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Cognitive Test by Tal Ben-Shahar
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Things Change…



Things Change…The 3 T’s - Trains, Tourism, & Tuberculosis





During the 
1920’s

• Asheville grew by 20% population/year 
• Second largest city in NC,               

 (larger than Charlotte!) 

• Achieved the highest debt per capita in 
the entire United States !!! 

• City thought it had $5M in bank, but 
when the audit on the bank happened, it 
was discovered to only be $18,000 

• 3 days after the elected officials were 
indicted, the Mayor committed suicide



Thomas Wolfe 
Author (1900-1938) 

You Can’t Go Home Again

They’ve mortgaged those of a generation to come.   
They have ruined a city, 
and in doing so, 
have ruined themselves, their children, and their children’s children.

Asheville has squandered fabulous sums.   
They’ve flung away the earnings of a lifetime.  





The Decline Began in the 50’s & 60’s

Development outside of downtown was encouraged by the new expressways.





Asheville’s Expressway

Development outside 
of downtown was 

encouraged by the 
new expressways.





The  
73  

acre 
Asheville 

Mall  



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









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

Asheville’s de facto motto was:  

“That will never work here  - don’t even try.”
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Among cities with no particular recreational appeal, those that have preserved their past continue to enjoy tourism.  
Those that haven’t receive almost no tourism at all.  Tourism simply doesn’t go to a city that has lost its soul.

Arthur Frommer

1993



Top Travel Destinations of 2007
Asheville: #5 of the top 12



In God we trust; 
everyone else, 
bring data.
Mayor Michael Bloomberg



Asheville CBD Taxable Value
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Asheville’s de facto motto was:  

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



Asheville CBD Taxable Value



Incorporate (inˈkôrpəˌrāt) 
VERB
Constitute (a company, city, 
or other organization) as a 
legal corporation. 
Source: Oxford Dictionary



What is a City? Photo: James Harrison



What is a City?



Asheville is 4x >



Land Production



Old Penneys

For 40 years this 
building remained 

vacant…… its tax value 
in 1991 was just over 

$300,000

Today the 
building is valued 

at over 
$11,000,000 

an increase of 

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

0.19 Acres 
54,000 sf. Bld 
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34.0 Acres 
220,000 sf Building  
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Property Taxes/Acre

$634,000
Property Taxes/Acre

$6,500
Property Taxes/Acre

$19,542

Wheat
Cannabis Soybeans



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000
to the City$330,000
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27% returned to City



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

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

$47,500 Sales Tax
City return



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Property Taxes/Acre to the City

$330,000

Asheville Walmart



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Total Taxes/Acre to the City

$414,000

Asheville Walmart



DowntownJobs per Acre

200 jobs on 34.0 acres

5.9
14 jobs on 0.19 Acres

73.7

Asheville Walmart



73.75.9 Jobs per Acre: 

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

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

90.00.0 Residents per Acre: 

DowntownAsheville Walmart
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Scary Math



How do you compare cars?

Toyota Prius 
571 miles per tank

Bugatti Veyron SS 
390 miles per tankRolls-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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Ian McHarg
Design With Nature
1969

We have but one explicit 
model of the world and that 

is built upon economics.   

Money is our measure,   

The present face of the land of the free is its 
clearest testimony, even as the Gross 

Domestic Product is the proof of its success.   

convenience is its cohort, the short term is its span, 
and the devil may take the hindmost is the morality.   



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

Hydrology

Geology

BuildingsStreets - 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 in Ontario?



North Carolina’s Tax Code

Canada’s Tax Code



Guelph, ON 
How the taxes look (2013)



Guelph, ON 
Tax Value Per Hectare (2013)



Guelph, ON 
Tax Value Per Hectare (2013)



Guelph, ON 
Tax Value Per Hectare (2013)



Guelph, ON 
Tax Value Per Hectare (2013)



Guelph, ON 
City Taxable v. Not (2013)

72%

28%



Tim Horton’s Distribution

TRS on Woodlawn

$848,103 value per hectare

$1,844,002 value per hectare



Walmart

Target

$302,673 value per hectare

$2,772,090 value per hectare



Willow Mall

University Retail

$2,487,731 value per hectare

$3,017,109 value per hectare



Stone Road Mall
$8,767,515 value per hectare

Delta Hotel
$3,007,673 value per hectare



$754k on 0.06 hectares
Dublin St. Apartments

$11.8M  Value per Hectare
$9.4M on 0.21 hectares
140 Woolrich

$17.4M  Value per Hectare



$3.8M on 0.07 hectares
DGBA Building

$21.4M  Value per Hectare

$19.3 on 0.18 hectares
Park Mall

$42.6M  Value per Hectare

1878



$46,954 taxes/hect

$31,922 taxes/hect



$46,954 taxes/hect

$31,922 taxes/hect

$190,572 taxes/hect



ARCHITECTURAL LEGACY



$576k on 0.05 hectares
Savage Building

$4.4M  Value per Hectare

$3.12M on 0.08 hectares
New Wellington Hotel

$15.1M  Value per Hectare

1897 1878



$3.0M on 0.08 hectares
2 Wyndham (Planet Bean)

$15.5M  Value per Acre



$1.7M on 0.04 Hectares
Frank & Steins (Higinbotham Pharmacy)

$16.7M  Value per Hectare

1859



Petrie-Kelly Building
$63.8M  Value per Hectare

1882
1882



Petrie-Kelly Building
$63.8M  Value per Hectare

Petrie Building
$25.1M  Value per Hectare

1882



Petrie-Kelly Building
$63.8M  Value per Hectare

1882
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0.4 hectares of the 
Petrie-Kelly would equal 
the property taxes of one 

3.7 hectare Target

Guelph City Property Tax Profile: 2013 Tax Yield

$1.6M on 0.025 Hectares
Petrie-Kelly Building

Target
$2,772,090 value per hectare



3.1 hectares of the Gummer 
would equal the property 
taxes of one 13.9 hectare 

Stone Road Mall

Guelph City Property Tax Profile: 2013 Tax Yield

$12.6M on 0.12 hectacres
Gummer Building

Stone Mall
$8,767,515 value per hectare



What are the numbers for La Plata County?



Taxable Value per Acre 
Durango, CO



RETAIL SALES



Property Tax per Acre 
Downtown Durango, CO

Downtown

South Durango



Retail Tax per Acre 
Downtown Durango, CO

Downtown

South Durango



Total Productivity Model 
Downtown Durango, CO

Downtown

South Durango



Jobs per Acre 
Downtown Durango, CO

Downtown

South Durango



Apples to Apples 
Comparing land use types
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Apples to Apples 
Comparing land use types
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What are the numbers for Auckland?



0 $500,000 $1,000,000 $1,500,000 $2,000,000 $2,500,000

Annual Rates Per Hectare: Auckland
Source: Kent Lundberg, MRCagney; transportblog.co.nz: Auckland Council GIS Viewer

http://transportblog.co.nz
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Taxable Value per Hectare 
Auckland, NZ

Credit: Kent Lundberg, MRCagney; and Joshua McCarty, Urban3 

Value/Hectare



How do you use it?
ECONOMIC



What are the numbers for Polk County?



Taxable Value Per Acre 
Polk County, IA
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Taxable Value Per Acre by Decade 
Polk County, IA

124,345  

4,156  

29.9

298,559  

25,956 

11.5

240% 

620% 

40%

Population 

Developed Area (Acres) 

Population/Acre



Land Use Layers 
Des Moines, IA







What is Parking? 
Measuring space



What is Parking? 
Measuring space$100/square foot



What is Parking? 
Measuring space$100/square foot

$5/square foot



Land Use 
Polk County, IA
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Land Use 
Polk County, IA

Buildings

Parking

Roads



Land Use 
Polk County, IA

Key Area (miles2) Revenue

Building 17 $25 B
Parking 18 $1.2 B

Roads 17 $0
Rest of 
County 540 $6 B

Buildings

Parking

Roads
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Land Use 
Polk County, IA

Key Area (miles2) Revenue

Building 17 $25 B
Parking 18 $1.2 B

Roads 17 $0

Rest of County 540 $6 B

Buildings

Parking

Roads



Source: Leon Krier 
Book: Architecture Choice or Fate



Parking Coverage 
Des Moines, IA



Parking Coverage 
Des Moines, IA


