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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 Ooltewah
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

Liner

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

Market Street



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

Commercial417 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

Market Street



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

Mark
et 

Stre
et



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 Frazier417 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

Marke
t S

tre
et

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

ParkingParking

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

Mark
et 

Stre
et



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.

M
aintain existing street

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

Mark
et 

Stre
et

435 Frazier
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Existing

Total Annual City Property Tax Production
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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

Market Street

Market Street

Thank you 
Chris Wilkins!

As Proposed Greenlife Precedent
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$7,154,920

$5,060,820

$3,088,700

$896,540

$268,320

Mixed-Use

Existing

20 Year - NPV City Property Tax Production  
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>
Greenway

Art Teacher

Dancing Traffic Cop



Net Modeling



Lafayette, LA

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



Hard Costs 
★ Land Cost 
★ Buildings 
★ Road & Sidewalks 
★ Sewer 
★ Water 
★ Buildings

Soft Costs 
★Permitting 
★Architect 
★Engineering 
★Legal Fees 
★Marketing 
★Profit

Developer Costs

Photo: Christoph Gielen



Hard Costs 
★ Land Cost 
★ Buildings 
★ Road & Sidewalks 
★ Sewer 
★ Water 
★ Buildings

Hard Costs 
★Roads to here 
★Public buildings 
★Parks 
★Sewer 
★Water

Service Cost 
★Police 
★Fire 
★Government 
★Schools 
★Economic

Soft Costs 
★Permitting 
★Architect 
★Engineering 
★Legal Fees 
★Marketing 
★Profit

Developer Costs

Municipal Costs

Photo: Christoph Gielen
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Property Taxes Per Acre 
Lafayette Parish, LA

Verm
illio

n

I-10

Johnsto
n

I-49



Pavement



Street Network

Network Distribution Methodology 
Lafayette Parish, LA

I-10

Jo
hn

sto
n

I-49

Source: LCG/LUS/MPO  

This is your system.



Network Distribution Methodology 
Lafayette Parish, LA

I-10

Jo
hn

sto
n

I-49

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



Driveways
Publicly Funded and Maintained



Street ‘Ownership’

Network Distribution Methodology 
Lafayette Parish, LA

I-10

Jo
hn

sto
n

I-49

Source: LCG/LUS/MPO  

33%

67%
Old City Boundary

Total Area

Rest of Parish
7%

94%

Revenue Paid

Old City Boundary

Rest of Parish





Kevin Blanchard 
World’s Greatest Public Works Director

There is no such thing as an infrastructure fairy.
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Accumulated Road Fees
Capital Revenue (Sales Tax)

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



Road CostCapital Revenue

17.8x

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

Accumulated 50 Year Total 
(2015) Lafayette, LA



Road CostCapital Revenue
($990,281,226)$55,585,797

This is 
committed to 
debt service

17.8x

Accumulated 50 Year Total 
(2015) Lafayette, LA



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



Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

DRAFT

Lafayette Cash Flow Model



Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

DRAFT

Vermillion River

Lafayette Cash Flow Model



Vermillion River

Operating Expense Ratio (Total) 
Lafayette Parish, LA

Mall

Downtown

DRAFT

Lafayette Cash Flow Model MPO 2040 Population Model Projections



1949
Feet of pipe/person

2015

Fire Hydrants/1,000 people

51.3

2.45

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 

160%

Feet of pipe/person

Fire Hydrants/1,000 people

350%

1,000%

2,140%

Population

1950
2015

$45,000


