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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 US 
• 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 elected officials were indicted, 
the Mayor committed suicide



Thomas Wolfe 
Author (1900-1938) 

You Can’t Go Home Again
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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.  





The Decline Began in the 50’s & 60’s

Development outside of downtown was encouraged by the new expressways.







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







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

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
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Asheville’s de facto motto was:  

“That will never work here  - don’t even try.”



Asheville CBD Taxable Value



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

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



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



Asheville
is 6x >

Ted Turner

Life is a game. 
Money is how we keep score.



What is a City? Photo: James Harrison



What is a City?



Land Production



Old Penneys

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 3,500% 
  

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



0.13 Acres 
1 unit (2 people + 2 dogs) 
$232,000 Tax Value 

0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 

34.0 Acres 
220,000 sf Building  
$20,000,000 Tax Value 

Walmart
Downtown My House
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Cannabis Soybeans



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000
to the City$330,000
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Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000
to the City$330,000

$47,500 Sales Tax
City return



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Property Taxes/Acre to the City

$330,000

Asheville Walmart



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Total Taxes/Acre to the City

$414,000

Asheville Walmart



DowntownJobs per Acre

200 jobs on 34.0 acres

5.9
14 jobs on 0.19 Acres

73.7

Asheville Walmart



73.75.9 Jobs per Acre: 

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

Land Consumed (Acres): 00.234.0
$634,000$   6,500Total Property Taxes/Acre:

90.00.0 Residents per Acre: 

DowntownAsheville Walmart



Charles Terrell, CMI 

Walmart 
Director of Property Tax

International Association of Assessing Officers 
80th International Conference 

Sacramento, CA 
August 26, 2014



Walmart = House Cat
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Scary Math
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Ford F150 Lariat LTD 
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1955 BMW Isetta  
245 miles per tank
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The City



The City InfrastructureProperty Tax Retail Sales Jobs ROI



What are the numbers for Buncombe County?



Total Taxable Value 
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre 
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre 
Buncombe County, NC

Biltmore Estate

Biltmore Park

Black Mountain



What are the numbers for Travis County?



Taxable Value Per Acre 
Travis County, TX



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



RETAIL SALES
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Mixed Beverage Sales per Acre 
Six County Austin Metro Area Austin CBD

78704 
South of Downtown, across river

Map

Metro Region 3D Map



Retail & Food Sales per Acre 
Six County Austin Metro Area Austin CBD

78756 
Rosedale and Burnet Road Area

Map

Metro Region 3D Map



Retail & Food Sales per Acre 
Six County Austin Metro Area Austin CBD

78756 
Rosedale and Burnet Road Area

Map

Metro Region 3D Map

Mall Zone {



Retail Model Comparables 
Metro Retail Sales Models
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Retail Model Comparables 
Metro Retail Sales Models

Austin CBD

Mall Zone

Austin Metro Region
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Syracuse Metro Region

Mall Zone {
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Nashville CBD

Mall Zone {
Nashville Metro Region

Retail Model Comparables 
Metro Retail Sales Models

Austin CBD

Mall Zone

Austin Metro Region

{
Syracuse Metro Region

Mall Zone {

Syracuse CBD



What are the numbers for Davidson County?

2013



Nashville, TN 
Total Value Per Acre (GSD)
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3D Image

Nashville, TN 
Total Value Per Acre



The Gulch Average
$15,892,934/acre

Walmart (100 Oaks)
$1,208,732/acre

Nashville, TN 
Total Value Per Acre



Long Boulevard Infill
$11,720,273/acre

2112 Acklen
$10,583,276/acre

3189 Parthenon
$7,046,590/acre Midtown Lofts

$10,547,130/acre

Walmart (100 Oaks)
$1,208,732/acre

Nashville, TN 
Total Value Per Acre



21 acres of Acklen Infill would 
equal the property taxes of one 

123 acre Opryland Mall

Davidson County Property Tax Revenue Profile: 2013 Tax Yield

$6.1M on 0.5 acres
Acklen Infill

Opryland Mall
$225M on 123 acres



0.53 acres of Wanna B’s would 
equal the property taxes of one 

51.8 acre 100 Oaks Mall

Davidson County Property Tax Revenue Profile: 2013 Tax Yield

$9.6M on 0.05 acres
Tequila Cowboy

$101M on 51.8 acres
100 Oaks



What are the numbers for the Greenville Metro?



Net New Land Consumed 
Existing Conditions

EXISTING AREA

725 mi227,000 pop.

67,500 pop.

39
 m

ile
s
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Tax Value per Acre
Greenville Metro Typologies

Anderson County, SC

City of Greenville, SC



Tax Value per Acre
Greenville, SC
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Tax Value per Acre
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100%
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Greenridge Cluster 
$947,138/acre 

2.3 acres of 18 S Main would 
equal property tax production of 

entire 73-acre Greenridge Cluster

Tax Value per Acre
Greenville, SC

18 S Main St 
$30,180,617/acre 



Development Productivity

Woodruff Road Corridor Downtown Greenville 

Greenville, SC
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Net New Land Consumed 
Existing Conditions

EXISTING AREA

725 mi2



920 mi2

Net New Land Consumed 
Trend Scenario
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Trend 
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NEW LAND 
DEVELOPED725 mi2

Trend 



Net New Land Consumed 
Compact Growth Scenario

14.5 mi2725 mi2

Trend 

Compact 



725 mi2

Regional Land Coverage 
Greenville Metro 2017



920 mi2

Regional Land Coverage  
Trend Greenville Metro 2040

Adding 321k (136% growth)

Current 1.4M

Adding 195ac (226% growth)



920 mi2

725 mi2

TREND

EXISTING

3Urban
Regional Land Coverage 

Greenville Metro 2017

Adding 321k (136% growth)

Current 1.4M

Adding 195ac (226% growth)
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Asheville
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920 miTREND

Asheville x20

= 45.25 mi

3Urban
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920 miTREND

Charlotte

= 297.7 mi

3Urban
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920 miTREND

Charlotte x 3

= 297.7 mi

3Urban
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920 miTREND
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What are the numbers for Redlands?
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Taxable Value per Acre  
Redlands, CA
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$20.7m Value/Acre

Citibank 
$6,313,552/acre



Walmart 
$1,098,462/acre

San Bernardino County, CA 
Comparative Property Tax Impact

3.18 acres of the Shoe Shop would 
equal the 12.7 acre Walmart

The Shoe Repair 
$4,394,852/acre



San Bernardino County, CA 
Comparative Property Tax Impact

47.5 acres of the South State 
Block would equal the retail 

tax* production of the 120 acre 
Mountain Grove complex

Southside State Block 
$8,619,807/acre

Mountain Grove 
$874,737/acre

* Retail sales estimated from sample
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Redlands Mall







Redlands Mall Valuation 
Redlands, CA

Current Taxable Value$5.6M
2017 Condition
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Estimated Taxable Value$21MWhat if old buildings were maintained?
2017 Condition



Estimated Taxable Value
$21M

If old buildings were maintained, you’d have 3x more tax base.

Redlands Mall Valuation 
Redlands, CA

Current Taxable Value
$5.6M

2017 Condition 1959 Buildings



Estimated Taxable Value
$21M

If old buildings were maintained, you’d have 3x more tax base.

Redlands Mall Valuation 
Redlands, CA

Current Taxable Value
$5.6M

2017 Condition 1959 Buildings

Idea: 

MAKE AMERICA GREAT AGAIN.



If you can’t measure it, 
you can’t 

manage it.
Mayor Michael Bloomberg
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“It's déjà vu all over again”  - Yogi Berra



Property Taxes Per Acre 
Lafayette Parish, LA
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Network Distribution Methodology 
Lafayette Parish, LA

I-10
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I-49

System Weighted

This is the relative necessity of all 
trips in the network.

* Computer simulation 
Source: LCG/LUS/MPO  
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Road CostCapital Revenue

($990,281,226)$55,585,797

Accumulated 50 Year Total 
(2015) Lafayette, LA



Road CostCapital Revenue

17.8x

($990,281,226)$55,585,797

Accumulated 50 Year Total 
(2015) Lafayette, LA



Road CostCapital Revenue

($990,281,226)$55,585,797

This is 
committed to 
debt service

17.8x

Accumulated 50 Year Total 
(2015) Lafayette, LA



“It’s not where you live;  
it’s what you believe.” 

Jared Bellerd 
Lafayette Coucilman
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There is no such thing as an infrastructure fairy.
Kevin Blanchard 
World’s Greatest Public Works Director



“It’s not where you live;  
it’s what you believe.” 

Jared Bellerd 
Lafayette Coucilman

There is no such thing as an infrastructure fairy.
Kevin Blanchard 
World’s Greatest Public Works Director



Expense and Revenue Ratio 
Lafayette Parish, LA

Downtown

Revenues

Expenses



Expense and Revenue Ratio 
Lafayette Parish, LA

Downtown

Net Positive

Net Negative



Operating Expense Ratio 
Lafayette Parish, LA

Downtown

River Ranch
Mall



Operating Expense Ratio (Total) 
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Downtown



MARKET  FORCES
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Lafayette Cash Flow Model



Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

Vermillion River

Lafayette Cash Flow Model



Vermillion River

Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

Lafayette Cash Flow Model MPO 2040 Population Model Projections
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2015

Fire Hydrants/1,000 people
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Source: Sanborn Maps and LCG Records



Your Median Household income

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.
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Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.
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What are the numbers for St. Joseph’s County?



What is in the Ground



Infrastructure Mapping 
South Bend, IN
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South Bend, IN



Pipe Analysis 
South Bend, IN



Pipe Analysis 
South Bend, IN



If you don’t confront 
the brutal facts,  
they’re going to 
confront you! 
Facts Matter.

Jim Collins
Keynote address at 2017 GFOA



FACT: 

THE FUNDAMENTAL ISSUE IS THAT 
INEFFICIENT USE OF LAND COSTS  
MORE THAN EFFICIENT USE OF LAND. 

SIMPLY PUT, BUY MORE STUFF AND IT 
COSTS MORE TO MAINTAIN. 



Public Policy



Asheville
$12.8B Taxable Value

>
Source: forbes.com

Cowboys
$2.3B

Rangers
$764M

Stars
$240M

Mavericks
$685M

http://forbes.com


=
Source: forbes.com

Asheville
$12.8B Taxable Value

Cowboys
$2.3B (5.6)

http://forbes.com


Jerry Jones

Dak 
Prescott



Jerry Jones

Dak 
Prescott



         Accounting



Geoaccounting



I bought a boat



Sometimes when people are under stress,  
they hate to think. 
And it’s the time when they most need to think.

President William J. Clinton
Keynote address at 2017 GFOA



DO THE MATH







Behavioral Economics



Dell Avenue

Map: 
Neil Thomas 
Resource Data, Inc.

Analyst: 
Derek Sanders 



Tax
Code



What are the numbers for Charleston County?



Taxable Value Per Acre 
Charleston, SC MSA



Declaration of Independence
July 4, 1776
240 years ago



Tavern Wine and Spirits
$13,394,415  Value per Acre

Walmart
$866,760 value per acre

Built ca: 1686

Revolutionary
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Charleston, SC MSA
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Detail Map
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County Taxes 2015 $47,000 $631,000 Detail Map
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Pre-1776 Taxable Value Per Acre 
Charleston, SC MSA

Walmart > 1776

Acres 20.58 20.95

Value $18M $344M

Value/Acre $866,760 $16,440,700

County Taxes 2015 $47,000 $631,000 Detail Map

Walmart (at Tanger)
$866,760 value per acre

13x the County Taxes

Born: 2005
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What are the numbers for Gwinnett County?
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3. Town
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Gwinnett County:





Density - People per Square Mile = 100 people
Source:US Census

Gwinnett, GA
1,871 people/Sq. Mi.

Square mile
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Gwinnett, GA
1,871 people/Sq. Mi.

DeKalb, GA
2,740 people/Sq. Mi.
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Density - People per Square Mile = 100 people
Source:US Census

Davidson, TN
1,243 people/Sq. Mi.

Mecklenburg, NC
1,756 people/Sq. Mi.

Gwinnett, GA
1,871 people/Sq. Mi.

DeKalb, GA
2,740 people/Sq. Mi.

Square mile

Orange, NC
313 people/Sq. Mi.

Buncombe, NC
344 people/Sq. Mi.

Wake, NC
992 people/Sq. Mi.

Travis, TX
1,034 people/Sq. Mi.



Gwinnett County, GA 
Total Value Per Acre
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Gwinnett County, GA 
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Gwinnett County, GA 
Total Value Per Acre (elevation)



Orange County, NC 
Total Value Per Acre



Orange County, NC 
Total Value Per Acre

Chapel Hill



Orange County, NC 
Total Value Per Acre

Carrboro Chapel Hill



Orange County, NC 
Total Value Per Acre

Hillsborough Carrboro Chapel Hill



Gwinnett County, GA 
Total Value Per Acre (elevation)



$0

$125,000,000

$250,000,000

$375,000,000

$500,000,000

$7,771,429

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

$110,067,562

$149,799,855

$192,000,000

$476,000,000

Highest Value of in Each Community  
(Value/acre of individual parcel)

Charlotte Raleigh Chapel Hill Asheville GwinnettNashvilleAustin



County Comparisons 
Total Value Per Acre

Gwinnett County, GA

Nashville LawrencevilleAustin

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

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

Davidson County, TN
pop. 648,300 
1,243 people/sq.mi.
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County Comparisons 
Total Value Per Acre

Gwinnett County, GA

Nashville LawrencevilleAustin

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

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

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

$192M/acre

$476M/acre

$8M/acre


