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Are we literate about tax policy?!



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 



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: !
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... the relentless 
rules of humble 

arithmetic.!

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



What is a City?!



What is a City?!



Asheville is 
3x >!



Nuggets!
$427M!

Broncos!
$1.1B!

Avalanche!
$210M!

Asheville!
$10B!

>!

Source: forbes.com!

Rockies!
$537M!

Broncos
$1.1B

Source: 



Where does your money come from?!



3!

Grand Junction, CO! Glenwood Springs, CO!

Rifle, CO!

Asheville, NC!
Dunn, NC!

Sarasota, FL!

Sheridan, WY!

Billings, MT!Billings, MTBozeman, MT!

Driggs, ID!

Completed Study!

Urban!

Cheyenne, WY!

Petaluma!

Laramie, WY!

Columbia, SC!

Modesto, CA!

Laramie, WY
Casper, WY!

Ft. Collins, CO!

Merced, CA!
Grand Junction, COGrand Junction, CO

Merced, CA

Modesto, CAModesto, CA

Merced, CA
Turlock, CA!

Rockland, ME!

Chattanooga, TH!

Missoula, MT!
Great Falls, MT!

Columbia, SCColumbia, SCColumbia, SC
Wilmington, NC!

Merced, CAMerced, CAMerced, CA
Clovis, CA!

Visalia, CA!Visalia, CA

Clovis, CA

Visalia, CA
Fresno, CA! Asheville, NCAsheville, NC

Nashville, TN!

Missoula, MTMissoula, MTMissoula, MT
Helena, MT!

Winston-Salem, NC!

Dunn, NC

Winston-Salem, NCWinston-Salem, NC

Dunn, NCDunn, NC

Winston-Salem, NCWinston-Salem, NC
Greensboro, NC!

Columbia, SCGwinnett, GA!

Mountain View, CA!

Philadelphia, PA!



Residential!

Commercial!

Mixed-Use!

County S-F! City S-F!Walmart! Mall or strip! Mixed-Use !
(2 Story)!

Mixed-Use !
(3 Story)!

Mixed-Use !
(6 Story)!

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

County Property Taxes/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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Source: New York Times: Arguments for Trusting the Data. Carl Richards. 11/18/2013!

WHAT DATA SETS DO YOU USE?!



X-Ray! MRI!

3D Neuro Imaging!



What are the numbers for Guilford County?!



Guilford County, NC 
Total Value Per Acre!



What are the numbers for Fresno County?!



Fresno, CA 
Total Value Per Acre!



What are the numbers for Lewis and Clark County?!





Outlier!



County Land Area! County Land Value!

Lewis & Clark = $2.7B!



What are the numbers for Orange County?!



Orange County, NC 
Total Value Per Acre!
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Orange County, NC 
Total Value Per Acre!

Orange County, NC Orange County, NC 
Total Value Per AcreTotal Value Per Acre

County Land Area! County Land Value!

Orange County = $14.9B!



Chapel Hill, NC 
Total Value Per Acre!



Chapel Hill, NC 
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Chapel Hill, NC 
Total Value Per Acre!
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What are the numbers for Forsyth County?!



Winston-Salem, NC 
Total Value Per Acre!



A Lasting Value!



612 S Main St!
$5,513,091/acre!

Old Wachovia Bank!

$22,509,981/acre!

1867! 1911!



0.5 acres of the +145 year old 
612 Main in Old Salem, would 

equal the property taxes of the 11 
acre Kmart.!

$2.7M on 10.62 acres!

$30,959!

Forsyth County Property Tax Revenue Profile: 2013 Tax Yield!

Kmart!

$500k on 0.09 acres!

612 S. Main Street!

1867!



What are the numbers for Davidson County?!









Net General Fund Revenue Per Acre of Nashville Development Scenarios!

$100!

$780!

Lenox Village!Bradford Hills!
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Net General Fund Revenue Per Acre of Nashville Development Scenarios!

$100! $780!

$115,720!

The Gulch!Lenox Village!Bradford Hills!
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Nashville, TN 
Total Value Per Acre (GSD)!
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Nashville, TN 
Average Property Taxes Per Zip Code!
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Nashville, TN 
Total Value Per Acre!



Nashville, TN 
Total Value Per Acre (USD)!

M
ap

 b
y 

J.
 M

cC
ar

ty
!



Nashville, TN 
Total Value Per Acre!

M
ap

 b
y 

J.
 M

cC
ar

ty
!



Nashville, TN 
Total Value Per Acre!



 
Hey Joe,  

What about 
Syracuse?  

 
I wonder if this will 

work in  Louisville?  



Onondaga County 
County Taxes Per Acre!



Onondaga County 
Total Value Per Acre!

/
0,1/2&3.#/4"'3 $/56.!



City of Syracuse 
City Taxes Per Acre!



Downtown Syracuse 
Total Value Per Acre!
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Onondaga County 
Total Value Per Acre (Model Side View)!

$35M/acre!
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$35M/acre!



Onondaga County 
Property Tax Density By Zip Code!

/
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Onondaga County 
Retail Tax Density By Zip Code!

/
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Onondaga County 
Total Tax Density By Zip Code!
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/
C&%$/2&3.#/4"'3 $/56.!
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Jobs Per Acre By Zip Code!
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What are the numbers for Gwinnett County?!



What are the numbers for Gwinnett County?!What are the numbers for Gwinnett County?



Hi
gh

es
t D

en
sit

y!

lo
we

st
 De

ns
ity

!

County Land Area Versus Percent Land Used 
Gauge of relative density!
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DeKalb!

= 100 people!People per Mile!

Square mile!

2,740 people/Sq. Mi.!
Gwinnett!
1,782 people/Sq. Mi.!

Mecklenburg!
1,644 people/Sq. Mi.!

Wake!
992 people/Sq. Mi.!

Guilford!
719 people/Sq. Mi.!

Buncombe!
344 people/Sq. Mi.!

Orange!
313 people/Sq. Mi.!

!
So

ur
ce

:U
S 

C
en

su
s!



Highest Value of Density  
(Value/acre of individual parcel)!
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Gwinnett County, GA 
Total Value Per Acre!
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Gwinnett County, GA 
Total Value Per Acre!



Gwinnett County, GA 
Total Value Per Acre!



Chapel Hill, NC 
Total Value Per Acre!
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Chapel Hill! Hillsborough!

$52M/acre!County Comparisons 
Total Value Per Acre!
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Chapel Hill!

Syracuse!Skaneateles!

Hillsborough!

Suwanee!

SyracuseSkaneateles

$52M/acre!

$35M/acre!

$8M/acre!
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Chapel Hill! Syracuse! Suwanee!Chapel Hill Syracuse Suwanee

Core Comparisons 
Total Value Per Acre!

+&(9:6/pop. 130,000! +&(9:6/pop. 430,000! +&(9:6/pop. 812,000!
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In God we trust; 
everyone else, 
bring data.!

Mayor Michael Bloomberg!



Know your Intake!



Public Policy
!



DNA 



DO THE MATH!



Sun City, AZ Zoomberg  from Dolores Hayden s Field Guide to Sprawl.!

We shape our buildings; 
thereafter 
they shape us. 

  

Winston Churchill!

Dealing with the suburban bias by understanding where it is.!



If you can’t measure it, 
you can’t 

manage it.!

Mayor Michael Bloomberg!







Ronald Coase!

1937 - publishes The Nature of the Firm!publishes publishes 
1960 - publishes The Problem of Social Cost!publishes publishes 
1991 - wins the Nobel Prize for economics!

2002 - argues that it s time to move the 
profession beyond Efficient Market Theory!

December 29, 1910 - September 2, 2013!



How do we talk about the numbers?!



Who are we?!

Why are we here?!

Admiral James Stockdale!



Behavioral Economics!



Inequity in the 
hood!

$286,154!

$227,059! $227,059!

$175,217!

$162,800!

$56,162!
Value per acre of the dirt!



Market!

Force
s!



Architectural Incentive 



Property Taxes!

Quonset House! 13 Brucemont!

Acres! 0.14! 0.13!

Building! 1,700! 1,800!

Tax Value! $62,200! $232,000!

County Tax! $330! $1,230!

Value/Acre! $444,286! $1,784,615!

County Tax/Acre! $2,355! $9,458!
Data Source: Neil Thomas, RDI!
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What are the numbers for Alamance County?!



Burlington, NC 
Total Value Per Acre!



O
ra

n
g

e
 C

o
u

n
ty

, N
C
!

G
w

in
n

e
tt

 C
o

u
n

ty
, G

A
!

Chapel Hill!Hillsborough!

Suwanee!Suwanee

$82M/acre!

$8M/acre!

County Comparisons 
Total Value Per Acre!
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What is a City?!


