


Travis County Boundary 



Mixed Beverage Sales per Acre 
Six County Austin Area 

Austin CBD 

78704 
South of Downtown, across river 



Hotel Sales per Acre 
Six County Austin Area 

Austin CBD 

78756 
Rosedale and Burnet Road area 



Retail & Food Sales per Acre 
Six County Austin Area 

Austin CBD 

78756 
Rosedale and Burnet Road area 



Total Combined Sales per Acre 
Six County Austin Area 

Austin CBD 

78756 
Rosedale and Burnet Road area 



A Lasting Value 



1912 

Littlefield Building $60,143,992 value/acre 

2014 

Walmart 
$784,721 value per acre 
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Joe Minicozzi,AICP  : Asheville NC 
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Travis County Property Tax* Revenue Profile: 2014 Tax Yield per Acre




1.1 acres of B.D. Riley’s would 
equal the 20.4 acre Walmart 

Travis County Property Tax Revenue Profile: 2014


Joe Minicozzi,AICP - Asheville NC 

Walmart 
$784,721 value per acre 

B.D. Riley’s 
$14,218,986  Value per Acre 



1.8 acres of Stephen F. 
Austin would equal the 
172.1 acre Southpark 

Meadows power center 

Travis County Property Tax Revenue Profile: 2014


Joe Minicozzi,AICP - Asheville NC 

Intercontinental Hotel 
$123,602,159  Value per Acre 

South Park Meadows 
$1,268,778 value per acre 



What are the numbers for the Charlotte MSA? 

MSA
MSA




CONNECT Region 
Community Type Validations 

Chester	
  

Lancaster	
  

Union	
   Anson	
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Cleveland	
  

Lincoln	
  

Gaston	
  

Stanly	
  

Cabarrus	
  

Rowan	
  

Iredell	
  

Union	
  

Mecklenburg	
  



CONNECT Region 
Taxable Value per Acre 3D Model 

Virginia	
  

North	
  Carolina	
  

Chester	
  

Lancaster	
  

Union	
   Anson	
  York	
  

Cleveland	
   Lincoln	
  

Gaston	
   Stanly	
  Cabarrus	
  

Rowan	
  

Iredell	
  

Union	
  



Charlotte, NC 
       Taxable Value per Acre 

City of Charlotte, NC 
Taxable Value per Acre 

CONNECT	
  Key	
  

Peak	
  VPA	
  $150M/acre 



CharloAe	
  

Monroe	
  

Salisbury	
  Statesville	
  

Gastonia	
  

Rock	
  Hill	
  

Concord	
  

Prime Cities 
Taxable Value per Acre 3D Models 



Patterns of Community 



Rural Municipalities 
Taxable Value per Acre 3D Model 



Albemarle	
  

Wadesboro	
  

Lancaster	
  
Chester	
  

Locust	
  

Union	
  

Kings	
  Mtn.	
  

Shelby	
  

Lincolnton	
  

Rural Municipalities 
Taxable Value per Acre 3D Model 



Comparing Community Types 
Walkable vs. Suburban Centers 

Northcross	
  Shopping	
  Center:	
  
$13,901	
  tax	
  per	
  acre	
  

Birkdale	
  Village:	
  
$22,942	
  tax	
  per	
  acre	
  

Walkable	
  Center	
   Suburban	
  Center	
  I-­‐77	
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Birkdale	
  Village:	
  
$22,942	
  tax	
  per	
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Cleveland County, NC 
Taxable Value per Acre 



Shelby	
  Town	
  Center	
  

Cleveland County, NC 
Taxable Value per Acre 



Shelby	
  Town	
  Center	
  
$12,200	
  taxes/acre	
  

Cleveland County, NC 
Taxable Value per Acre 



Cleveland	
  Mall:	
  
$337,708	
  value/acre	
  

Ni	
  Fen	
  Bistro:	
  
$6,479,146	
  value/acre	
  

2.1 acres of 
Ni Fen Bistro buildings 
would equal the total 
property taxes of the  

40.3 acre 
Cleveland Mall. 



Charlotte, NC 
       Taxable Value per Acre 
York County, SC  

Taxable Value per Acre 

Rock	
  Hill	
  



Charlotte, NC 
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Taxable Value per Acre 

Rock	
  Hill	
  



Charlotte, NC 
       Taxable Value per Acre 
York County, SC  

Taxable Value per Acre 

Rock	
  Hill	
  –	
  Downtown	
  	
  

Rock	
  Hill	
  



Charlotte, NC 
       Taxable Value per Acre 
Rock Hill, SC 

Downtown Rock Hill vs. Galleria Mall  

Galleria	
  Mall	
  
$19.8M	
  on	
  71.8acres	
  
$275,410	
  taxable	
  value/acre	
  

Downtown	
  
$31.8M	
  on	
  12.96acres	
  
$2,453,424	
  taxable	
  value/acre	
  



Charlotte, NC 
       Taxable Value per Acre 
Rock Hill, SC 

Downtown Rock Hill vs. Galleria Mall  

Galleria	
  Mall	
  
$19.8M	
  on	
  71.8acres	
  
$275,410	
  taxable	
  value/acre	
  

Downtown	
  
$31.8M	
  on	
  12.96acres	
  
$2,453,424	
  taxable	
  value/acre	
  

7.85x	
  potency	
  	
  



CONNECT 
Land Area Analysis 

CONNECT MSA  Area 
5,926 Sq, Mi. 
2,493,040 population 

PopulaWon	
  data	
  are	
  2013	
  esWmates	
  from	
  the	
  US	
  Census	
  Bureau.	
  Area	
  figures	
  per	
  Wikipedia.	
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Rhode Island 
1,212 Sq, Mi. 
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CONNECT 
Land Area Analysis 

CONNECT MSA  Area 
5,926 Sq, Mi. 
2,493,040 population 

Rhode Island 
1,212 Sq, Mi. 
1.05M population 

Connecticut 
5,543 Sq, Mi. 
3.6M population 

PopulaWon	
  data	
  are	
  2013	
  esWmates	
  from	
  the	
  US	
  Census	
  Bureau.	
  Area	
  figures	
  per	
  Wikipedia.	
  



“You are about to show me shadows of the things that have 
not happened, but will happen in the time before us.”  

 
Ebenezer Scrooge 

The Ghost of Christmas Yet to Come 
A Christmas Carol  



What are the numbers for Gwinnett County?




What are the numbers for Gwinnett County?




= 100 people	

People per Square Mile	



Square mile	



Gwinnett, GA	


1,871 people/Sq. Mi.	



DeKalb, GA	


2,740 people/Sq. Mi.	



Wake, NC	


992 people/Sq. Mi.	



Buncombe, NC	


344 people/Sq. Mi.	



Orange, NC	


313 people/Sq. Mi.	



	


Source:US Census	



Travis, TX	


1,034 people/Sq. Mi.	



Davidson, TN	


1,243 people/Sq. Mi.	



Mecklenburg, NC	


1,756 people/Sq. Mi.	





Gwinnett County, GA 
Total Value Per Acre 



Gwinnett County, GA 
Total Value Per Acre 



Gwinnett County, GA 
Total Value Per Acre 



Gwinnett County, GA 
Total Value Per Acre 



Chapel Hill, NC 
Total Value Per Acre 

Hillsborough! Carrboro! Chapel Hill!



Gwinnett County, GA 
Total Value Per Acre 



$476,000,000 

$192,000,000 

$149,799,855 

$110,067,562 

$52,007,048 $46,226,906 

$7,771,429 0 
0	
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Highest Value of Density  
(Value/acre of individual parcel) 
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Charlotte Raleigh Chapel Hill Asheville Gwinnett Nashville Austin 



Gwinnett County, GA 

Nashville Lawrenceville Austin 

$476M/acre 

$192M/acre 

$8M/acre 

County Comparisons 
Total Value Per Acre 

pop. 812,000 
1,874 people/sq.mi. 

Travis County, TX 
pop. 1,096,000 
1.034 people/sq.mi. 

Davidson County, GA 
pop. 648,300 
1,243 people/sq.mi. 



Nashville Lawrenceville Austin 

$476M/acre 

$192M/acre 

$8M/acre 

County Comparisons 
Total Value Per Acre 

Gwinnett County, GA 
pop. 812,000 
1,874 people/sq.mi. 

Travis County, TX 
pop. 1,096,000 
1.034 people/sq.mi. 

Davidson County, GA 
pop. 648,300 
1,243 people/sq.mi. 



In God we trust; 
everyone else, 
bring data. 
Mayor Michael Bloomberg!



What are the numbers for Hamilton County? 





Greenlife	



Townhouses	



Townhouses	



Mixed-Use Comp	



Site	



Chattanooga Northshore 
This neighborhood, across the 

river from downtown, has 
experienced a renaissance over 
the last two decades.  There are 

numerous examples of infill, 
mixed-use, projects, as well as 
townhouses.  There also exists 
an urban model of a grocery, 

created by a local entrepreneur, 
Greenlife.	





Proposed Publix 

This is the site plan for the 
proposed Publix Grocery store, 

by an Atlanta development agent.  
The developer is asking for 

exemption from the urban design 
standards of mixed-uses, multi 

story development, as well as the 
vacating of a street.	





Publix at Ooltewah (Snow Hill)	


54,720 square feet	



Publix Brainerd	


48,515 square feet	



Publix Comps in Market 
Chattanooga already has several 

Publix grocery stores in the 
market.  We were able to use 

these for comps in value and tax 
production.	





Frazier Urbanism	



417 Frazier	



Northshore Infill Comps 

The Northshore neighborhood 
has existing infill and mixed-use 
projects that provided comps in 

the same district.	





GreenLife from the Parking Lot	



GreenLife Site Entry	



Greenlife Grocery 
Greenlife grocery store provides 
an example of a store that has 

multi-levels, and an urban design.  
It is a local comp, that is 4 blocks 

from the site in question.	





Publix Miami Beach	


Carlos Zapata, architect	


1920 West Avenue	


48,000 sq,ft,	


Built 1998	



Front Door	



Front Door	



Ramps to 
parking on roof.	



Escalators to parking	





West Palm Beach Publix	


Built 2002 @ ULI Award Winning CityPlace	



Back Door 	


(is really the front)	



Door on the street	



Main door facing 
parking with 

townhouses across 
the street.	



27,040 sq.ft.	





Site 
Boundary	



+34’	



+0’	



+6’	



+9’	



+11’	



+6’	



+14’	

 +24’	



+29’	



+29’	



+26’	

+14’	



+10’	



+10’	



+10’	





Scenario #1 - Site as proposed	


Publix - 46,013	


Parking - 234 total	


Frazier Buildings - 0	


1 Story Commercial - 2500 sf	


Townhouses - 0	



Notes:	


Removes streets and grades site.  Retaining walls on 
East property line and behind building.	



Est. Annual Property Taxes	


City - $44,827	



County - $27,036	



Publix	



Commercial	





Scenario #1 - As Proposed	


Looking North-Northwest from the Neighborhood.	



Publix	


Commercial	





Scenario #2 - Proposed Plus	


Publix - 46,013	


Parking - 214 total	


Frazier Buildings - 1	


1 Story Commercial - 6700 sf	


Townhouses - 22	



Notes:	


Removes streets and grades site.  Retaining walls on 
East property line and behind building and builds 
townhouses on the retaining wall.	



Est. Annual Property Taxes	


City - $154,435	



County - $93,142	



Publix	



Commercial	


417 Frazier	



417 Frazier	



Northside Comp Townhouses	





Scenario #2 - Proposed Plus Townhouses	


Looking North-Northwest from the Neighborhood.	



Publix	



417 Frazier	



417 Frazier	



Northside Comp Townhouses	





Scenario #3 - GreenLife Footprint	


Publix - 36,432	


Parking - 164 total	


Frazier Buildings - 2	


1 Story Commercial - 6885 sf	


Townhouses - 42	



Notes:	


Keeps existing grades and all internal streets.	



Est. Annual Property Taxes	


City - $253,041	



County - $152,614	



Publix	



Commercial	



417 Frazier	


417 Frazier	



Northside Comp Townhouses	



Future Site	


Commercial	



Future Site	


Commercial	





Scenario #3 - GreenLife Footprint	


Looking North-Northwest from the Neighborhood.	



Publix	



417 Frazier	



417 Frazier	


Northside Comp Townhouses	





Scenario #4 - Miami Beach Publix	


Publix - 48,000	


Parking - 320 structured + 90 surface	


Frazier Buildings - 3	


1 Story Commercial - 0 sf	


Townhouses - 24	



Notes:	


Keeps existing grades and all internal streets.  Adds 
structured parking above Publix, utilizing grade change.	



Est. Annual Property Taxes	


City - $357,746	



County - $215,746	



Publix	



.5 Frazier	

417 Frazier	

 417 Frazier	



Northside Comp Townhouses	



Future Site	


Commercial	



Future Site	


Commercial	



417 Frazier	


.5 Frazier	





Scenario #4 - Miami Beach Publix	


Looking North-Northwest from the Neighborhood.	



Publix	



417 Frazier	



417 Frazier	



Northside Comp Townhouses	



417 Frazier	





Scenario #5 - WPB Publix Comp	


Publix - 27,040	


Parking - 229 total	


Frazier Buildings - 2.75	


1 Story Commercial - 7000 sf	


Townhouses - 42	



Notes:	


Keep topo as is, with some grading to provide parking 
under townhouses.	


Keep all streets, use alley path as loading circulator, and 
keep trucks out of residential.	



Est. Annual Property Taxes	


City - $306,462	



County - $184,833	



417 Frazier	


.75x 	



417 Frazier	



Publix	

 417 Frazier	



M
aintain existing street	

 Commercial	





Scenario #5 - WPB Publix Comp	


Looking South-Southeast from northern end of site.	



417 Frazier	



417 Frazier	



.75x 417 Frazier	



Publix	





Scenario #6 - No Publix, built to Plan	


Publix - 0	


Parking - 200 total	


Frazier Buildings - 2	


345 Frazier - 1	


1 Story Commercial - 11,435 sf	


Townhouses - 54	



Notes:	


Keep topo as is and streets as is.	



Est. Annual Property Taxes	


City - $305,749	



County - $184,403	



345 Frazier	


417 Frazier	



M
aintain existing street	

 Commercial	



417 Frazier	

Commercial	





Scenario #5 - No Publix, built to Plan	


Looking South-Southeast from northern end of site.	



345 Frazier	



417 Frazier	



417 Frazier	
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC Total Annual City Property Tax Production 
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Joe Minicozzi,AICP  : Asheville NC NPV City Property Tax Production (20 year lifecycle) 
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> Greenway 

Art Teacher 

Dancing Traffic Cop 



Behavioral Economics 



Nolli Map!
By Giambattista Nolli 
1748 



The Atlantic 
May 21, 2012 



1975 
Mercury Bobcat is released 

Patty Hearst is captured!

SNL First Season!

Ford is President!

Last year of Vietnam Conflict!



A                 Moment 

Steve Sasson!



Ian McHarg!
Design With Nature!
1969!

We have but one explicit model of the world and that is 
built upon economics.   

 
 

The present face of the land of 
the free is its clearest 

testimony, even as the Gross 
Domestic Product is the proof 

of its success.   



Map: atrubetskoy!

50
% 

50
% 

GDP!

The US Economic Activity (GDP) 
Split in half by Area 



50
% 

50
% 

GDP!

The US Economic Activity (GDP) 
Split in half by Area (MSA area) 

U3 Tribute: atrubetskoy!



U3 Tribute: atrubetskoy!

50
% 

50
% 

GDP!

High Density!

Low Density!

The US Economic Activity (GDP) 
Split in half by Area (MSA area) 



Ian McHarg!
Design With Nature!
1969!

Planned	
  growth	
  
	
  	
  

than	
  uncontrolled	
  
growth,	
  and	
  

	
  
more	
  profitable.	
  

is	
  more	
  desirable	
  



Dr. David A. Wallace!
Plan For The Valleys   1963!
Wallace & McHarg, !

Design With Nature!
Ian McHarg 

1969 



DO THE MATH 



•  20 minutes	



•  Big Picture	



•  Show the money, as its the money that is making sprawl.	



•  People want it because its a great deal	



•  Sarasota	



•  McHarg dillusion	



•  McHarg Good Design is worth more	



•  Publix	



•  McHarg greed private profits at a public cost	



•  Walmart	



•  Solution is knowing the math	



•  Don’t expect entrenched thinking to change quickly	



•  Machiavelli	



•  Kodak	



Maybe close the presentation with the NC Finance Officers show, and the grocery store.!



Ian McHarg!
Design With Nature!
1969!

If	
  planning	
  requires	
  the	
  posing	
  of	
  alternaWves	
  with	
  costs	
  and	
  benefits	
  of	
  each,	
  
it	
  is	
  necessary	
  to	
  be	
  able	
  to	
  demonstrate	
  the	
  physical	
  and	
  financial	
  
consequences	
  of	
  the	
  status	
  quo	
  extended	
  into	
  the	
  future.	
  

“value”: used 364x in book 



A Tale of Two Transits 



A Tale of Two Transits 

25
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Charlotte LYNX Austin Metrorail 
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A Tale of Two Transits 

25
	
  m

ile
s	
  

Charlotte LYNX Austin Metrorail 

Transit or Freight!
Commuter Typology!

Stop Distance!
Service Hours!

Dedicated Transit!
Infill Urbanist!

Short!
5am - 1am!

Shared!
Suburban Commuter!
Long!
7pm Last Train!



A Tale of Two Transits 

TOD pedestrian shed real estate value per 
acre model capture along light rail line.!

Austin Metrorail 

Austin CBD 



TOD pedestrian shed real estate value per 
acre model capture along light rail line.!

A Tale of Two Transits 

Austin Metrorail 



A Tale of Two Transits 

TOD pedestrian shed real estate value per 
acre model capture along light rail line.!

Charlotte LYNX 

Charlotte CBD 



A Tale of Two Transits 

TOD pedestrian shed real estate value per 
acre model capture along light rail line.!

Charlotte LYNX 



A Tale of Two Transits 

Austin Metrorail 

Austin CBD 

Charlotte LYNX 

Charlotte CBD 

$648,390 
Average Taxable 

Value per Acre for 
TOD outside of CBD $1,326,235 



Austin Metro 

Charlotte LYNX 

CBD	
  

CBD	
  

TOD Productivity 
Value Per Acre by Station TOD 

Charlotte LYNX!

Austin Metrorail!



Austin Metro 

Charlotte LYNX 

CBD	
  

CBD	
  

TOD Productivity 
Value Per Acre by Station TOD 

Charlotte LYNX!

Austin Metrorail!

$3,587,668!

$964,353!



Austin Metro 

Charlotte LYNX 

CBD	
  

CBD	
  

TOD Productivity 
Value Per Acre by Station TOD 

Charlotte LYNX!

Austin Metrorail!

$3,587,668!

$964,353!

Opportunity for cultivating City AND County Property revenue! 



Austin Metro 

Charlotte LYNX 

CBD	
  

CBD	
  

TOD Productivity 
Value Per Acre by Station TOD 

Charlotte LYNX!

Austin Metrorail!

$3,587,668!

$964,353!



Know your Intake 



Why hook your cart to this horse? 



These new regulations will fundamentally change the way we will get around them. 



Don’t bring a knife to a gun fight!















Prime Cities 
Taxable Value per Acre 3D Models 

Monroe	
  

Salisbury	
  Statesville	
  

Gastonia	
  

Rock	
  Hill	
  

Concord	
  



MaAhews	
  

Monroe	
  

Salisbury	
  Statesville	
  

Gastonia	
  

Rock	
  Hill	
  

Concord	
  

Mooresville	
  

Weddington	
  

Fort	
  Mill	
  

Belmont	
  

Huntersville	
  

Suburbanizing Municipalities 
Taxable Value per Acre 3D Models 



CONNECT	
  Key	
  

Cabarrus County, NC 
Taxable Value per Acre 3D Model 

Peak	
  VPA	
  $11.5M/acre 

Concord	
  



CONNECT	
  Key	
  

Gaston County, NC 
Taxable Value per Acre 3D Model 

Peak	
  VPA	
  $9M/acre 

Belmont	
  

Gastonia	
  



Popula]on	
   208,049	
   184,498	
  

Area	
   364	
   365	
  

People/mi2	
   571	
   505	
  

Total	
  Tax	
  Value	
   $21.6b	
   $17.9b	
  
Peak	
  	
   $5,390,094 $11,535,284 

Average	
  VPA	
   $220,000	
   $320,000	
  

County Comparisons 
Gaston vs. Cabarrus 

Gaston	
   Cabarrus	
  

PopulaBon	
   208,049	
   184,498	
  

Area	
   364	
   365	
  

People/Mi2	
   571	
   505	
  

Total	
  Tax	
  Value	
   $21.6B	
   $17.9B	
  

Peak	
  VPA	
   $5,390,094	
   $11,535,284	
  

Average	
  VPA	
   $220,000	
   $320,000	
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County Comparisons 
Gaston vs. Cabarrus 

Gaston	
   Cabarrus	
  

PopulaBon	
   208,049	
   184,498	
  

Area	
   364	
   365	
  

People/Mi2	
   571	
   505	
  

Total	
  Tax	
  Value	
   $21.6B	
   $17.9B	
  

Peak	
  VPA	
   $5,390,094	
   $11,535,284	
  

Average	
  VPA	
   $220,000	
   $320,000	
  



Public Policy 



DNA 



values 

values 

Ian McHarg!
Design With Nature!
1969!

in addition to the normal criteria 
of physiographic, traffic, and 
engineering considerations. 

The objective of an improved method  

should be to incorporate 
resource               ,  

social              and 
aesthetic            , 

values 

“value”: used 364x in book 



Where does your money come from? 


