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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.” 





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 





What is a City? 
Photo: James Harrison 



What is a City? 



Incorporate (inˈkôrpəˌrāt) 
VERB 

Constitute (a company, city, 

or other organization) as a 

legal corporation. 
 

Source: Oxford Dictionary 



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



is 

Ted Turner 
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Money is how we keep score. 





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 3500% 
  

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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Total Property Taxes/Acre $6,500 

Downtown Property + 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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$0.0775 Sales Tax 

of which… 

27% returned to City 



Total Property Taxes/Acre $6,500 

Downtown Property + 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 



Downtown Property + Retail Sales Taxes 

Total Taxes/Acre to the City 

$50,800 
Property Taxes/Acre to the City 

$330,000 

Asheville Walmart 



Downtown Property + Retail Sales Taxes 

Total Taxes/Acre to the City 

$50,800 
Total Taxes/Acre to the City 

$414,000 

Asheville Walmart 



Downtown 
Jobs per Acre 

200 jobs on 34.0 acres 

5.9 

14 jobs on 0.19 Acres 

73.7 

Asheville Walmart 



73.7 5.9  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:  

Downtown 
Asheville Walmart 



International Association of Assessing Officers 
80th International Conference 

Sacramento, CA 

August 26, 2014 
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Scary Math 



How do you compare cars? 

Toyota Prius 

571 miles per tank 

Bugatti Veyron SS 

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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Toyota Prius 

51/48 mpg 

Bugatti Veyron SS 

8/14 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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Grand Junction, CO 

Glenwood Springs, CO 

Rifle, CO 

Asheville, NC 
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Fiber architecture of the brain.  

Measured from diffusion spectral imaging (DSI). 

Human Connectome Project 

Mapping the Brain 

anterior-posterior  

left-right 

up-down  



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

Hydrology 

Geology 

Buildings 
Streets - Infrastructure 



Hydrology 

Geology 

Buildings 

Streets - Infrastructure 

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

Tax Productivity 



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 Grand Traverse County? 



The part of Traverse City 

that is in Leelanau County. 

• 231 Acres 

• $147,000 County Taxes 

• 0.7% of the $22M total taxes 

What is Traverse City? 
The Counties 



Total Taxable Value  
Grand Traverse County, MI 



Taxable Value per Acre  
Grand Traverse County, MI 



Taxable Value per Acre  
Grand Traverse County, MI 



Taxable Value per Acre 
Grand Traverse County, MI 

Downtown 
West 

The Peninsula 

East 



Taxable Value per Acre 
Grand Traverse County, MI 

Downtown 

South 
The Peninsula 

North 



Total Taxable Value  
Traverse City, MI 



Taxable Value Per Acre  
Traverse City, MI 



Taxable Value Per Acre  
Traverse City, MI 



Total Taxable Value  
Downtown Traverse City, MI 



Taxable Value Per Acre  
Downtown Traverse City, MI 



Taxable Value Per Acre  
Downtown Traverse City, MI 



15k population  

144k MSA 
 

$260M Total CBD Taxable Value 

99 Total Acres 

77% Taxable 

$3,414,632 market val/acre 

Traverse City 

83k population  

417k MSA 
 

$1B Total CBD Taxable Value  

359 Total Acres  

66% Taxable  

$4,219,400 taxable val/acre 

Asheville 
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$260M Total CBD Taxable Value 

99 Total Acres 

77% Taxable 

$3,414,632 market val/acre 

Traverse City 

83k population  

417k MSA 
 

$1B Total CBD Taxable Value  

359 Total Acres  

66% Taxable  

$4,219,400 taxable val/acre 

Asheville 

16 Breweries [19] = 938p/b 30 Breweries (50) = 2,767p/b 



Taxable Versus NonTaxable  
Grand Traverse County, MI 

30% 

70% 

Exempt

Taxable



Taxable Versus NonTaxable  
Traverse City, MI 

53% 
47% 

Exempt

Taxable



Taxable Versus NonTaxable  
Downtown Traverse City, MI 

23% 

77% 

Exempt

Taxable



Comparative Impact 
Traverse City within Grand Traverse 

1% 

99% 

City County

County Area County Property Value 

18
% 

82
% 

1:18 



Comparative Impact 
Downtown within Traverse City 

3.54% 

96.46
% 

Downtown City City Area 

City Property Value 

16
% 

84
% 

1:4.6 



0.04% 

99.96
% 

Downtown

County County Area County Property Value 

2.9% 

97.1
% 

Comparative Impact 
Downtown within Grand Traverse County 



CA Property Tax Laws 
Hadlee Amendment 

Proposal A - Proposition A 



CA Property Tax Laws 







Taxable Value Per Acre  
Traverse City, MI 



Taxable Value Per Acre  
(Post 1985) Traverse City, MI 



Taxable Value Per Acre  
(Post 2000) Traverse City, MI 



Development Affect 
Development over time 





What is Parking? 
Measuring space 

Average Building 

1,172 sq.ft. 

Average Parking (2.5 spaces) 

875 sq.ft. 



What is Parking? 
Measuring space 

$100/square foot 



What is Parking? 
Measuring space 

$100/square foot 

$10/square foot 



Grand Traverse Crossing 
$385,678 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 



Grand Traverse Crossing 
$385,678 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Grand Traverse Marketplace 
$463,887 per acre 

Walmart $385,678 /acre 



Major Meijer 
$384,267 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Meijer 
$395,660 per acre 

Older Newer 



Cherryland Center  
$198,434 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Grand Traverse Mall 
$841,677 per acre 

Walmart $385,678 /acre 



Ham Bonz 
$2,290,415 per acre 

Food Co-Op 
$760,024 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

CVS 
$3,004,659 per acre 



Dead Blue Roof Mall 
$580,182 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 



Dead Blue Roof Mall 
$580,182 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Ben Franklin Plaza 
$1,234,302 per acre 



Village at Grand Traverse Commons 
$1,932,288 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Park Place Hotel 
$1,120,670 per acre 

Grand Traverse Resort 
$30,031 per acre 



Hotel Indigo 
$10,756,825 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Harbour View Centre 
$5,348,896 per acre 



River’s Edge 
$9,975,867 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

North Peak Brewery 
$5,042,890 per acre 



River’s Edge 
$9,975,867 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Midtown Condos 
$4,679,913 per acre 



Parking Garage Liner (Radio Centre One) 
$12,385,437 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

202 East Front Street 
$12,369,969 per acre 



101 North Park Street 
$51,626,042 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

263 Cass Street 
$14,079,240 per acre 





Value Per Acre 

 

$1,120,670 
Park Place 

Grand Traverse County, MI 
A lasting Value 

Walmart $385,678 /acre 



Value Per Acre 

 

$1,932,288 
Village at Grand Traverse 

Commons 

Grand Traverse County, MI 
A lasting Value 

Walmart $385,678 /acre 

386,740 square feet of space 



Value Per Acre 

 

$1,779,927 
City Opera 

Grand Traverse County, MI 
A lasting Value 

Walmart $385,678 /acre 



Value Per Acre 

 

$12,140,073 
Beadle Building 

Grand Traverse County, MI 
A lasting Value 

Walmart $385,678 /acre 



101 East Front Street 
$11,991,931 per acre 

Grand Traverse County, MI 
Taxable Value Per Acre 

Walmart $385,678 /acre 

Red Ginger 
$21,300,410 per acre 

Talbots 
$6,611,000 per acre 
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Grand Traverse County, MI 
Comparable Property Productivity 

Major Meijer 
$384,267 per acre 

Walmart $385,678 /acre 

0.7 acres of Garage 

Liners would equal the 

21.6 acre New Meijer 

Parking Garage Liner 
$12,385,437 per acre 



Grand Traverse County, MI 
Comparable Property Productivity 

Walmart $385,678 /acre 

2.5 acres of Red Ginger would 

equal the 64.5 acre GT Mall 

Grand Traverse Mall 
$841,677 per acre 

Red Ginger 
$21,300,410 per acre 



Grand Traverse Marketplace 
$463,887 per acre 

Grand Traverse County, MI 
Comparable Property Productivity 

Walmart $385,678 /acre 

0.1 acres of 101 North Park St. 

would equal the 13.4 acre GT 

Marketplace 

101 North Park Street 
$51,626,042 per acre 



Average 1950-2000 Single Family House 
$577,891 per acre 

Grand Traverse County, MI 
Comparable Property Productivity 

Walmart $385,678 /acre 

5.7 acres of 101 North Park St. 

would equal the 507 acres of all 

the houses built between 

1950 and 2000 

101 North Park Street 
$51,626,042 per acre 
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Property 

Sales 

Income 

Other 

county revenue by source 2011 

County 

Allegany  22.4% 

Anne Arundel 36.7% 

Baltimore  37.4% 

Baltimore City 30% 

Calvert  41.6% 

Caroline  23.7% 

Carroll  37% 

Cecil  33.6% 

Charles  37.1% 

Dorchester  30% 

Frederick  36.8% 

Garrett  40% 

Harford  35.3% 

Howard  38.1% 

Kent  50.5% 

Montgomery  35.5% 

Prince George’s 34.8% 

Queen Anne’s 37.8% 

Somerset  23.2% 

St. Mary’s 31.3% 

Talbot  35.5% 

Washington  30.4% 

Wicomico  21.7% 

Worcester  60.6% 

Statewide  35.1% 

Urban 

Local Revenue Sources by State 
Source: Tax Policy Center 2014 



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 



Dell Avenue 

Map: 

Neil Thomas 
Resource Data, Inc. 

Analyst: 

Derek Sanders 





Taxable Land Value Per Acre  
Grand Traverse County, MI 

Downtown 

Traverse City 



Taxable Land Value Per Acre  
Grand Traverse County, MI 

Downtown 

Traverse City 



Taxable Land Value Per Acre  
Grand Traverse County, MI 

Downtown 

Traverse City 





Land VPA 

Countywide Lakefront 

(no downtown) 
$297,628 

Downtown $1,022,259 

Downtown Core $1,633,361 

Taxable Land Value Per Acre  
(Just Lake) Grand Traverse County, MI 

Downtown 

Traverse City 







Property Taxes Per Acre 
Lafayette Parish, LA 





Network Distribution Methodology 
Lafayette Parish, LA 

System Weighted 

This is the relative necessity of 

all trips in the network. 

* Computer simulation 

Source: LCG/LUS/MPO   



Road Cost Capital Revenue 

17.8x 

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

Accumulated 50 Year Total 
(2015) Lafayette, LA 



Road Cost Capital 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 



“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 

DRAFT 

Revenues 

Expenses 



Expense and Revenue Ratio 
Lafayette Parish, LA 

Downtown 

DRAFT 

Net Positive 

Net Negative 



Operating Expense Ratio 
Lafayette Parish, LA 

Downtown 

River Ranch 
Mall 

DRAFT 



Operating Expense Ratio (Total) 
Lafayette Parish, LA 

Mall 

Downtown 

DRAFT 



Infrastructure Inflation 

1949 

Feet of pipe/person 

2015 

Fire Hydrants/1,000 people 

51.3 

2.4 5 

50 
121,000 

33,500 

350% 1,000% 2,140% 

Population 

Source: Sanborn Maps and LCG Records 



Your Median Household income 

$27,700 

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value. 

1950 $31,400 

2015 $51,000 

160% 

Feet of pipe/person 

Fire Hydrants/1,000 people 

350% 

1,000% 

2,140% 

Population 

1950 

2015 

$45,000 





What are the numbers for St. Joseph’s County? 



Infrastructure Mapping 
South Bend, IN 



Pipe Analysis 
South Bend, IN 



Pipe Analysis 
South Bend, IN 



Taxable Land Value Per Acre  
Grand Traverse County, MI 

Downtown 

Traverse City 



Infrastructure System 
Pipe Material 

Davidson County 

Wilson County 





Greenway 

Art Teacher 

Dancing Traffic Cop 



Behavioral Economics 



Houses from the Middle Ages corbelled wood-sides to avoid 

paying a tax based on the ground level surface.   

People added on more space by stacking up larger and larger 

floors. Some houses that faced each other would nearly touch 

each other, which increased the risk of fires spreading!  

King Francois I banned this type of architecture (1515-1547). 

Photo: Alija 

Photo: Alija 

Honfleur, Normandy 
Corbellment 



The Window Tax 

1696-1851, by King William III  

Window tax consisted of:  

1. a flat-rate house tax per house and, 

2. a variable tax for #  windows > 10  

3. Between 10 and 20 = 4 shillings, and  

4. Those > 20 = 8 shillings.  



At the time, only the number of floors 

below the “roof”, were considered part 

of the building.  

François Mansart, architect 
(1598–1666) 

 

His treatment of high roof stories gave 

rise to the term “Mansard roof"  

Photo: Alija 

Photo: Alija 
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Traverse City 
$1.6B Taxable Value 

Source: forbes.com 

Tigers 
$643M 

Redwings 
$346M 

Pistons 
$400M 

http://forbes.com
http://forbes.com


Grand Traverse County 
$9B Taxable Value 

Source: forbes.com 

Lions 
$900M 

Tigers 
$643M 

Redwings 
$346M 

Pistons 
$400M 

http://forbes.com
http://forbes.com


Source: forbes.com 

Tigers 
$643M (14) 

Grand Traverse County 
$9B Taxable Value 

http://forbes.com
http://forbes.com


Mike Ilitch 

Miguel Cabrera 



Mike Ilitch 

Miguel Cabrera 



If you can’t measure it, 

you can’t 

manage it. 
Mayor Michael Bloomberg 



What is our tax literacy? 





130% 

116% 

29% 

-10% 

15% 15% 17% 
9% 

-2% 

-14% 

-2% -4% 

1% 4% 

-0.4375

0

0.4375

0.875

1.3125

1.75

1890 1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2015

Traverse City, MI 
Population Change Per Decade 

What is Rapid Growth? 
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Walmart $385,678 /acre 

Dead Blue Roof Mall 
$580,182 per acre 



386,740 square feet of space 
Taller than 60 feet 



Be Dense 

Midtown Condos 
$4,679,913 per acre 

River’s Edge 
$9,975,867 per acre 

Beadle Building 
$12,140,073 per acre 

101 North Park Street 
$51,626,042 per acre 

Dead Blue Roof Mall 
$580,182 per acre 



Taxable Value Per Acre  
Traverse City, MI 



DO THE MATH 



Value Per Acre 

 

$12,140,073 
Beadle Building 

Grand Traverse County, MI 
A lasting Value 

Walmart $385,678 /acre 

Invest in Investment, not speculation 

Placemaking 

Get density 



Age and Compactness of Single 
Family Homes in Traverse City 

Using Graphs in ArcMap 

10/7/16 



Here’s a map of single family 
homes in the city by year built. 
You can see the outward 
growth.  
What about compactness and 
value though? 

Downtown 

Traverse City 

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 



Here is the same view but showing 
floor area ratio. Visually, it would 
seem FAR and year built coincide. 
We’d expect VPA to as well. Here’s a 
way of exploring this data I’ve 
recently discovered. 

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 

Downtown 

Traverse City 

More Lot Coverage 

Less Lot Coverage 



Here is the same information showing each parcel as a point on a year built vs. value per acre 
scatterplot. It maintains the FAR symbology. This shows us some patterns right away. The “U” shape 
of VPA tells us very old and very new houses have higher VPA. They also tend to pack more house 
on to less land.  

W
W

II
 

W
W

I 

More Lot Coverage 

Less Lot Coverage 

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 



Besides visualization possibilities this is exciting as a means to explore the information. Let’s say I 
wanted to know more about this burrito shaped low VPA cluster of post war development. I can 
highlight it in the graph…  

Here is the same information showing each parcel as a point on a year built vs. value per acre 
scatterplot. It maintains the FAR symbology. This shows us some patterns right away. The “U” shape 
of VPA tells us very old and very new houses have higher VPA. They also tend to pack more house 
on to less land.  

W
W

II
 

W
W

I 

More Lot Coverage 

Less Lot Coverage 

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 



And the corresponding parcels are selected in my map. Sure enough these neighborhoods are 
dominated by ranch houses with big yards. The VPA uptick in more recent property contains a lot of 
infill in older neighborhoods and houses along the lake. This could be influenced by Michigan’s 
Prop13 law as well.  

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 

More Lot Coverage 

Less Lot Coverage 



We can also flip the comparison around and look at the relationship between FAR and VPA directly. 
Here we see a pretty strong (if somewhat inconsistent) positive correlation. We can again see a 
pattern in when houses were built.  

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 

More Lot Coverage 

Less Lot Coverage 

Average for Downtown 

Ask Josh about 

average VVPA and 

Average Lot 

Coverage 



We can also flip the comparison around and look at the relationship between FAR and VPA directly. 
Here we see a pretty strong (if somewhat inconsistent) positive correlation. We can again see a 
pattern in when houses were built.  

S-F Housing Valuation Affect By Year Built 
Grand Traverse County, MI 



Lafayette, LA 

“It's déjà vu all over again”  - Yogi Berra 



Property Taxes Per Acre 
Lafayette Parish, LA 



Infrastructure Inflation 

1949 

Feet of pipe/person 

2015 

Fire Hydrants/1,000 people 

51.3 

2.4 5 

50 
121,000 

33,500 

350% 1,000% 2,140% 

Population 

Source: Sanborn Maps and LCG Records 





Street Network 

Network Distribution Methodology 
Lafayette Parish, LA 

Source: LCG/LUS/MPO   

This is your system. 



Network Distribution Methodology 
Lafayette Parish, LA 

System Weighted 

This is the relative necessity of 

all trips in the network. 

* Computer simulation 

Source: LCG/LUS/MPO   



The Scale of Lafayette Roads 
Versus Manhattan 



The Scale of Lafayette Roads 
Versus New Orleans 





Kevin Blanchard 
World’s Greatest Public Works Director 

There is no such thing as an infrastructure fairy. 



Road Cost Capital Revenue 

Accumulated 50 Year Total  

As of 2015 

17.8x 
($990,281,226) $55,585,797 



Expense and Revenue Ratio 
Lafayette Parish, LA 

Downtown 

DRAFT 

Revenues 

Expenses 



Expense and Revenue Ratio 
Lafayette Parish, LA 

Downtown 

DRAFT 

Net Positive 

Net Negative 



Operating Expense Ratio 
Lafayette Parish, LA 

Downtown 

River Ranch 
Mall 

DRAFT 



Operating Expense Ratio (Total) 
Lafayette Parish, LA 

Mall 

Downtown 

DRAFT 



Your Median Household income 

$27,700 

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value. 

1950 $31,400 

2015 $51,000 

160% 

Feet of pipe/person 

Fire Hydrants/1,000 people 

350% 

1,000% 

2,140% 

Population 

1950 

2015 

$45,000 



Apollo XIII Mission Control 



Median Value = $150,000 x 1% for City Property Tax 

- $3,300 cost/yr. 

+$150 to roads 

- $4,000 cost/yr. 

=  $1,500 taxes/yr. 

- $7,150 cost/house 







Total Value Per Acre 
Hamilton County, TN 



Opportunity Cost Analysis 
Chattanooga, TN 

 
Proposed Site Plan 



Opportunity Cost Analysis 
Chattanooga, TN 
 
Northshore Neighborhood 

Mixed-Use Comps 

Townhouses 

Townhouses 

Greenlife 

Grocery 

Site 

Downtown Districts 



Publix on Brainerd 

48,515 
Square Feet 

Publix at Ooletwah 

54,720 Square Feet 

Opportunity Cost Analysis 
Chattanooga, TN 
 
Local Publix Comps 



417 Frazier  
Residential Above Retail 

100 Frazier  
Office Above Retail 

Opportunity Cost Analysis 
Chattanooga, TN 
 
Northshore Infill Comps 



Opportunity Cost Analysis 
Chattanooga, TN 
 
Northshore Grocery Comps 

Grocery Entry 



Opportunity Cost Analysis 
Chattanooga, TN 
 
Miami Beach Publix Comp 

Carlos Zapata, Architect 
1920 West Avenue 

48,000 sq,ft, 

Built 1998 

Front Door 

Front Door 

Ramps to 

parking on roof. 

Escalators to parking 



Opportunity Cost Analysis 
Chattanooga, TN 
 
West Palm Beach Publix Comp 

Built 2002 at 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. 



Opportunity Cost Analysis 
Chattanooga, TN 
 
Local Publix Comps 

Site Boundary 

+34’ 

+0’ 

+6’ 

+9’ 

+11’ +14’ +24’ 

+29’ 

+29’ 

+26’ +14’ 

+10’ 

+10’ 

+10’ 



Opportunity Cost Analysis 
Chattanooga, TN 

 
#1 - Proposed Site Plan 

Publix  

Parking  

Frazier Buildings 

1 Story Commercial  

Townhouses  

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 

46,013 s.f. 

234 total 

0 

2,500 sf 

0 



Opportunity Cost Analysis 
Chattanooga, TN 

 
#1 - Proposed Site Plan 

Parking 

Publix 



Publix  

Parking 

Frazier Buildings 

1 Story Commercial  

Townhouses  

Notes: 

Removes streets and grades site.  

Retaining walls on East property 

line and behind building and builds 

townhouses on the retaining wall. 

Publix 

Commercial 417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#2 - Proposed Site PLUS 

Est. Annual Property Taxes 

City - $154,435 

County - $93,142 

46,013 s.f. 

214 total 

2 

6,700 sf 

22 



417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#2 - Proposed Site PLUS 

Parking 

Publix 



Publix 

Parking 

Frazier Buildings 

1 Story Commercial 

Townhouses 

Publix 

Commercial 

417 Frazier 417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#3 - Greenlife Footprint 

Est. Annual Property Taxes 

City - $253,041 

County - $152,614 

Notes: 

Keeps existing grades and all 

internal streets. 

Future Site 

Commercial 

Future Site 

Commercial 

36,432 s.f. 

164 total 

2 

6,885 sf 

42 



417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#3 - Greenlife Footprint 

Parking 

Publix 



Notes: 

Keeps existing grades and all 

internal streets.   

Adds structured parking above 

Publix, utilizing grade change. 

Publix 

Parking 

 

Frazier Buildings  

1 Story Commercial  

Townhouses  Publix 

417 Frazier 417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#4 - Miami Beach Publix 

Est. Annual Property Taxes 

City - $357,746 

County - $215,746 

417 Frazier 
.5 Frazier 

.5 Frazier 

48,000 s.f. 

320 structured 

90 surface 

4 

0 sf 

24 



417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#4 - Miami Beach Publix 

Parking 

Publix 

417 Frazier 



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. 

Publix  

Parking  

Frazier Buildings  

1 Story Commercial  

Townhouses 

Publix Commercial 

417 Frazier 417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#5 - West Palm Beach Publix 

Est. Annual Property Taxes 

City - $306,462 

County - $184,833 

.75x  

417 Frazier 

Parking Parking 

27,040 s.f. 

229 total 

2.75 

2,000 sf 

42 



417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#5 - West Palm Beach Publix 

Parking 
Publix 



Publix  

Parking  

Frazier Buildings  

1 Story Commercial  

Townhouses  

Commercial 

345 Frazier 417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#5 - No Grocery Scenario 

Est. Annual Property Taxes 

City - $305,749 

County - $184,403 

Notes: 

Keeps existing grades and all 

internal streets. 

Future Site 

Commercial 

Notes: 

Keep topo as is and streets as is. 

417 Frazier 

0 

200 total 

2 

11,435 s.f. 

54 



417 Frazier 

417 Frazier 

Northside Comp Townhouses 

Opportunity Cost Analysis 
Chattanooga, TN 

 
#5 - No Grocery Scenario 

Parking 

435 Frazier 
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Total Annual City Property Tax Production 

Est. Annual Property Taxes 

City - $44,827 
County - $27,036 

Est. Annual Property Taxes 

City - $253,041 
County - $152,614 

Thank you 

Chris Wilkins! 

As Proposed Greenlife Precedent 



$13,416 

$44,827 

$154,435 

$253,041 

$357,746 

$306,462 $305,749 

$0

$70,000

$140,000

$210,000

$280,000

$350,000

S
it

e
 A

s
 I

s
N

o
 B

u
il
d

A
s

 P
ro

p
o

s
e
d

P
u

b
li
x

P
lu

s

G
re

e
n

li
fe

F
o

o
tp

ri
n

t

M
ia

m
i 
B

e
a
c

h
C

o
m

p W
P

B
C

o
m

p

N
o

 P
u

b
li

x

Mixed-Use 

Existing 

Total Annual City Property Tax Production 

Commercial 



$268,320 

$896,540 

$3,088,700 

$5,060,820 

$7,154,920 

$6,129,240 $6,114,980 
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Joe is going to say: 

Joe wants tall buildings 

Downtown costs more money 



What are the numbers for Gwinnett County? 
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1. Urban 

2. City 

3. Town 

4. Municipal 

4 Dirty Words in 

Gwinnett County: 





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. 
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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 (elevation) 



Orange County, NC 
Total Value Per Acre 

Hillsborough Carrboro Chapel Hill 



Gwinnett County, GA 
Total Value Per Acre (elevation) 



$476,000,000 

$192,000,000 

$149,799,855 

$110,067,562 

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

$7,771,429 
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Highest Value of in Each Community  
(Value/acre of individual parcel) 

Charlotte Raleigh Chapel Hill Asheville Gwinnett Nashville Austin 



County Comparisons 
Total Value Per Acre 

Gwinnett County, GA 

Nashville Lawrenceville Austin 

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 



Every building in the city must be thought of 

as if you are building one piece of the 

whole world. Leon Krier 
Ceiling of the Sagrada Familia 

Not all buildings are created equal 


