Value per acre map of
Auckland, New Zealand

Data-driven storytelling



y about tax policy?
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A person who won't read
has no advantage over one

who can’t read.

Mark Twain













Things Change...



The 3 T’s -TTRUSCREHESM, & Tuberculosis



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,
pring data.

Mayor Michael Bloomberg




Asheville CBD Taxable Value



Asheville’s de facto motto was:

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



DON'T TRUST THIS GROUP
OF LYING POLITICIANS!

THE GREAT RIVER GRAB HAS BEGUN!

DON'T BE FOOLED BY THESE C AR =T ANS

HELP US FIGHT!

AshevilleRiverGate.com
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Asheville
s OX >






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%

inlS years

The lot Is less
than 1/5 acre



Asheville Walmart Downtown

Land Consumed (acres)

$6.5k

Total Property Taxes/Acre

$48k [ $84k

City Sales Taxes/Acre
0,

Residents/Acre

6
U I’bang Jobs/Acre




Wheat Cannabis

ax Value
Land Consumed (acres)

$6.5k $634k

Total Property Taxes/Acre

$48k [ $84k

City Sales Taxes/Acre
0,

Residents/Acre

6
U I’bang Jobs/Acre




International Association of Assessing Officers

80th International Conference

Sacramento, CA
August 26, 2014






Scary Math



How do you compare cars?

Ford F150 Lariat LTD
648 miles per tank

Rolls-Royce Phantom Drophead
380 miles per tank

1955 BMW I[setta
245 miles per tank

Toyota Prius

571 miles per tank

Bugatti Veyron SS
390 miles per tank



How do you compare cars?

Toyota Prius

51/48 mpg
Ford F150 Lariat LTD

13/18 mpg

1955 BMW Isetta
50/70 mpg

Bugatti Veyron SS
Rolls-Royce Phantom Drophead 8/14 mpg

11/18 mpg



* Great Falls, MT

*I—Ielena MT

Missoula, M**Bozeman MT
* Billings, MT

*Sherldan, WY
*Casper, WY

Laramie, WY

*Cheyenne, WY
Tat

Rifle. CO .Ft Collins, CO
Santa Rosa, CA . Grand Junction, SO
Petaluma, CA

desto, CA
erced. CA Glen ood Springs, CO
* Turlock, CA * *
Clovis, CA Durango, CO Pueblo, CO

Mountain View, CA Fresno, CA
Visalia, CA

#Redlands, CA *

Albuquerque, NM

Eugene, OR*

Lancaster, CA

Leander, TX

Austin, TX

Auckland, NZ
Mellville, AU

Minneapolis, MN

*Traverse City, Ml
Guelph,

*

Rockland, ME

gara Falls
\* *Syracuse NY

Buffalo, N

Des Moirg 1A * *

Derby , CT

* South Bend, IN *Pittsburgh, PA
Philadelphia, PA

Peoria, IL
Huntington, :NV

Winston- Sale@ ensboro NC
* Asheville, NC Chapel H|II NC
Nashville, T

|nt N
reenville, ﬁ *8 ﬁC
Chattanooga, TN

; arlot
n:et; GA Wilmington, NC

Columbi
Columbus, GA ’“Eharleston SC

Lafayette, LA *
¢

Gwm

Hinesville, GA

Sarasota, FL* West Palm Beach, FL

Estero, FL**



County Property Taxes/Acre Urban

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

B Residential
B Commercial
" Mixed-Use
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Fconomic MRI

Mapping the Brain

Human Connectome Project

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

up-down
left-right
—— gNterior-posterior




e Study: Economic MRIe

Asheville,
North Carolina




Total Taxable Value
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre
Buncombe County, NC

Black Mountain

Biltmore Estate

Biltmore Park



e Study: Economic MRIe

Minneapolis,
Minnesota




URBANS

Value Per Acre
Hennepin County, MN




133 N First Avenue
$29,503,581 per acre

Hennepin County, MN

Valuation comparison

0.9 acres of 133 N First Ave
would equal the 7.0 acre IKEA

IKEA
$1,847,654 per acre

URBANS3



URBANS

Peak VPA
Minneapolis, MN

5 Buildings
12 Acres
$9.5 M in County Taxes

Hopkins
1,600 Acres
$9.5M in County taxes
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Local Revenue Sources by Sthte

Source: Tax Policy Center 2017

Propert



Bloomington

Mall of America

Alrport

Downtown
Minneapolis

Retail Tax per Acre
Twin Cities, MN

URBAN|

St. Paul



URBANS3

Retail Tax per Acre
/- County Metropolitan Area, MN

— Downtown (west

— Mall of America

A

{



What Would This Property Have Been
Worth"



$655 Million

Reproduced from the historic Sanborn Maps

160 Acres of Real Estate
7+ Lane Miles of Highways



$1.8 Billion

$655 Million

Reproduced from the historic Sanborn Maps

160 Acres of Real Estate
7+ Lane Miles of Highways



$6.9 Billion

$655 Million

Reproduced from the historic Sanborn Maps

160 Acres of Real Estate
7+ Lane Miles of Highways



e Study: Economic MRIe

West Palm Beach,
Florida




Taxable Value Per Acre

West Palm Beach, FL
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Palm Beach County
Determining Lasting Value

| Urban

Darth Vader

$9,264,606 value per acre

2.3 acres of the Anthony Building

Anthony Building would equal the 2.6 acre Darth Vader

$10,492,906 value per acre



Trump’s Municipal Productivity

The Donald per Acre

gmw%f/@te/%atéml -5#‘ Gourse (279)

$0 value per acre

Trvmp Slaza Jowers (3.4) Mar-~A-{ago (17.5)
$%%,278 value per acre $1,064,929 value per acre

Fte Donald (8779.61 or SO0 acres)

$399,338 value per acre



Trump’s Municipal Productivity

The Donald per Acre

NW Neighborhood Shotgun Houses
$618,413 value per Acre

S/ @Oﬂa&/ﬁigg. 6 M or SO0 acres)

$399,338 value per acre






Transportation Impact Fee Analysis

Fee Productivity and Project Expense Map (2004-14)
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Transportation Impact Fee Analysis

Fee Productivity and Project Expense Map (2004-14)

| TCEA Area

Road Expense



Transportation Impact Fee Analysis

ZONE 2 - Impact Fee Per Acre (2004-14)
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Transportation Impact Fee Analysis

ZONE 2 - Impact Fee Per Acre (2004-14)
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Transportation Impact Fee Analysis

Fee Productivity and Project Expense Map (2004-14)

\

Downtown \WPB

Rest of Zone

Rest of Zone 79%
99%

- TCEA Districts
2 - Fee Zone Boundaries




Transportation Impact Fee Analysis

ZONE 2 WPB CBD - Impact Fee Per Acre (2004-14)

Downtown WPB

ol



Transportation Impact Fee Analysis

ZONE 2 WPB CBD - Impact Fee Per Acre (2004-14)

Downtown WPB

ol

Fees Generated Area Expenditures

TCEA Area
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Transportation Impact Fee Analysis
Fee Productivity and Project Expense Map (2004-14)

Urban




Transportation Impact Fee Analysis
WPB CBD vs. Zone 3 - Impact Fee Per Acre (2004-14)

9.33M
’ $6.49M

Fees Generated Area Expenditures

Fees Generated

Area Expenditures



Transportation Impact Fee Analysis
WPB CBD vs. Zone 3 - Impact Fee Per Acre (2004-14)

TCEA Area

$14M

$933 M $24,844 /acre tax value
$3,178,648/acre tax value $6 '49 M

$70M

Fees Generated Area Expenditures Fees Generated

Area Expenditures



Transportation Impact Fee Analysis O”é@% ° 1
(04

Revenue and expense per square mile (2004-14) % mﬁ\\j‘ e
c90¢
o 4 2
Downtown WPB
5
$566k
$530k
eeeeeeeeeeeeeeeeeeeeeeeeee $503k
$450k
$413k
.............................................................................................................................. $339k
$295k
$209k
$133k
$83k
Revenue Expense Revenue Expense Revenue Expense Revenue Expense Revenue Expense

oneb one4 one 3 one 2 onel



e Study: Economic MRIw, Value Capture Analysis

Charleston,
South Carolina



Taxable Value Per Acre
Charleston, SC MSA

tax value per acre $
no tax velue

B - 100,000

B 100,000 - 200 000
200,000 - 300 000
300,000 - 800.000
600,000 - * 000 000
1,000,000 - 2,000,000
2,000,000 - 3,000,000
3,000,000 - 2,000,000

2 4,000,000 - 5,000,000

B 5,000,000 - 10.000.000

I 10.000,000 - 50 00C 000

B : 50,000,000




Taxable Value Per Acre
Charleston, SC MSA

Beaches tuned out

tax value per acre $

no tax velue

B - 100,000

B 100,000 - 200 000
200,000 - 300000
300,000 - 800.000

600,000 - -
1,000,000 -
2,000,000 -
3,000,000 -
S 4 000,000 -
B 5,000,000 -

000 000
2,000,000
3,000,000
<,000,000
5,000,000
10.000.000

I 10.000,000 - 50 DOC 000

B : 50,000,000






Walmart
$866,760 value per acre

Built ca; 1686

JAN

Revolutionary




Pre-1776 Taxable Value Per Acre

Charleston, SC MSA




Pre-1776 Taxable Value Per Acre

Charleston, SC MSA

Detall Map




Pre-1776 Tax Productivity

Charleston, SC MSA

AcCres

ey

Value VI
Value/Acre $16,440,700
County Taxes 2015 $631,000 Detail Map




Pre-1776 Tax Productivity

Charleston, SC MSA

Acres 20.95

Value | ‘ $344M

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

County Taxes 2015 $47,000

Detall Map

T—_—
S e T

' $631,000



Pre-1776 Tax Productivity

Charleston, SC MSA

Walmart

Acres 20.58

20.95
Value $18M $344M

Value/Acre

$16,440,700

13x the County Taxes
Detall Map

County Taxes 2015

T—_—
S

C $631,000



..therelentless
rules of humble
arithmetic.




Case Study: Scenario Analysis and Tax Increment Investment
2018

Leander,
Texas




Northline Project



S [URBAN3
—

Northline TOD
Leander, TX

Regional Context: Leander is located in
Williamson County, TX, within the Austin MSA. A
regional train line (—) was extended with the last
stop in Leander.



Northline TOD
Leander, TX

N [URBANZ
—

Regional Context: Leander is located in
Williamson County, TX, within the Austin MSA. A
regional train line (—) was extended with the last
stop in Leander.




Northline TOD
Leander, TX

A URBANS
—
(00)

Phase |
$182M

Phase 2
$367M

Full Buildout
$733M

f




Northline TOD
Leander, TX

URBANS3

2018

Existing Condition



Northline TOD
Leander, TX

URBANS3

TOD Economic Metrics

Project Area

Total Value

Avg. Value/Acre

L



Northline TOD
Leander, TX

URBANS3

TOD Economic Metrics

Project Area

Total Value

Avg. Value/Acre

L



Northline TOD \
Leander, TX

URBANS3

$69,635,000 VPA

TOD Economic Metrics

Project Area Phase 2 Full Buildout

Total Value $367 M

Avg. Value/Acre $2.4 M $4.8 M $9.5 M

{)



2018

Today
Leander, TX

URBAN3




2018

Today
Leander, TX

URBAN

Northline TOD



2018

URBANS3

Tomorrow
Leander, TX

Northline TOD

Projected

Total Taxable Value
Average VPA
Top VPA

$1.2 b
$509,255
$69.6 m



2.3 acres = 1.9 acres =

Willlamson County, TX

Valuation comparison

URBANS3

719 S. Main St.

$ 9,576,118 Per acre Burger University 45.7 acCre
$ 11,125,125 per acre

H-E-B Plus!
$476,107 per acre



Generalized TIRZ Diagram - Northline Project
Leander, TX

URBAN3

2018

Phase Il A

Phase I A

construction

F
o
o
N

O Phases 1 & 2



Northline TOD
Leander, TX

D [URBANS
—
(@)

2025 Value

2038 Value



Northline TOD
Leander, TX

D | URBANS
—

Northline TOD

Cedar Park Comp

Northline TOD

2038 Value



Northline TOD
Leander, TX

URBANS3

2018

/33M

Northline TOD
Northline TOD

A
Cedar Park Comp  rrejeces 2038 Value rojecsd
Total Taxable Value $59 m Total Taxable Value $733 m
Average VPA $509,255 Average VPA $7,715,790

Top VPA $1.5m Top VPA $69.6 m




Case Study: Economic MRIe
2014

Peoria,
lllinois




URBANS3

Land Use Analysis

Peoria County, IL




URBAN3

Land Use Analysis |

Peoria County, IL

eshl




URBAN3

Land Use Analysis |

Peoria County, IL




URBAN3

Land Use Analysis

Peoria County, IL

Water

Vegetation

Roads/Transport

Parking

Driveway

Buildings




What is Parking?

URBANS

Measuring space




What is Parking?

URBANS

Measuring space




URBAN

34 6 O Measuring space
$ : /square foot

G



$34 60/square foot -

G

S
$1.4O/3quare foot



Land Use Analysis
Peoria, IL




'

Area

. Value or Cost
(sg. miles)

Type

8.6

9.0

12.4

Land Use Analysis

Peoria County, IL

URBANS



Area

. Value or Cost
(sg. miles)

Type

$8,300 million

$355 million

- $3,100 million

$2.000 million

Land Use Analysis
Peoria County, IL

URBANS



Area

. Value or Cost/Sq.Mile
(sg. miles)

Type

Land Use Analysis
Peoria County, IL

URBANS



Area

. Value or Cost/Sq.Mile
(sg. miles)

Type

$965 million

Land Use Analysis
Peoria County, IL

URBANS



Area

. Value or Cost/Sq.Mile
(sg. miles)

Type

$965 million

$39 million

Land Use Analysis
Peoria County, IL

URBANS



Area

. Value or Cost/Sq.Mile
(sg. miles)

Type

$965 million

$39 million

- $250 million

Land Use Analysis
Peoria County, IL

URBANS



Area

. Value or Cost/Sq.Mile
(sg. miles)

Type

$965 million

$39 million

- $250 million

$4 million

Land Use Analysis
Peoria County, IL

URBANS



Vancouver, BC Peoria County, IL

Infrastructure Investment

URBANS

Two Lane Road

2,252, Miles

Peoria, IL

OWERED BY

esri



e Study: Economic MRIe, Downtown Master Plan

Kingsport,
Tennessee




URBANj

Value Productivity
Kingsport, TN




Parking Analysis
Kingsport, TN

URBANS



Combined

VPA: $ 40,252
Assessed: $ 30,800
A : /

Lano .
Land VPA: $79 197

Parking Analysis
Kingsport, TN

URBANS3




Combined

VPA: $ 40,252
Assessed: $ 30,800
ACres: N 77
Land Vaiue: 300, .o

Land VPA: $79,197

50¢ /sq.ft.

Parking Analysis
Kingsport, TN

URBANS3



Parking Analysis
Kingsport, TN

21% Parking

54.3 Acres

URBANS3



255 Broad Street - Banq
$1,616,071 per acre

Parking Analysis
Kingsport, TN

21% Parking

54.3 Acres

$1.2|\/| Total Value
$22k Value/acre

URBANS3



If you can't measure It
you can't
manage It.

oooooooooooooooooo




e Study: Fiscal MRIe

Lafayette,
Louisana







Lafayette, LA

———

“It'S déjé. VU a.” Over again” - Yogi Berra




~

Property Taxes Per Acre

oV

Lafayette Parish, LA

URBANZ

OWERED BY

esri



System Weighted

oV

Network Distribution Methodology
Lafayette Parish, LA

URBANS

This Is the relative necessity of
all trips In the network.

* Computer simulation
Source: LCG/LUS/MPO



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

Jal’ed Be| |el’d World’s Greatest Public Works Director

Lafayette Coucilman

There Is no such thing as an infrastructure fairy.



AsSsets”

* According to the Municipal Finance Standards (CAFR)



AsSsets”

* According to the Municipal Finance Standards (CAFR)



AsSsets”

* According to the Municipal Finance Standards (CAFR)



250,000,000

Can Retall Taxes Catch Up to Road Expense?
Lafayette Parish, LA

Urban@

'(250,000,000)

'(500,000,000)

'(750,000,000)

I Capital Revenue (Sales Tax)
B Accumulated Road Fees

2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054 2056 2058
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1960 1962 1964 1966 1968 1970 1972 1974 1976 1978 1980 1982 1984 1986 1988 1990 1992 1994 1996 1998 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022 2024




250,000,000

Can Retall Taxes Catch Up to Road Expense?
Lafayette Parish, LA

'(250,000,000)

'(500,000,000)

'(750,000,000)

I Capital Revenue (Sales Tax)
B Accumulated Road Fees

'(1,000,000,000)
1960 1962 1964 1966 1968 1970 1972 1974 1976 1978 1980 1982 1984 1986 1988 1990 1992 1994 1996 1998 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022 2024 2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054 2056 2058




URBANS3

Accumulated 50 Year Total
(2015) Lafayette, LA

This is
committed to
debt service

$55,585,797

Capital Revenue

($990,281,2206)
Road Cost




URBANS

f

Population

1949

33,500

2015

121,000

Gy

Feet of pipe/person

'-u-!'-u-!'-u-!lu-!lu-! 5

Fire Hydrants/1,000 people

Source: Sanborn Maps and LCG Records

2.4



URBANS

f

Population

1949

33,500

2015

121,000

350%

Gy

Feet of pipe/person

tntntntntn
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1,000%

Fire Hydrants/1,000 people

2.4

Source: Sanborn

Maps and LCG Records

51.3



URBANS

f

Population

1949

33,500

2015

121,000

350%

Gy

Feet of pipe/person

tntntntntn

G Gty i oty iy g iy g i
g Cig Cig Eig Eig By By By By
‘?‘?‘?‘?‘1‘1‘1‘1‘1 -
G oy iy o Wiy Wiy g i i
i T g Eig g g Ty iy Ty

1,000%

Fire Hydrants/1,000 people

Source: Sanborn Maps and LC

2.4

2.140%

GGGGGGGG

51.3



Population

Your Median Household income
350%

Feet of pipe/person

Gy
é
1.000%

Fire Hydrants/1,000 people

2,140%

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



Population

3950%

Feet of pipe/person

Gy
é
1.000%

Fire Hydrants/1,000 people

2,140%

Your Median Household income

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



Population

3950%

Feet of pipe/person

Gy
é
1.000%

Fire Hydrants/1,000 people

2,140%

Your Median Household income

$45,000

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



Population

3950%

Feet of pipe/person

Gy
é
1.000%

Fire Hydrants/1,000 people

2,140%

Your Median Household income

$45,000

160%

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



Case Study: Economic MRIe, Fiscal MRIle, Policy Analytics
2014 - 2019

Lancaster,
California




URBANS3

Tax Value Per Acre
City of Lancaster, CA




Paved Roads

City of Lancaster, CA

URBANS3

LANCASTER

Los Angeles

LA COUNTY

LANCASTER: .1




Paved Roads

City of Lancaster, CA

URBANS3

LANCASTER

Los Angeles

LA COUNTY

LANCASTER: .1




Paved Roads

City of Lancaster, CA

URBANS3

LANCASTER

Los Angeles

LA COUNTY

LANCASTER: 953 MILES 1)




URBANS3

Paved Roads

City of Lancaster, CA

PORTLAND, OR

LOS ANGELES, CA

LANCASTER: 953 MILES

Los Angeles

LANCASTER

LA COUNTY

0
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What Roads Can You Sustain?

Based on revenue fTlow, what can we afford? About half the network.

ource: City o
*Based on 50 year useful life

Road Obligation*

$50M - Sust ai nabl e
U RBAN 3 (-$25M Shortfall) - Unsust ai nabl e 0










City Taxable Value Per Acre

Eugene, OR

Taxable Value/Acre

- no tax value

B <3 25,000

B $25,001 - $100,000

$100,001
$250,001
$500,001
$750,001
$1,000,001
$1,500,001
$2,000,001

B $10.000,00

- $250,000
- $500,000
- $750,000
- $1,000,000

- $1,500,000

- $2,000,000

- $3,000,000

- $5,000,000

- $10,000,000
1 - $23,000,000

Source: City of Eugene

Data Year: 2017

URBANS



How Much Road Can You Afford?

Eugene, OR

State gas tax $12,000,000
Local gas tax $3,000,000
SDC $800,000
Bond/Year $8,000,000
Public Works $11,679,000
Total Revenue $35,479,000

Current Revenue Per Person: $210
$50,278,387/year additional needed ——— Affordable
or 600 miles of roads deficit. Not Affordable

71 % A'H:O rda ble Source: City of Eugene

Data Year: 2018



How Much Road Can You Afford?

Eugene, OR
Unaffordable
29%
Roads
State gas tax $12,000,000
Local gas tax $3,000,000
SDC $800,000
Bond/Year $8,000,000
Public Works $11,679,000
Total Revenue $35,479,000
Current Revenue Per Person: $210
$50,278,387/year additional needed — Affordable
or 600 miles of roads deficit. Not Affordable

71 % Aﬂ:o rda ble Source: City of Eugene

Data Year: 2018



Downtown

Expense and Revenue Ratio : Per Acre
Eugene, OR

Revenues

Expenses



Expense and Revenue Ratio : Per Acre
Eugene, OR

Downtown

Mall \

Revenues

Expenses



URBANS3

Single Family Land Use Analysis

Eugene, OR

Land Use

Approximately 81% of properties
are Single Family (40k/50k)

- Single Family

Not Single Family

Source: City of Eugene
Data Year: 2018



Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Crescent Village
/ Downtown

Operating Expense Ratio (per Acre)
Eugene, OR




Greenway
Dancing Traffic Cop

Art Teacher




Behavioral Economics



Urbans

Analyst:
Derek Sanders

Map:

Neil Thomas
Resource Data, Inc.




Urbans

Analyst:
Derek Sanders

Map:

Neil Thomas
Resource Data, Inc.




MARKET FORCES







What Is our tax literacy?



Just put

your happy
little numbers
on amap.

Don't
Worry
about
mistakes.
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