Value per acre map of
Auckland, New Zealand
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In the 70’s and 80’s our downtown died

GOING DUT OF
HUSI'NESS |
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Public Sl 4 12
Interest
Projects

[

>

Downtown benches

Julian Price

CityWatch

1941 - 11/19/2001

Community gardening
takes root in Asheville

YWCA

The Laughing Seed

the Dogwood Fund

The Public Service Building
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In God we trust;
everyone else, }
bring data. |

Mayor Michael Bloomberg







Today the building is valued at over

$11,000,000

An increase > 3500%
in1S years

The lot is less than 1/5 acre

For 40 years this
building remained
vacant...... its tax value

in 1991 was just over

$300,000

URBANS



Asheville
Walmart |

Total Tax Value:

$20M

Downtown
Building

Total Tax Value:

2l $11M

Land Consumed (Acres)

34 e 0.2

Total Property Taxes Per Acre

$7K T s634K

City Sales Taxes Per Acre

$48K I $84K

Residents Per Acre
O 90

Jobs Per Acre

6 I 74 URBAN3



How do we compare cars?

1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

Drophead
URBANS



How do we compare cars?
Miles per tank

g / A\
& / A)

648 miles
per tank

)
28 | = :
| , . 390 miles
(—— 380 miles 0 mile:
d— ~ » per tank P
245 miles
per tank
1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD
Drophead

URBANS



How do we compare cars?
Miles per gallon

1955 BMW Isetta Rolls-Royce Phantom Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

Drophead

URBANS



How do we compare cars?
Miles per gallon

Bugatti Veyron SS Rolls-Royce Phantom Ford F150 Lariat LTD Toyota Prius 1955 BMW [setta

Drophead

URBANS



URBAN3

Total Taxable
Value (%)
I > 76.000,000

I 33,000,001 - 76,000,000

Total Taxable Value
Buncombe County, NC

" 17,000,001 - 33,000,000
10,000,001 - 17,000,000
5,500,001 - 10,000,000
2,500,001 - 5,500,000
1,000,001 - 2,500,000
- 430,001 - 1,000,000
| 160,001 - 430,000

I < 160,000
o

N

POWIRID 8Y,®

Source: Urban3

' Biltmore Estate




URBAN3

Taxable Value Per Acre
Buncombe County, NC

““ Biltmore Estate

Taxable Value
Per Acre (9)

I > 20,000,000

B 12,000,001 - 20,000,000
1 6,200,001 - 12,000,000
. 3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
. 420,001 - 760,000
| 170,001 - 420,000

I < 170,000
o

N

POWEIRID Y@
v
KD

Source: Urban3
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Taxable Value Per Acre
Buncombe County, NC

Biltmore Estate

Biltmore

Park

Black Mountain

Fairview

Hickory Nut Gap

Taxable Value
Per Acre (9)

I > 20,000,000

B 12,000,001 - 20,000,000

1 6,200,001 - 12,000,000
3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
420,001 - 760,000

| 170,001 - 420,000

I < 170,000
o

N

POWEIRED BY,®.
- —
‘,/ _‘\l/ < ,_‘H‘

=1

Source: Urban3



2 about tax policy?

A person who won't read
has no advantage over one

who can’t read.

Mark Twain




Quest | on:

But why does tax policy
matter?

URBANS



... taxes pay for stuff.

URBANS



Asheville Downtown Taxable Value
$1B

$665M
$500M
ﬁ
$0

1991 2000 2007 2010 2013



Asheville Downtown Taxable Value

$18
........ renovation
s500M |
$0

1991 2000 2007 2010 2013



51 Biltmore
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... or a 2,900% growth in property tax revenue
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Luminous Earth Grid by Stuart Williams 1993



OF THE PEOPLE
BYTHE PEOPLE

i ‘ : : “‘. \ : | '\'“": \ ‘ ";\,
FORTHE PEOPLE - ‘ r,
4 1T {.'" '_ — | “-j“ “ \‘
= , < / \
ALY

)\ %\'& \m:i!i?i(\ls ‘ =
Incorporate (in'korps,rat)
VERB
Constitute (a company, city,

or other organization) as a
legal corporation.

Source: Oxford Dictionary




51 Biltmore

Value growth indexed from 2008 o

What if we understood
productivity the way we
understand other market

iIndexes”?
1.6
14
1.1
1.0 .
O S&P 500

©O Dow Jones

© Vanguard 500

O NASDAQ
Gold

O AVL CBD

O 51 Biltmore

2008 2013 2018



51 Biltmore

Value growth indexed from 2008

What it we understood
productivity the way we
understand other market
indexes?

O S&P 500

©O Dow Jones

© Vanguard 500

O NASDAQ
Gold

O AVL CBD

O 51 Biltmore

37.0

30 é)
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@
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©
20
10
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- 3.6 NASDAQ
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0
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County Property Taxes/Acre URBANS

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

$274.00

B Residential
B Commercial
" Mixed-Use

$225

$150

$75

$5.50 $6.70 $9.30

$1.00

$0

Wamar  Malorsp NSO e s



Tax Systems
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B \hcome & Other

¥

United States

Local Tax Revenue Sources

ZNVddn



https://www.census.gov/data/datasets/2021/econ/local/public-use-datasets.html

A reference for
North Carolinians!




How Your Taxes Work North Dakota .

Assessment
Factor

True Market

Value X Mill Rate = Tax BIll

This is how ND's '
system works! P
= :

= 50% Assessed Value X




Market 50% Assessed = Assessed Assessment )

Value X Value T Value X Factor = EYE:

0.5 = $50,000 X 0.05 = $2,500

& — 0.5 = $50,000 X  0.045 = $2,250

e
i\
Qq

Commercial is
taxed 10% more
than Residential!

Homestead
Credit is based
on income.



Quest | on:

But that's North Dakota,
what about other states?

URBANS



| Taxable Value
Per Acre ($)

I > 7.500,000

I 5.000,001 - 7,500,000
B 3.000,001 - 5,000,000
" 2,000,001 - 3,000,000
- 1,500,001 - 2,000,000
1,000,001 - 1,500,000
750,001 - 1,000,000
500,001 - 750,000
250,001 - 500,000
| 100,001 - 250,000

B 50,001 - 100,000

B < 50,000
o Population: 170K




URBANS3

Tax Value Per Acre
Springtield, MO

Taxable Value
Per Acre (%)

B > 7.500,000

I 5.000,001 - 7,500,000

B 3,000,001 - 5,000,000
2,000,001 - 3,000,000
1,500,001 - 2,000,000
1,000,001 - 1,500,000
750,001 - 1,000,000
500,001 - 750,000
250,001 - 500,000
100,001 - 250,000

B 50,001 - 100,000

I < 50,000

0]

o
Population: 170K~ ==

mmercial St

13

H om eWOOd S u iteS ::;;% " S —
$6.8M per acre

sy

»

esri

Source: Greene County Assessor (2022)



Tax Value
Per Acre (%)

Value Per Acre - o
Bozeman, MT B < 400,000

= 400,001 - 900,000

- 900,001 - 1,250,000
1,250,001 - 1,750,000
1,750,001 - 2,250,000

2,250,001 - 2,750,000
~ 2,750,001 - 3,500,000
S 3,500,001 - 5,000,000
I 5.000,001 - 10,000,000

B > 10,000,001

POWERED EY @

esri/




URBANS3

Value Productivity

Downtown Manchester, NH

2019

Population: 115K

Taxable Value

per Acre ($)
L
B < 50.000
B 50,001 - 250,000
[ 250,001 - 500,000
500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
~ 2,000,001 - 2,500,000
P 2,500,001 - 3,000,000
B 3.000,001 - 6,000,000
B 4.000.001 - 10,000,000

B > 10.000,001

QGh
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City Taxes/Acre

E tax-exempt

B <651

" 652-1,058

~ 1,059-1,692
1,693 - 2,622
2,623 - 3,954
3,955 - 6,135
6,136 - 9,685

T 9,686 - 16,641

B 16,642 - 25,988

Bl > 25,989




B City Taxes/Acre

Y

X = . E "--.4_..\
£ U | 2 BAN 3 METROCOLOGY




Estimated Runoff Per Acre Cubic Feet/Acre

1.5 inch rainfall over 24 hours

Source: 2007 Brevard Stormwater Master Plan

0-173
174 -387
. 388-736
B 737-1,287
B 1.288-2,235
B 2236-3,280

URBAN3 ~—



B City Taxes/Acre
I Cubic Runoff/Acre

URBANZ



- = R Vi

SOUTH NORTH

City Taxes Per Acre

/\/\/
URBANS




L !‘wr VVJ

SOUTH

City Taxes Per Acre  vs  Cubic ft Runoff Per Acre
/\/\/ ~ —




Downtown

— &2

SOUTH NORTH

1 Productivity Difference

METROCOLOGY

URBAN3 =
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Case Study: Econo
2021

North Dakota,
Cass County

URBANS




URBANS3

Frontier Scale of Influence
Cass County, ND

\“\«.,.\,._f How FAR do you have to GO? /?'\3 \‘\
i To Get To an Urban Area Bigger than Fargo? iw.n;;gggé'me
3 ,. |
\K‘,\ \ Bismarck, ND
(7 ] T . 00 | Farpe, ND
C/\g " 3 1 185,000 175 miles \ 250,000
.

g7 @Boise, ID

764,000 -
| - ( / . 1.

Pamri City, SD

Front Range
4.9 million

AT - ..
371 miles /\*'/’ <

t. Cloud %

Thunder Bay, ON
==\ N 110,000

214 miles

-~ s "o
8 /.\-/ 7‘:‘,

Twin Cities—__

3.6 million

-

194 000

2 ¥
\
\'"\
Y
. R 4
\‘\ | - ‘4 r < 2 . 4
Omaha, NE =" Des Moines, |A
S 1 million * 900.000
L
\\
= /
L
.

: Kansas City
' 1 million
> P .
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Land Analytics and Productivity



URBANS3

Total Taxable Value
Cass County, ND

, Casselton
Total Taxable T oo Nl
Value
o
B < 250,000

B 250,001 - 500,000
" 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6,000,001 - 8,000,000
I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



URBANS3

Taxable Value per Acre

Cass County, ND

Taxable Value
per Acre ($)

o

B < 250,000

B 250,001 - 500,000
" 500,001 - 750,000
750,001 = 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001

I 4,000,001
I 6,000,001
B 8.000,001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

- > 10,000,001

==

I
B

- L

N

LB B !
» )

Source: Cass County Assessor



URBANS3

Taxable Value per Acre

Cass County, ND

Taxable Value
per Acre ($)

o

B < 250,000

B 250,001 - 500,000
" 500,001 - 750,000
750,001 = 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001

I 4,000,001
I 6,000,001
B 8.000,001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

- > 10,000,001

— s

Kindred 4

.

N

- e \
> |

Source: Cass County Assessor



URBANS3

Taxable Value per Acre
Cass County, ND

Kindred

> )

Taxable Value
per Acre ($)
o
I < 250.000
I 250,001 - 500,000
" 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



Taxable Value per Acre
Cass County, ND

N
Z
<
m
o
D)

Taxable Value
per Acre ($)
0

B < 250.000

I 250,001 - 500,000
" 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



URBANS3

Taxable Value per Acre

Kindred, ND

Taxable Value

per Acre ($)

o

I < 250.000

B 250,001 - 500,000

1 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000

I 4,000,001 - 6,000,000

I 6,000,001 - 8,000,000

I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



URBANS3

Taxable Value per Acre

Casselton, ND

Taxable Value

per Acre ($)

o

I < 250.000

B 250,001 - 500,000

1 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000

I 4,000,001 - 6,000,000

I 6.000,001 - 8,000,000

I 8.000.001 - 10,000,000

- > 10,000,001

A

aSh

Source: Cass County Assessor
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URBANS3

Taxable Value per Acre

West Fargo, ND

Taxable Value
per Acre ($)
o

I < 250,000

B 250,001 - 500,000
1 500,001 - 750,000

750,001 - 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001

I 4,000,001
I 6,000,001
I 8.000,001
I > 10.000,001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

The Lights

Source: Cass County Assessor



Tax Exempt Property
Cass County, ND

URBANS3
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URBANS3

Tax Exempt Property
Cass County, ND

West Fargo

E- © Exempt
| @® Taxable
© Exempt N
@® Taxable

- - p

=]

Source: Cass County Assessor



URBANS3

Tax Exempt Property
Cass County, ND

Kindred

© Exempt
@® Taxable

.......

ale
-

s
|
)
:
h
U '
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-
-
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Casselton

- =1 _—= e = =3
. T
.
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] 5
£ 1
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|
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® Exempt N

® Taxable
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Value Per Acre
Cass County, ND

(o - .

< - = & o«
- S 'é\"-‘? - Stoa

IR

-

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View
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Reslidential Land Use Types

Samples of residential buildings and development types.



%‘ VI Acr

County Single Family Average:
$1.2 million per acre

Kindred Casselton West Fargo
$0.4M $0.6M $1.1M
per acre per acre per acre



CcocurD\ty Multifamily Average:
$1.6 million per acre

Kindred Casselton West Fargo
$0.08M $0.4M $1.7M
per acre per acre per acre



MISSING MIDDLE
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Value Per Acre
Cass Countv. ND

- Fi
f!,‘fm.m;,w' ams
——— MR |

Bakre Apartments
$1.9M per Iaacre Arlington Apartments

$3.3M per acre
P Walmart

$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View
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Commercial Land Use Types

Samples of commercial buildings and development types.



Value Per Acre
Cass County, ND
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K-Mart Menards West Acres Mall
$445,415 per acre $863,105 $1,423,698 per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre

Cass County, ND

The Firm Apartments (WF)
$10,117,321 per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre

Cass County, ND

Sheyenne Plaza
$10,791,985 per acre
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Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre
Cass County, ND
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Block 9
$54,389,706 per acre

Source: Cass County Assessor Picture Source: Google Street View
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Radisson
$77,603,809 per acre

Walmart
$534,342 per acre



Value Per Acre
Cass County, ND
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Radisson Block 9
$34,377,870 per acre $54,389,706 per acre
Walmart

$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre
Cass County, ND
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300 Broadway N

Radisson
$20,998,083 per acre

$34,377,870 per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View
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| and Uses In the Model

Reconnecting the tax model and on the ground examples.



Taxable Value per Acre
Cass County, ND

URBANS3

Cassel

Bank Offices
$5.3M per acre
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o .. SGC Apartments «
T / ~ $5.4M peracre . =8
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Taxable Value
per Acre ($)
0

B < 250.000

B 250,001 - 500,000
500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000

I 4,000,001 - 6,000,000

I 6.000,001 - 8,000,000

I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



Taxable Value per Acre
Cass County, ND

URBANS3

Radisson s

$77,603,809 peracie -

Casselton

s
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e The Lights T R 1 e PRl ke S el per Acre ($)
: £ BN, and L TRe 6 5 < vkt ) vy o 5-n, 13 ; : RSB A oy :.‘..,:_;\, .
$4.3M per acre N bt Al p- ALt “on TR EER= 11t g ez SRt L i “:'-Jﬁf'."l-d!,f" dega | g B < 250,000
' B ! e e S m b e e LAl et iseabentd 0 1| HGRRRER I RETS R B 250,001 - 500,000
J‘f 't'ii"-'-.j M T | Kol WO o S s et S 1T - S 500,001 - 750,000
Fff'ﬂ’l ~ sdlg g U AUt gl o .‘ 3 i ,“ AL 750,001 - 1,000,000
: il " il el ot BIE G IRGE L 1,000,001 - 1,500,000
' : 1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
I 4,000,001 - 6,000,000

- 6,000,001 - 8,000,000
- 8,000,001 = 101000,000

- > 10,000,001

Source: Cass County Assessor



Taxable Value per Acre
Cass County, ND

URBANS3
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B 250,001 - 500,000

500,001 - 750,000
7501001 = 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001

I 4,000,001
I 6,000,001
I 8.000.001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

- > 10,000,001

Source: Cass County Assessor



Parking Impact;|

Cass County, ND |
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Land Analytics and Productivity



Infrastructure and Land Use
Springfield, MO

URBANS3

Area ——— ————  Va I ue
Buildings
8.9 sg. mi
Other
Land
$660M
Other Land Buildings
86.0 sg. mi $2.0B
Parking*
6.4 sg. mi
-$98M
Parking
$50M

* Estimate from satellite imagery Source: City of Springfield MO (2022), Urban3 Roads Cost Estimator



URBAN3

Infrastructure and Land Use

Springtield, MO

Area

Other Land
86.0 sg. mi

* Estimate from satellite imagery

Buildings

8.9 sg. mi

Parking*

6.4 sg. mi

Source: City of Springfield MO (2022)



Casselton Productivity
City to County
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Taxable Value
per Acre ($)
0

B < 250.000

I 250,001 - 500,000
" 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6,000,001 - 8,000,000
I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor




: Casselton Productivity
> City to County
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Taxable Value
per Acre ($)
0

B < 250.000

B 250,001 - 500,000
500,001 - 750,000
750,001 - 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001
4,000,001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000

- 6,000,001 = 810001000
- 8,000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor
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Casselton Productivity
Downtown to City

Taxable Value

per Acre ($)

o

I < 250.000

I 250,001 - 500,000

" 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000

I 4,000,001 - 6,000,000

I 6,000,001 - 8,000,000

I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor
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Casselton Productivity
Downtown to City

Taxable Value
per Acre ($)
. o
I < 250.000
I 250,001 - 500,000
" 500,001 - 750,000
. 750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
. 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6,000,001 - 8,000,000
I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor

Taxable Area Taxable Value

O Downtown
@ City

N

QShl



Casselton Productivity
Downtown to County

URBANS3

ol

per Acre ($)
o

0.001 % | 0.01 6% \ il e 1 s { 1l i Taxable Value

I < 250,000

o o > Rty Loy X #h. 4 Filde Ay Py | R T I 250,001 - 500,000
BB 99999% M 99.984% Sl LT Sttt D i D L — et
g e \ i 4] el S Lhly e G WY (13 P BE AR | 750,001 - 1,000,000
B, s » B M| 1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
" 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor




Area : Value Productivity 5

Downtowns to Cities

B = \ \L\\ Cassel
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N
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Taxable Value
per Acre ($)
. o
I < 250.000
B 250,001 - 500,000
" 500,001 - 750,000
. 750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
. 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



Area : Value Productivity o SO -
Downtowns to Cities SEE s

URBANS3
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Taxable Value
per Acre ($)
. o
I < 250.000
B 250,001 - 500,000
" 500,001 - 750,000
. 750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
. 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000.001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



Cities Ranked by Population
Cass County, ND

URBAN3

West Fa rg O Difference

Population
2019 Estimate

Area 16.3 49.7 3X

Square Miles

38,194

125,990 3X

Total Value $4.7B $14.1B 3X

Density
People/Sq.Mi 2131 1 2,506 1.1X

Avg VPA $777,012 $860,860 1.1X

Peak VPA $11M $78M 7.1X
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Kindred

Sample of Buildings




URBAN

Downtown Opportunities

Taxable Value
per Acre ($)
0

B < 250.000

B 250,001 - 500,000
500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
4,000,001 - 6,000,000

I 6.000,001 - 8,000,000

I 8.000,001 - 10,000,000

- > 10,000,001

Kindred, ND

Source: Cass County Assessor



Downtown Opportunities
Kindred, ND
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Taxable Value
per Acre (9)
. o

I < 250,000

B 250,001 - 500,000
" 500,001 - 750,000

. 750,001 - 1,000,000
110001001 = 115001000
1,500,001 - 2,000,000

2,000,001 - 2,500,000
| 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000.001 - 10,000,000

I - > 10,000,001

POWERED BY @

esri




Downtown Opportunities

URBANS3

Kindred, ND «gm

- - — -

Kmdred State Bank
$1 029,315 Value Per Acre

Sprmg Brook Tavern
8 $576,682 Value Per Acre

'\\/

Hawk S Market & Bodega

3-'; $471 414 Value Per Acre

Taxable Value
per Acre ($)
0

B < 250.000

I 250,001 - 500,000
500,001 - 750,000 .
750,001 - 1,000,000 s
1,000,001 - 1,500,000 ' ——

1,500,001 - 2,000,00! ~ %’

2,000,001 - 2,500,001 | Nels ‘_

2,500,001 - 4,000,000
I 4,000,001 - 6,000,000

I 6.000.,001 - 8,000,000
I 8.000.001 - 10,000,000

- > 10,000,001

N
;\,\
B

490 Elm St

$1,383,785 Value Per Acre
510 Elm St

$45,318 Value Per Acre

ource: Cag? County Assessor



URBANS3

Downtown Opportunities
Kindred, ND
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Hawk's Market & Bodega
$471,414 Value Per Acre
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Downtown Opportunities
Kindred, ND

URBANS3

Taxable Value
per Acre ($)
0

B < 250.000

B 250,001 - 500,000
500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
2,500,001 - 4,000,000
4,000,001 - 6,000,000

I 6.000,001 - 8,000,000

I 8.000,001 - 10,000,000

- > 10,000,001

asri

v Source: Cass County Assessor
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Road Area (Sq. Feet)
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Casselton

Sample of Buildings



Casselton, ND

Downtown Casselton

-\

Source: Cass Count




Value Per Acre

Casselton, ND

5 .

Front & Langer 'S
$1.6M per acre '

e
i

e

Walmart
Source: Cass County Assessor Picture Source: Google Street View $534,342 per acre



Value Per Acre
Casselton, ND
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Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre

Casselton, ND

-
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Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View
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Different Development Patterns

Casselton, ND

Taxable Value
per Acre (3)

o

B < 250,000

B 250,001 - 500,000
1 500,001 - 750,000
750,001 - 1,000,000

1,000,001
1,500,001
2,000,001
2,500,001

I 4,000,001
I 6.000,001
I 8.000.001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

- > 10,000,001

A

A‘qi}‘
-t .

Source: Cass County Assessor
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Different Development Patterns
Casselton, ND

Sth St N

Source: Cass County Assessor



Different Development Patterns
Casselton, ND

URBANS3

Taxable Value
per Acre (9)
o
I < 250.000
B 250,001 - 500,000
" 500,001 - 750,000
. 750,001 - 1,000,000 : /l/
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
| 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 4.000,001 - 8,000,000
I 8.000.001 - 10,000,000 A QSh
I > 10,000,001

Source: Cass County Assessor



Different Development Patterns
Casselton, ND

URBANS3

15 Single
Family Homes
Total Value:

$5.2million
Average VPA:

$942.878

Taxable Value

per Acre (3)

o

I < 250.000

I 250,001 - 500,000

1 500,001 - 750,000
750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000

AQ'

v.

2,000,001 - 2,500,000

2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000.001 - 10,000,000

»,»;U.;Auuuu. ~— ‘a
S S . H

18 Duplexes
(36 Units)

| Total Value:

$6.8million
Average VPA:

$1.231.633

Source: Cass County Assessor
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West Fargo

Samples of West Fargo Buildings



Value Per Acre

West Fargo, ND
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The Lights
$4.3M per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Value Per Acre

West Fargo, ND

She
$

yenne Plaza

10.8M per acre
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Walmart

$534

342 per acre

I

Source: Cass County Assessor Picture Source: Google Street View



Comparative Impact
West Fargo, ND

West Acres Mall

$1.4M value per acre

»
o

) —= e 9
] - : ' l,.' VAR _’." .
[ ] 2 - . ‘q_ i< :
I S ‘-.- s \ 4. .. . 3 -

FI‘ 'lleel F a‘ e . - e : "fl — i

=¥ -

- - - B w [ - 'd » 2 N
| — X T - - . - G ; C N s
;e = ' b A 5 4 . ™ B agw s
[} : - . ) oy -~ 22 - e 4 2o g . .
- = s N

~"',.‘" : k
$7M value per acre Ll e i

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Comparative Impact
West Fargo, ND

—1 14 acres of Pioneer Plaza equals the total

% i

value of the 70 acre West Acres Mall

West Acres Mall

$1.4M value per acre

- S o

Pioneer Place
$7M value per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Comparative Impact
West Fargo, ND

—1 14 acres of Pioneer Plaza equals the total

% i

value of the 70 acre West Acres Mall

West Acres Mall

$1.4M value per acre

- S o

Pioneer Place
$7M value per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Comparative Impact
West Fargo, ND

14 acres of Pioneer Plaza equals the total
value of the 70 acre West Acres Mall

West Acres Mall

$1.4M value per acre

o

Pioneer Place
$7M value per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View



Comparative Impact
West Fargo, ND

14 acres of Pioneer Plaza equals the total
value of the 70 acre West Acres Mall

10

]
-

West Acres Mall

$1.4M value per acre

o

Pioneer Place
$7M value per acre

Walmart
$534,342 per acre

Source: Cass County Assessor Picture Source: Google Street View
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Infill in Downtown
West Fargo, ND o

Taxable Value
per Acre (9)

o

B < 250,000

B 250,001 - 500,000
1 500,001 - 750,000
. 750,001 - 1,000,000

1,000,001
1,500,001
2,000,001

. 2,500,001
I 4,000,001
I 6.000,001
I 8.000,001

- 1,500,000
- 2,000,000
- 2,500,000
- 4,000,000
- 6,000,000
- 8,000,000
- 10,000,000

- > 10,000,001

=<

T

LN

{3:{3e
.\

Source: Cass County Assessor




URBANS3

Infill in Downtown
West Fargo, ND

Choice Bank
$1,197,795 Value Per Acre

| Pioneer Place Apts
$7,057,319 Value Per Acre

The Firm
$10,117,321 Value Per Acre

N\

Pioneer Place 2nd Addition
$10,117,321 Value Per Acre



URBANS3

Infill in Downtown
West Fargo, ND

Choice Bank
$1,197,795 Value Per Acre

| Pioneer Place Apts
$7,057,319 Value Per Acre

The Firm
$10,117,321 Value Per Acre

Pioneer Place 2nd Addition
$10,117,321 Value Per Acre




Quest | on:

But is this just about big
buildings?

URBANS



Case Study: Economc MRl e
2014

Gwinnett County,

Georgia

URBANS




What are the numbers for Gwinnett County?

Crogan Street, Lawrenceville, @z U e N
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Downtown Row sz
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Doug'’s Work Boots

Taxable

$ 400,667 /acre



Gwinnett County Property Tax Revenue Profile: 2019 Tax Yield per Acre




Gwinnett County Property Tax Revenue Profile: 2019 Tax Yleld per Acre
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The Bena'\ Jewler | ‘ _  Bath Bod Bar
$12,640 on 0.01 acresogle $17 520 on.‘ip1 acres




Gwinnett County Property Tax Revenue Profile: 2019 Tax Yleld per Acre
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The Ben:h Jewler | .  Bath Bod Bar
$12,640 on 0.01 acresogle $17 520 on.l‘p1 acres




Gwinnett County Property Tax Revenue Profile: 2019 Tax Yield per Acre

‘:‘S‘ugélcloaﬂMaIvI:
$32M on 113 acres

80 acres of the Doug'’s Boots would equal the
taxable value of the 113 acre Sugarloat Mall



Peoria County,

Total Value Per Acre
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Gary Morris Law Office
$3,228,128 per acre

Avg. Walmart $677,000 /acre



Peoria County, IL

Total Value Per Acre
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Gary Morris Law Office

$3,228,128 per acre
Avg. Walmart $677,000 /acre



Chase Bank
$3,315,609 per acre

Peoria County, IL

Total Value Per Acre

GARY MORRIS]
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Gary Morris Law Office
$3,228,128 per acre

Avg. Walmart $677,000 /acre
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“Skinny House"”

' Boston,
Massachusetts

44 Hull Street
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$62,1 09,38 Ca.: 1874
SNy [oxable value/acre

U URBANS
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Alexandria,
- Virginia

3
5 \

523 Queen Street

land value/acre
for 356 sq.ft.

$64,417,794
taxable value/acre
URBANJS



roductlwty in L|tt|e Packages [
Cass County, ND
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Big Productivity in Little Packages

URBAN3 |8

Cass County, ND _ " 2 _ .
- Walmart 5 T §&7*
$53302peracie. All Buildings Are On the Same Parcel -~

A

R — _E,'

— . )

$2,204,117 Value Per Acre g L
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L
&
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Rando Art Studio - Roza's Sewing v Tuxedos ..




Are the
economics of
incremental, and
small
development
positive In
North Dakota? ,

¢



LAND Assessment
Assessed Value Per Acre
I $0.00 - $5,000.00
B $5,000.01 - $10,000.00

| $10,000.01
$15,000.01
$20,000.01
$25,000.01
$30,000.01
$35,000.01
$40,000.01

- $15,000.00
- $20,000.00
- $25,000.00
- $30,000.00
- $35,000.00
- $40,000.00
- $45,000.00

- $45,000.01 +
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Land Value per Acre
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Conment ;

Know your infrastructure!

URBANS



“If you can’t
measure it,
you can’t

manage it”

Peter Drucker
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Cost and Revenue Tradeoffs [~ % _
Cass County, ND &= o F T
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Core East Difference

Homes Ox

Acres

Value/Acre @

Road Length (Miles)

Road Width (Feet)

Road Area (Sq. Feet) @




Return on Investment

URBANS



URBAN3

Tax Value Per Acre o \‘ e
Springfield, MO | | il

) S

Property Tax
Revenue Per
Acre ($)

B > 40,000
B 16,001 - 40,000
I 8,001 - 16,000
" 4,001 -8,000

801 - 4,000
1-800
0

Taxable Sales |

Per Acre (9)

| I > 90.000

B 60,001 - 90,000
B 40,001 - 60,000
| 25,001 - 40,000

10,001 - 25,000
< 10,000
0

*Estimated sales tax revenue based on Missouri Dept of Revenue Public Sales Reports

Property Tax

Joh 14%
E N T o
Ner 9y Ceg?e/ : s

Bass Pro

3D extrusion is
proportional to
amount of revenue
generated by sales
& property
combined

—

N

POWERED BY,®
‘et any nan
S e c;-J
S= (Sde) (

Source: Greene County Assessor.'(56'2“2)‘--:




Revenue Per Acre ®
Springtield, MO

URBAN3

Operations
$189M

g ¥ .

= ;’/‘w .
GO, 4
et a -

- o N
’V,—-vv—ﬂ

£75 Sl

Revenue Per Acre
Most
N
| east &5” i

Source: City of Springfield, MO F -2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor



Revenue Per Acre ®
Springtield, MO

- $446M

Property Tax $25M

URBAN3

Sales Tax e - | F4h .
$170M Y oo i |

Charges for Services
$61M

el - - -
&2 S T 3 i 1L
2 4 y 1 4 Wig' P
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RN o TN - o Al i
$1 89M ‘. i"l'." - : hy > S 4 .

Revenue Per Acre
Most

N

POWERED BY,®

Source: City of Springfield, MO FY2623-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor




Infrastructure Systems

Springfield, MO
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Source: City of Springfield, MO GIS (2022)



URBAN3

Infrastructure and Land Use

Springtield, MO

Area

Other Land
86.0 sg. mi

* Estimate from satellite imagery

Buildings

8.9 sg. mi

Parking*

6.4 sg. mi

Source: City of Springfield MO (2022)



Infrastructure and Land Use
Springfield, MO

URBANS3

Area ——— ————  Va I ue
Buildings
8.9 sg. mi
Other
Land
$660M
Other Land Buildings
86.0 sg. mi $2.0B
Parking*
6.4 sg. mi
-$98M
Parking
$50M

* Estimate from satellite imagery Source: City of Springfield MO (2022), Urban3 Roads Cost Estimator



City Roads
Springtield, MO

URBANS3

Springfield’s Lane Miles: » . s =

1,963 E=x

Route 66: 2,400 mi Y

Los Angeles, CA

"

Springfield

&

A

N
. eSsrl

SRS 9y Sdurce Springfield, MO GIS; Google Earth, Urbap.3_ Estimates



URBAN3

What Happens to a Road Over Time?

Road 1s maintained Road 1s Cycle starts
rebuinlt again

Springtield, MO
Road 1s
built

$700K

$525K

Cost
(oer Lane Mile)

$350K

$175K

Preventative

B Resurfacing
_

Reconstruction

0 10 20 30 40 50 60

Time (Years)

For illustration purposes as an “average,” and may fluctuate due to level of service, usage, scale of road and substrate, and local cost of labor. Source: https://indusinc.com/pavement-preservation/why-preservation-works/the-true-life-cycle-cost/






Annual Costs: Stormwater
Springtield, MO

ENVddN

L}

.«

‘o
o'-H-.“-.- meaman ]
.

’
.

$15M
$6M

Current Needed
Spending Spending |
(Lifecycle Costs) s

Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield, MO GIS (2022)
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Wastewater

Needed
Spending
(Litecycle Costs)

, MO

Annual Costs
ield

Springf

Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield, MO GIS (2022)

Current
Spending
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Annual Costs: Roads

}
ENVddN

" N Springtield, MO

Current Needed
Spending Spending

(Litecycle Costs)

N

K2

Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield, MO GIS (2022)



URBAN3

Infrastructure System Costs
Springtield, MO

& Stormwater

() Wastewater

- Current Spending - Needed Spending (Lifecycle Cost)

ﬂﬂ Roads

Source: City of Springfield, MO FY 2023-2024 Adopted Budget



URBAN3

Infrastructure Spending
Springtield, MO

$109M/

annually

Wastewater
$61M

Current Spending

Roads +

Sidewalk
$80M

Wastewater
$77M

Lifecycle Cost

$173M

annually

Source: City of Springfield, MO FY 2023-2024 Adopted Budget



Costs Per Acre ®
Springtield, MO

URBAN3

Operations &
Maintenance

$173M

Government
Expenses

$344M

Cost Per Acre -/ A .
Most Ty Y S
N

POWERED BY, ®

L east &Shl

Source: City of Springfield, MO FY2623-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor




L |
2 | Costs Per Acre ®
= Springtield, MO | : |
Operations &
B Maintenance §
$173M
-9
Government
Expenses
$344M
,‘/‘
$497M |
Cost Per Acre | Stian Couny |
I L east & /
Most éwé?ﬂ

Séurce: City of Springfield, MO FY2823-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor



Revenues & Costs Per Acre
Springtield, MO

URBAN3

Revenue Per Acre
Most

| east

Cost Per Acre

| east
N
Most Sl

/
Séurce: City of Springfield, MO FY2823-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor




URBAN3

Revenues & Costs Per Acre

Springtield, MO

Revenue Per Acre

Most

| east

Cost Per Acre

I L east

Most

$446MM

Downtown

$497M |

m
L

a ) o« (’ ‘

G/D

Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor



URBAN3

Revenues & Costs Per Acre
Springtield, MO

Net Positive Per Acre

Most

| east

_____ S D=

Net Negative Per Acre

I L east

Most

Downtown
...

-$48M

N

i‘i-ﬁ a Lo "V> )
=K

Source: City of Springfield, MO FY 2023-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor



Revenues & Costs Per Acre
Springtield, MO

URBAN3

Missouri State
University

Net Positive Per Acre
Most

L east

Net Negative Per Acre
Least

Most

Industrial Park

______________
q 4

Battlefield Mall

Source: City of Springfield, MO F

N

POWERED BY,®

askl
(oo )

2623-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor




Revenues & Costs Per Acre ®
Springtield, MO

URBAN3

Missouri State
University

Industrial Park

$48

Net Positive Per Acre

Most
Battlefield Mall
L east
Net Negative Per Acre
L east
Most Esti

Source: City of Springfield, MO FY2623-2024 Adopted Budget, Springfield GIS (2022), Greene County Assessor
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What you can do:

1. Learn from each other

URBANS



URBANS3

Frontier Scale of Influence
Cass County, ND

\“\«.,.\,._f How FAR do you have to GO? /?'\3 \‘\
i To Get To an Urban Area Bigger than Fargo? iw.n;;gggé'me
3 ,. |
\K‘,\ \ Bismarck, ND
(7 ] T . 00 | Farpe, ND
C/\g " 3 1 185,000 175 miles \ 250,000
.

g7 @Boise, ID

764,000 -
| - ( / . 1.

Pamri City, SD

Front Range
4.9 million

AT - ..
371 miles /\*'/’ <

t. Cloud %

Thunder Bay, ON
==\ N 110,000

214 miles

-~ s "o
8 /.\-/ 7‘:‘,

Twin Cities—__

3.6 million

-

194 000

2 ¥
\
\'"\
Y
. R 4
\‘\ | - ‘4 r < 2 . 4
Omaha, NE =" Des Moines, |A
S 1 million * 900.000
L
\\
= /
L
.

: Kansas City
' 1 million
> P .



Taxable Value per Acre _
Cass County, ND o

e \\ Eerd ~ s

\ it ,»r"’

“{ |‘ir bt 1

....

N
Z
<
m
4
D

e

-,

Taxable Value
per Acre ($)
I o
I < 250.000
I 250,001 - 500,000
" 500,001 - 750,000
. 750,001 - 1,000,000
1,000,001 - 1,500,000
1,500,001 - 2,000,000
2,000,001 - 2,500,000
. 2,500,001 - 4,000,000
I 4,000,001 - 6,000,000
I 6.000,001 - 8,000,000
I 8.000,001 - 10,000,000

- > 10,000,001

Source: Cass County Assessor



What you can do:

2. Know your costs, and
map them!

URBANS
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Cost and Revenue Tradeoffs [~ % _
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Core East Difference

Homes Ox

Acres

Value/Acre @

Road Length (Miles)

Road Width (Feet)

Road Area (Sq. Feet) @




What you can do:

3. Thicken up! You're
already paying for it.

URBANS



= == - Kindred State Bank
=~ $1,029,315 Value Per Acre

-

i

- -
""s = - ~

> S
-

= Spring Brook Tavern s
576,682 Value Per Acre & o

W $471,414 Value Per Acre

w >
- ey -« ¢ =
\ .
R

-’

5 510 Elm St . ; 490 Elm St
$45,318 Value Per Acre A $1,383,785 Value Per Acre

City of Fergo, ND, Maxar, Microsaft




URBANS3

Infill in Downtown
West Fargo, ND

Choice Bank
$1,197,795 Value Per Acre

| Pioneer Place Apts
$7,057,319 Value Per Acre

The Firm
$10,117,321 Value Per Acre

Pioneer Place 2nd Addition
$10,117,321 Value Per Acre



What you can do:

4. Big Things come in Little
Packages

URBANS



Big Productivity in Little Packages

URBAN3 |8

Cass County, ND _ " 2 _ .
- Walmart 5 T §&7*
$53302peracie. All Buildings Are On the Same Parcel -~

A

R — _E,'

— . )

$2,204,117 Value Per Acre g L
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Rando Art Studio - Roza's Sewing v Tuxedos ..




What you can do:

5. Understand choices:
conscious, and unconscious.

URBANS



| want
stable
services.

More
Density

| want
low
density.

Service
Cuts
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CHARLES L. MAROHN, JR.

CONFESSIONS
OF A
RECOVERING
ENGINEER

BOTTOM-UP
REVOLUTION

TO REBUILD
AMERICAN
PROSPERITY

STRONG
TOWNS




Heather Worthington, Principal
Urban3

heather@Qurbanthree.com
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LA L aER: 1 F

1 Contac:t Us




URBANS



