
Value per acre map of 
Auckland, New Zealand

  Inequity in the Tax System.    



1. To Identify Citizen Concerns 

2. Provide Guidance on Future Assessments 

3. Provide Input Into Equity Concerns

Your charge:



Who is Urban3?

Chapter:
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Biltmore Estate

Total Taxable Value 
Buncombe County, NC

Total Tax Value ($)
Not Taxable
< 160,000
160,001 - 430,000
430,001 - 1M
1M - 2.5M

2.5M - 5.5M
5.5M - 10M
10M - 17M
17M - 33M
33M - 76M
> 76M



Biltmore Estate

Taxable Value per Acre 
Buncombe County, NC

Value Per Acre ($)
Not Taxable
< 170,000
170,001 - 420,000
420,001 - 760,000
760,001 - 1.2M

1.2M - 2M
2M - 3.5M
3.5M - 6.2M
6.2M - 12M
12M - 20M
> 20M



Biltmore Estate

Biltmore Park

Black MountainBlack Mountain

Taxable Value per Acre 
Buncombe County, NC

Value Per Acre ($)
Not Taxable
< 170,000
170,001 - 420,000
420,001 - 760,000
760,001 - 1.2M

1.2M - 2M
2M - 3.5M
3.5M - 6.2M
6.2M - 12M
12M - 20M
> 20M

show.  don’t tell.
Fairview Hickory Nut Gap



Source: Hot Butter Studio

Assessor Files 
Shapefiles 
Revenue Data

Condo Dissolve 
Error Cleaning 
Merging

3D Analytics 
Map production

Presentation Construction 
Storyboarding

This is your story.





Projects

Lectures

Our experience spans the country…



Meet our team. 

Joe Minicozzi, AICP 
Principal

Joshua McCarty 
GeoAccountant

Cate Ryba 
Chief Operating Officer

Maxine Eng-Diaz 
Marketing & 

Communications 

Leah Handwerger 
Analyst

Phillip Walters 
Senior Analyst & 
Project Manager

Caitlen Nelis-Masters 
Logistics Coordinator

Ori Baber, PhD 
Analyst

Taylor Schenker 
Analyst

Adam Carr, AICP 
Analyst

Gennie Gonzalez 
Analyst

Lanier Hagerty  
Analyst



“If you can’t explain it 

to a 6-year-old,  
you don’t understand it 

yourself.” 

Albert Einstein 
Nobel Laureate 



Bias:

Psychology:

bi·as /ˈ bīəs/ noun. Prejudice in favor or against one thing, 
person, or group compared with another, usually in a way 
considered to be unfair.

Source: Oxford English Dictionary



Dell Avenue

Map: 
Neil Thomas 
Resource Data, Inc.

Analyst: 
Derek Sanders 

Urban3’s Geoaccounting.



MARKET  FORCES



Tax
Code



Larry Clark



Bias:

Psychology:

bi·as /ˈ bīəs/ noun. Prejudice in favor or against one thing, 
person, or group compared with another, usually in a way 
considered to be unfair.

Source: Oxford English Dictionary



“Before we demand more 
data, we need to demand 
more of ourselves.” 

“Wherever there is human 
judgement there is the 
potential for bias.” 

Nate Silver 
CEO of FiveThirtyEight Blog 
Author of Signal Through the Noise. 



That’s Urban3’s “why”.

Background:



Urban3’s experience with 
inequity in economics of 
land use.

Background:
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Redlining:

Cultural Bias:

the persistent structure of segregation and economic inequality. 
Began with the National Housing Act of 1934, establishing the 
Federal Housing Administration (FHA).
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Redlining Investment Affect
Greater Kansas City

N

A - First Grade

B - Second Grade

C - Third Grade

D - Fourth Grade

RESIDENTIAL SECURITY MAP
LEGEND

White

Black

Hispanic

Asian

2010 Census Block Data
1 Dot = 1 Person

Other

Source: One Dot Map 
             1939 Federal Home Loan Bank Maps
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Redlining & Vacancy
Greater Kansas City
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Redlining & Vacancy
Greater Kansas City
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Redlining & Value/Acre
Greater Kansas City

A - First Grade

B - Second Grade

C - Third Grade

D - Fourth Grade

RESIDENTIAL SECURITY MAP
LEGEND

N

Source: Wyandotte Unified Government, Kansas City Appraisers Office 
             1939 Federal Home Loan Bank Maps



$1,872,670
$1,358,404

$309,974

$173,539

Redlining & Value/Acre
Kansas City, MO

N
Source: Wyandotte Unified Government, Kansas City Appraisers Office 
             1939 Federal Home Loan Bank Maps
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South Bend, 
Indiana

Case Study: Economic MRI®

2017



Value per Acre
South Bend, IN

N

Using 2019 values



Redlining Maps
South Bend, IN

N

$158,167

$667,073

$460,550

$154,892



Value per Acre
South Bend, IN

N

Using 2019 values



Value per Acre
South Bend, IN

N

Using adjusted1930 values



Value per Acre
South Bend, IN

N

Using adjusted 1930 valuesUsing 2019 values
$2,385,837,025

$2.4B
$2,385,837,025

$3.3B



but nothing can be 
changed until it is 

faced.

James Baldwin 

Not everything that is faced can be changed, 



WHAT ABOUT EQUITY?

2/23/20 3/13/20 5/25/20
Ahmaud Arbery Breonna Taylor George Floyd



The County & City 
Resolution on Reparations.

2020:













“… disparities that exist as 
the result of policies and 
institutions; racism and 
prejudice have remained 
stubbornly fixes and 
resistant to change.” 

Chief Justice Cheri Beasley 
Cited by Buncombe County’s Resolution 



Asheville, 
North Carolina

Redlining History:













NC General Statutes: Chapter 160A
Cities and Towns 
§ 160A-503. Definitions. 

The following terms where used in this Article, shall have the following meanings, except where the context clearly indicates a different meaning:  

(2) "Blighted area" shall mean an area in which there is a predominance of buildings or improvements (or which is predominantly residential in 
character), and which, by reason of dilapidation, deterioration, age or obsolescence, inadequate provision for ventilation, light, air, sanitation, or 
open spaces, high density of population and overcrowding, unsanitary or unsafe conditions, or the existence of conditions which endanger life or 
property by fire and other causes, or any combination of such factors, substantially impairs the sound growth of the community, is conducive to ill 
health, transmission of disease, infant mortality, juvenile delinquency and crime, and is detrimental to the public health, safety, morals or welfare; 
provided, no area shall be considered a blighted area within the meaning of this Article, unless it is determined by the planning commission that at 
least two thirds of the number of buildings within the area are of the character described in this subdivision and substantially contribute to the 
conditions making such area a blighted area; provided that if the power of eminent domain shall be exercised under the provisions of this Article, it 
may only be exercised to take a blighted parcel as defined in subdivision (2a) of this section, and the property owner or owners or persons having 
an interest in property shall be entitled to be represented by counsel of their own selection and their reasonable counsel fees fixed by the court, 
taxed as a part of the costs and paid by the petitioners. 

(2a) "Blighted parcel" shall mean a parcel on which there is a predominance of buildings or improvements (or which is predominantly residential in 
character), and which, by reason of dilapidation, deterioration, age or obsolescence, inadequate provision for ventilation, light, air, sanitation, or 
open spaces, high density of population and overcrowding, unsanitary or unsafe conditions, or the existence of conditions which endanger life or 
property by fire and other causes, or any combination of such factors, substantially impairs the sound growth of the community, is conducive to ill 
health, transmission of disease, infant mortality, juvenile delinquency and crime, and is detrimental to the public health, safety, morals or welfare; 
provided, no parcel shall be considered a blighted parcel nor subject to the power of eminent domain, within the meaning of this Article, unless it 
is determined by the planning commission that the parcel is blighted.

Blight













The shape of our community 
is driven by economic forces 
baked within public policy.

Statement:



We have an obligation to 
get uncomfortable with 
these conversations.

Statement:



What is our obligation as a planner?





Racism has been practiced 
geographically. 
Does our assessment 
practices unknowingly do 
the same?

Urban3’s Question:



2021 
“PAUSE”



NC General Statutes: Article 13

Standards for Appraisal and Assessment. 
§ 105-283. Uniform appraisal standards. 

(a) All property, real and personal, shall as far as practicable be appraised or valued at its true value in money. When used in this Subchapter, the 
words "true value" shall be interpreted as meaning market value, that is, the price estimated in terms of money at which the property would 
change hands between a willing and financially able buyer and a willing seller, neither being under any compulsion to buy or to sell and both 
having reasonable knowledge of all the uses to which the property is adapted and for which it is capable of being used. For the purposes of this 
section, the acquisition of an interest in land by an entity having the power of eminent domain with respect to the interest acquired shall not be 
considered competent evidence of the true value in money of comparable land. (1939, c. 310, s. 500; 1953, c. 970, s. 5; 1955, c. 1100, s. 2; 1959, c. 682; 
1967, c. 892, s. 7; 1969, c. 945, s. 1; 1971, c. 806, s. 1; 1973, c. 695, s. 11; 1977, 2nd Sess., c. 1297.) 

State Assessment Law 
Buncombe County, NC



NC General Statutes: Article 19
Administration of Real and Personal Property Appraisal 
§ 105-317. Appraisal of real property; adoption of schedules, standards, and rules. 

(a) Whenever any real property is appraised it shall be the duty of the persons making appraisals:  

(1) In determining the true value of land, to consider as to each tract, parcel, or lot separately listed at least its advantages and disadvantages as to 
location; zoning; quality of soil; waterpower; water privileges; dedication as a nature preserve; conservation or preservation agreements; mineral, 
quarry, or other valuable deposits; fertility; adaptability for agricultural, timber-producing, commercial, industrial, or other uses; past income; 
probable future income; and any other factors that may affect its value except growing crops of a seasonal or annual nature.  

(2) In determining the true value of a building or other improvement, to consider at least its location; type of construction; age; replacement cost; 
cost; adaptability for residence, commercial, industrial, or other uses; past income; probable future income; and any other factors that may 
affect its value.  

(3) To appraise partially completed buildings in accordance with the degree of completion on January 1. 

State Assessment Law 
Buncombe County, NC

La
nd

Bu
ild

in
g



62 Courtland Avenue

My duplex house

The Lordmans
68 Courtland Avenue



68 Courtland
Value/Acre $1,575,000

Land Value/Acre $497,222

Building Value/Sq.Ft. $127

Percent Change 117%



The Lordmans

What about Kimberly Avenue?



Kimberly Avenue

What about this house?



158 Kimberly Avenue

The view



158 Kimberly Avenue

The House The view



Houses

$495k



County Taxes (per acre)

Houses

68 Courtland

$447k
Land Value (per acre)

Building Value (per sq.ft.)

$9,031

Value Increase (2017 to 2021)

$107

106%



County Taxes (per acre)

Houses

68 Courtland

$11,000,000 
$497k

$10,255

$447k
Land Value (per acre)

Building Value (per sq.ft.)

$9,031

Value Increase (2017 to 2021)

119%

$107 $127

106%



158 Kimberly

39 Sunset



158 Kimberly Avenue

The House The view

The Governor’s Western Retreat

39 Sunset



Tennis Court

39 Sunset
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Houses

County Taxes/Acre Land Value 
(per acre)

Building Value 
(per sq.ft.)

Value Increase 
(2017 to 2021)
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Bias:

Psychology:

bi·as /ˈ bīəs/ noun. Prejudice in favor or against one thing, 
person, or group compared with another, usually in a way 
considered to be unfair.

Source: Oxford English Dictionary



31 Sunset 33 Sunset 39 Sunset 18 Crowningway 14 Crowningway 10 Crowningway 6 Crowningway 4 Crowningway

Total Value $958k $672k $2.7M $777k $921k $914k $931k $1.1M

Value/Acre $1.6M $1.2M $904k $1.2M $1.6M $1.7M $1.6M $2.1M

Land Value/Acre $408k $439k $84k $290k $439k $453k $420k $484k

County Taxes/Acre $8,307 $6,347 $4,785 $6,322 $8,696 $8,957 $8,348 $11,125

Tennis Court

Oh yes.  No one can build on 
a small parcel on this slope.

Not at all!

Certainly not!

Impossible!

Are you high?!

You’re crazy!

No can do!

Definitely not on the 
tennis court!



31 Sunset 33 Sunset 39 Sunset 18 Crowningway 14 Crowningway 10 Crowningway 6 Crowningway 4 Crowningway

Total Value $958k $672k $2.7M $777k $921k $914k $931k $1.1M

Value/Acre $1.6M $1.2M $904k $1.2M $1.6M $1.7M $1.6M $2.1M

Land Value/Acre $408k $439k $84k $290k $439k $453k $420k $484k

County Taxes/Acre $8,307 $6,347 $4,785 $6,322 $8,696 $8,957 $8,348 $11,125

4 Crowningway pays 233% 
more county taxes/acre 
than 36 Sunset.

33 Sunset’s land is 523% 
more per acre than it’s 

neighbor, 39 Sunset.

Tennis Court



NC General Statutes: Article 19
Administration of Real and Personal Property Appraisal 
§ 105-317. Appraisal of real property; adoption of schedules, standards, and rules. 

(a) Whenever any real property is appraised it shall be the duty of the persons making appraisals:  

(1) In determining the true value of land, to consider as to each tract, parcel, or lot separately listed at least its advantages and disadvantages as to 
location; zoning; quality of soil; waterpower; water privileges; dedication as a nature preserve; conservation or preservation agreements; mineral, 
quarry, or other valuable deposits; fertility; adaptability for agricultural, timber-producing, commercial, industrial, or other uses; past income; 
probable future income; and any other factors that may affect its value except growing crops of a seasonal or annual nature.  

(2) In determining the true value of a building or other improvement, to consider at least its location; type of construction; age; replacement cost; 
cost; adaptability for residence, commercial, industrial, or other uses; past income; probable future income; and any other factors that may 
affect its value.  

(3) To appraise partially completed buildings in accordance with the degree of completion on January 1. 

State Assessment Law 
Buncombe County, NC
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2020 2021

Taxable Value
$2,731,700

Taxable Value
$2,569,000



Biltmore Forest 
Anomalies in Biltmore Forest

Buncombe Reassessment 2021:



Reggie 
Harrell

XXXX W. Chapel Road



Sidney 
Powell

Reggie 
Harrell

X Forest Road XXXX W. Chapel Road



$11,000,000 

Sidney 
Powell

Reggie 
Harrell

$11,000,000 34
$181k

$125

$4,604

$420k

$107

X Forest Road XXXX W. Chapel Road

Land Value (per acre)

County Taxes (per acre)

Building Value (per sq.ft.)

$3,781

Value Increase (2017 to 2021)

266%126% Renovated Not.



X Forest Road

$27,614 county taxes/acre$3,781 county taxes/acre
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1. To Identify Citizen Concerns 

2. Provide Guidance on Future Assessments 

3. Provide Input Into Equity Concerns

Your charge:



Mapping value changes.

Findings:



Source: Buncombe County, NC 
Data Year: 2021

N

Single family residential parcels within 
the same neighborhood demonstrate 
similar increases in land value, but 
disparities can be seen side-by-side 
communities.

Land Value Change 
Single Family Residential (2020-2021)

Biltmore Forest

Black Mountain

Biltmore ParkBiltmore Lake



Source: Buncombe County, NC 
Data Year: 2021

N

Land and Building Value Change 
Single Family Residential (2020-2021)

Biltmore Forest

Black Mountain

Biltmore ParkBiltmore Lake



2001-2021

Reappraisal happens in 2021

East-West Asheville 
414 % increase

Shiloh 
313 % increase 

Biltmore Forest 
171 % increase 

Kimberly Avenue 
181 % increase 

Five Points 
655 % increase 

Burton Street 
352 % increase 

Biltmore Forest 
94 % increase 

Avg. % Change in Taxable Value by Plat 
Buncombe County, NC



Subarea Analysis 
Black Mountain and Montreat Valuation

Buncombe Reassessment 2021:



Taxable Value per Acre
Black Mountain and Montreat

2020

Source: Buncombe County, NC 
Data Year: 2020

N

Black Mountain Montreat



% Change in Land Value
Black Mountain and Montreat

2017-2021
211% increase

0% increase

Source: Buncombe County, NC 
Data Year: 2021

N

Black Mountain Montreat



% Change in Land Value
Montreat

2017-2021

Source: Buncombe County, NC 
Data Year: 2021

N



% Change in Land Value
Black Mountain

2017-2021

Source: Buncombe County, NC 
Data Year: 2021

N



Percentage Land Value Change 
Black Mountain & Montreat, NC

Source: Buncombe County, NC 
Data Year: 2021

N

Black Mountain

Montreat



Percentage Land & Building Change 
Black Mountain & Montreat, NC

Source: Buncombe County, NC 
Data Year: 2021

N

Black Mountain

Montreat



Valuation Inequity 
Housing Stock and Assessment Breakdown

Buncombe Reassessment 2021:



New York Times Editorial 
National news on the issue of inequitable assessment.

Buncombe Reassessment 2021:



Illustration by Nicholas Konrad/New Your Times

April 3, 2021
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$1.5M Excess Charge
$4M Discount Charge

= $5.5M Subsidy



0

5,625

11,250

16,875

22,500

$61k $90k $134k $182k $258k $375k $500k $750k $996k $997k+

Home Value Distribution
Buncombe County, NC

Houses (#)

Fix the bell 



Sales Ratio
2014-2017 Buncombe County, NC

Source: Buncombe County, NC 
Data Year: 2021

N



Above 
28%

Below 
38%

Near 
34%

Sales Ratio
Selling Price >$800,000

Source: Buncombe County, NC 
Data Year: 2021

N

Appraised Value  
Compared to Selling Price



Sales Ratio
Selling Price < $200,000

Source: Buncombe County, NC 
Data Year: 2021

N

Above 
54%

Below 
23%

Near 
23%

Appraised Value  
Compared to Selling Price



2% 2%
True Value

✔☑☒☐

Assessed Value

$350,000 $9,915,300
Tax Rate

$261,000 $3,057,200

✅

✅

❌
❌Effective Tax Rate 1.5% 0.6%

Bungalow 16k sq.ft. Spanish Mediterranean 1926 Mansion, on 22 acres 

Assumption: 10 lots at $525k 
sale and  a $300/sq.ft. value 

That amounts to a 
2.5x discount!
Did the math!

Equal?

Is the tax system uniformly equitable?



Syneva Report

Chapter:



Dr. Berry Map: Univ. of Chicago

Granularity of Maps and Data Matter
Buncombe County, NC

Why is Weaverville 
and Woodfin 
isolated, and Black 
Mountain and 
Montreat are not?

There are 72 
neighborhoods in 
Asheville, yet 
boundaries do not 
account.

We have questions on the sample size and mapping.
Syneva Map

Black 
Mountain

Asheville

Weaverville
Woodfin

Source: Buncombe County, NC 
Data Year: 2021

N

Montreat

Urban3



Why does 
Weaverville and 
Woodfin get a 
boundary, and 
Black Mountain 
and Montreat do 
not?

If racial equity is to 
be analyzed, 
shouldn’t we map 
race to see 
patterns?

There are patterns 
of racial pockets 
that can/should be 
analyzed against 
other areas.



Why is Shiloh split?

Asheville doesn’t 
go this far north

Emma is in the 
County, not the 

City.  Yet W.AVL is.



The Syneva analysis was 
insufficient to judge equity.

Analysis:



2020-21 Avg. % Value Change Brucemont/ Lousiana Burton St Shiloh Biltmore Forest

Land 4.2 53.7 43.8 15.3%

Building 24.6 29.8 32.4 6.0

Total 16.6 36.7 35.0 11.6

Avg. Total Value / Acre $1,682,000 $2,166,000 $1,045,000 $958,000

89%

11%

99%

1%

51% 49%56% 44%N
Source: Buncombe County, NC 
Tax Data Year: 2021, Census: 2010

Value Change by Neighborhood
Single Family Residential (2020-2021)

White 
Nonwhite 

Pie Chart Key
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Lowest valued homes have seen 
a +323% increase in value over 

the last 20 years

Highest valued homes have only 
increased by 138%

Reevaluation Year
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Lo
w

es
t 2

0%
Hi

gh
es

t 2
0%

Average %Change in Taxable Value by Housing Quintile
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Jimmy McMillan 
Chairman, The Rent is Too Damn High Party

Taxes Are

To Identify Citizen Concerns

Your charge:

To Identify Citizen Concerns
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of housing appreciated 
in value by:
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Recession

68%

The bottom 1% of 
housing appreciated 
in value by: 526%
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1. To Identify Citizen Concerns 

2. Provide Guidance on Future Assessments 

3. Provide Input Into Equity Concerns

Your charge:



Bad Feedback.

Findings:



NEIGHB

LAND PRICE MODIFIER

LAND MODIFIER

SALES PRICE

Modifier

CONDITION MODIFIER

HOUSE CONDITION

D CODE

HOUSE QUALITY

QUALITY MODIFIER

Which Knob is Causing Distortion?
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Data Source: Buncombe County Property Assessor 
Residential Appeals 2021

N

46%54%

Success Rate

37%63%

Success Rate

95% 5%

Appeal Rate

95% 5%

Appeal Rate

$71,180 Average Decrease Amount$58,877 Average Decrease Amount

Black Mountain Montreat
2021 Residential Appeal Data

Buncombe County, NC



Data Source: Buncombe County Property Assessor 
Residential Appeals 2021

N

27%73%

Success Rate

13%87%

Success Rate

97% 3%

Appeal Rate

95% 5%

Appeal Rate

$39,331 Average Decrease Amount$128,867 Average Decrease Amount

Biltmore Forest Shiloh

2021 Residential Appeal Data
Buncombe County, NC



2001-2021

Reappraisal happens in 2021

East-West Asheville 
414 % increase

Shiloh 
313 % increase 

Biltmore Forest 
171 % increase 

Kimberly Avenue 
181 % increase 

Five Points 
655 % increase 

Burton Street 
352 % increase 

Biltmore Forest 
94 % increase 

Avg. % Change in Taxable Value by Plat 
Buncombe County, NC



Better appeals process, 
and ‘tests’ (eg: Maps) 
before appeal.

Recommendation:



Component Transparency

Chapter:



Qualifications: 
How is qualification/unqualification tracked?

“Noise” in the data:



Source: Assessment Standards Buncombe County, NC 
Data Year: 2021  Page 29 of 655

Qualified Sales
Buncombe County, NC Why is this 

an outlier?

And what does this actually represent?  The ‘qualified’ and 
‘unqualified’ are in the same spot.  So what does that “mean”?

Why is this 
an outlier?
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Qualified Sales Unqualified Sales

Data Source: Buncombe County Open Data Explorer 
2010-2019, Residential Sales

N

Residential Sales
Buncombe County, NC



41%

59%

Montreat 
By Number of Sales

26%

74%

Black Mountain 
By Number of Sales

Data Source: Buncombe County Open Data Explorer 
2010-2019, Residential Sales

N

Residential Sales 2010-2019
Buncombe County, NC



Data Source: Buncombe County Open Data Explorer 
2010-2019, Residential Sales

N

Residential Sales 2010-2019
Buncombe County, NC

32%

68%

Biltmore Forest 
By Number of Sales

24%

76%

Shiloh 
By Number of Sales

Montreat 
By Number of Sales



Source: Buncombe County, NC 
Data Year: 2021 

All Sales Qualification
Buncombe County, NC
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Qualified and Unqualified Sales
Buncombe County, NC

Source: Buncombe County, NC 
Data Year: 2021
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Irregular Data

No Data
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“Wherever there is 
human judgement 
there is the 
potential for bias.” 

Nate Silver 
CEO of FiveThirtyEight Blog 
Author of Signal Through the Noise. 



Define types of “unqualified” 
and understand how they 
affect overall market value.

Recommendation:



Needed Feedback: 
Reports and Maps.

Recommendation:



Land Valuation Inconsistencies 
Quirks in land valuation in the assessment process

Buncombe Reassessment 2021:



Land Value Change 
Single Family Residential (2020-2021)

Kimberly Ave

Grove Park - Sunset

Montford

Charlotte Street

Source: Buncombe County, NC 
Data Year: 2021

N



Land Value Change 
Single Family Residential (2020-2021)

Flint St.

Montford

Source: Buncombe County, NC 
Data Year: 2021

N

96 Flint St.
98 Flint St.

102% increase 316% increase

M
ontford Ave.



Tax Neighborhoods Map
Buncombe County, NC



Tennis Court

39 Sunset



Tax Neighborhoods Map
Buncombe County, NC



 Tax Neighborhoods Map Versus Parcels
Buncombe County, NC

Neighborhood A

Neighborhood B



Utilize Esri GIS Tools for Consistency
Buncombe County, NC



Utilize Esri GIS Tools for Consistency
Buncombe County, NC

Beaver Lake

Beaver Lake



Land Value Change By Tract 
Single Family Residential (2020-2021)

Oakley

Biltmore Forest

Source: Buncombe County, NC 
Data Year: 2021

N
H

endersonville Road

Shiloh

This graphic demonstrates the 
value change in the lot value/acre 
and % change in the vertical 
dimension.  What is clear from this 
graphic is that there is a bias within 
the subplot or smaller tracts within 
the overall neighborhood (a.).  
Though there are some anomalies 
(b.) where certain parcels are 
different from others within the 
same tract. b.

East View

a.



Tax Code Maps have an 
impact, but so does 
application of standards.

Finding:



Do we have a “biased” 
understanding of a 
‘market’ transaction?

Question:



Analyzing Short-term Rentals 
Affects of commercialization of residential units.

Buncombe Reassessment 2021:



Short Term Rental Analysis  
Buncombe County, NC

Source: Assessment Standards Buncombe County, NC 
Data Year: 2021  Page 20 of 655



Source: VRBO Website, 3/27/21

Short Term Rental Analysis
Buncombe County, NC



Source: VRBO Website, 3/27/21

30 Mountain View Estates  
VRBO Vacation Rental

Short Term Rental Analysis
Buncombe County, NC



Source: Google Maps

30 Mountain View Estates  
VRBO Vacation Rental

Short Term Rental Analysis
Buncombe County, NC



Source: VRBO Website, 3/27/21

30 Mountain View Estates  
VRBO Vacation Rental

Short Term Rental Analysis
Buncombe County, NC



House Value

Grade

Rating

Porch Value

Sq.Ft Value

Purchased in 2016,

Renovated the 
following month

Assumed as residential use, 
no other notes



NC General Statutes: Article 19
Administration of Real and Personal Property Appraisal 
§ 105-317. Appraisal of real property; adoption of schedules, standards, and rules. 

(a) Whenever any real property is appraised it shall be the duty of the persons making appraisals:  

(1) In determining the true value of land, to consider as to each tract, parcel, or lot separately listed at least its advantages and disadvantages as to 
location; zoning; quality of soil; waterpower; water privileges; dedication as a nature preserve; conservation or preservation agreements; mineral, 
quarry, or other valuable deposits; fertility; adaptability for agricultural, timber-producing, commercial, industrial, or other uses; past income; 
probable future income; and any other factors that may affect its value except growing crops of a seasonal or annual nature.  

(2) In determining the true value of a building or other improvement, to consider at least its location; type of construction; age; replacement cost; 
cost; adaptability for residence, commercial, industrial, or other uses; past income; probable future income; and any other factors that may 
affect its value.  

(3) To appraise partially completed buildings in accordance with the degree of completion on January 1. 

Short Term Rental Analysis  
Buncombe County, NC

Land

Building



Source: IAAO Standards on Mass Appraisal 
Approved: 2017

Short Term Rental Analysis
Buncombe County, NC



2021 28 Mountain Vista Drive 68 Courtland % Difference to VRBO

Acres 1.15 0.18 639%

Renovation Year 2016 1930 (?)

Land Value $105,600 $90,900 116%

Taxable Value $797,400 $387,700 206%

Value/Acre $693,391 $1,938,500 36%

Building/sq.ft. $192 $127 151%

Land Value/Acre $91,826 $497,222 18%

Value/Lot $45,913 $62,153 74%

Percent Change 114% 119% 96%

County Taxes/Acre $3,668 $10,255 36%

Annual Income @ 70% Occupancy $258,670 $0

68 Courtland



House Value

Grade

Rating

Porch Value

Sq.Ft Value

Out of State Ownership

Other
40%

Tennessee
5%

California
6%

Georgia
9%

South Carolina
12%

Florida
28%





https://data.tallahassee.com/medical-directory/volusia/medical-doctor/david-arteaga/1501-48116-57190/



https://data.tallahassee.com/medical-directory/volusia/medical-doctor/david-arteaga/1501-48116-57190/

Source: https://alchemygetaways.com/



Source: https://alchemygetaways.com/
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Income Analysis of 30 Years of House Ownership 
Buncombe County, NC
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Homeowner
Investor

4.2 Year 
Break Even

$0 Income on investment

$5.9M Net Income on investment

Net Income

Assumptions:
$685,000 purchase 
$150,000 rehab 
6.5% interest (2016) 
60% Occupancy



FL

$608/night

Source: AirBnB, Buncombe County Assessor

Upstream Way Road “Housing” Stock
Asheville, NC



Source: https://www.upstreamway.com/



FL

GA

NC

FL

$608/night

$1,674/night $1,958/night

TX GA

NC

CA

$650/night

$667/night $511/night

$695/night

$777k$790k
Land Value (per acre)

Building Value (per sq.ft.)

$269 $264

2022 Average Assessed Values  

Short Term Rental vs. Owner Occupied

-2%

-2%
Source: AirBnB, Buncombe County Assessor

Upstream Way Road “Housing” Stock
Asheville, NC



Mapping Short Term Rental Locations
Buncombe County, NC

Source: AirDNA
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1 in 5 houses is owned by 
an institutional investor. 



Housing Stock Analysis
Buncombe County, NC
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NC General Statutes: Article 13

Standards for Appraisal and Assessment. 
§ 105-283. Uniform appraisal standards. 

(a) All property, real and personal, shall as far as practicable be appraised or valued at its true value in money. When used in this Subchapter, the 
words "true value" shall be interpreted as meaning market value, that is, the price estimated in terms of money at which the property would 
change hands between a willing and financially able buyer and a willing seller, neither being under any compulsion to buy or to sell and both 
having reasonable knowledge of all the uses to which the property is adapted and for which it is capable of being used. For the purposes of this 
section, the acquisition of an interest in land by an entity having the power of eminent domain with respect to the interest acquired shall not be 
considered competent evidence of the true value in money of comparable land. (1939, c. 310, s. 500; 1953, c. 970, s. 5; 1955, c. 1100, s. 2; 1959, c. 682; 
1967, c. 892, s. 7; 1969, c. 945, s. 1; 1971, c. 806, s. 1; 1973, c. 695, s. 11; 1977, 2nd Sess., c. 1297.) 

State Assessment Law 
Buncombe County, NC



Is a STR commercial?   
How does it affect housing?  
What is the “market”?

Questions:
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We Have a Supply Side Problem Too



Housing Inventory Needed for Healthy Market:

Buncombe 2016 Inventory:

Buncombe 2021 Inventory:

3.5 Months

0.7 Months

6.0 Months

2021 Dogwood Bowen Report:

Buncombe Housing Needed:

Buncombe Available houses on April 13:

3,096 Units

267 Units

Asheville Available houses on April 13: 73 Units

How many in Buncombe & Asheville are below $375k: 47 & 7

Buncombe Available houses for 12/2021: 414 Units

Buncombe Available houses for 12/2016: 1,109 Units

“There’s not a silver bullet answer.  What 
you need is a silver buckshot approach.” 
Nate Pennington 
Buncombe County, Planning Director



while the market is playing
We’re playing checkers,

chess.



This isn’t just housing.

Comment:



Commercial Assessment Quirks
Asheville, NC



Commercial Assessment Quirks
Asheville, NC



Commercial Assessment Quirks
Asheville, NC



Commercial Assessment Quirks
Asheville, NC



2021 Land Value/Acre Building Value/Sq.Ft. County Taxes/Acre Year Built

Patton Kmart $490,052 $0.03 $2,592 1967

191 Kmart $435,596 $14 $3170 1991

Toys R Us $435,592 $46 $4,743 1991

Toys R Us

DELETED



Kmart on Patton The Lordmans

34

$497k

$127

$10,255

$490k

$0.03

9 Forest Road 1084 W. Chapel Road

Land Value (per acre)

County Taxes (per acre)

Building Value (per sq.ft.)

$2,592

Value Increase (2017 to 2021)

119%126% Improvements Not.



Application of Standards.

Chapter:



X Forest Road

$27,614 county taxes/acre$3,781 county taxes/acre
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1X

7 Maxwell



Hey Joe, this is 
gentrification!

Comment:



Not so fast.   
Have you done the math?

Answer:



Land Patterns 
Valuation on land and patterns of assessment.

Buncombe Reassessment 2021:



3 Frith
Land Value/Acre $178,876
Building Value/

Sq.Ft.
$106

Bld. % Change -3%

Land % Change 0%
Total % Change -1%
Available Units 1.7

7 Frith
Land Value/Acre $68,834
Building Value/

Sq.Ft.
$97

Bld. % Change -2%

Land % Change 0%
Total % Change -1%
Available Units 21.9

27 Hemlock
Land Value/Acre $313,086
Building Value/

Sq.Ft.
$203

Bld. % Change 261%

Land % Change 0%
Total % Change 174%
Available Units 1.6

15 Frith
Land Value/Acre $224,231
Building Value/

Sq.Ft.
$133

Bld. % Change -3%

Land % Change 0%
Total % Change -2%
Available Units 1.3

BMFI

BMFP

BMFP

BMFPBMFI

BMFP
BMFP

BMFP

8 Frith
Land Value/Acre $175,260
Building Value/

Sq.Ft.
$136

Bld. % Change 148%

Land % Change 0%
Total % Change 126%
Available Units 1.7

NEW CONSTRUCTION

RENOVATION + ADDITION

This lot sold in 2015 for $525,000 
($324,074/acre)
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This lot sold for in 2020.

The Lordmans



Dangerous on street parking

Super steep property
Assessed value jumped 
+16% in less than a year.

This is what it sold for.

Buncombe County Property Card



So, if this is $81,400 ….

The Lordmans

… then this should be $89,500!



NC General Statutes: Article 19
Administration of Real and Personal Property Appraisal 
§ 105-317. Appraisal of real property; adoption of schedules, standards, and rules. 

(a) Whenever any real property is appraised it shall be the duty of the persons making appraisals:  

(1) In determining the true value of land, to consider as to each tract, parcel, or lot separately listed at least its advantages and disadvantages as 
to location; zoning; quality of soil; waterpower; water privileges; dedication as a nature preserve; conservation or preservation agreements; 
mineral, quarry, or other valuable deposits; fertility; adaptability for agricultural, timber-producing, commercial, industrial, or other uses; past 
income; probable future income; and any other factors that may affect its value except growing crops of a seasonal or annual nature.  

(2) In determining the true value of a building or other improvement, to consider at least its location; type of construction; age; replacement cost; 
cost; adaptability for residence, commercial, industrial, or other uses; past income; probable future income; and any other factors that may 
affect its value.  

(3) To appraise partially completed buildings in accordance with the degree of completion on January 1. 

Short Term Rental Analysis  
Buncombe County, NC

Land

Building
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Timber parcel

Main house parcel



Timber parcel

Main house parcel
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❌

$9,500,000 
Purchase Price
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NC General Statutes: Article 13

Standards for Appraisal and Assessment. 
§ 105-283. Uniform appraisal standards. 

(a) All property, real and personal, shall as far as practicable be appraised or valued at its true value in money. When used in this Subchapter, the 
words "true value" shall be interpreted as meaning market value, that is, the price estimated in terms of money at which the property would 
change hands between a willing and financially able buyer and a willing seller, neither being under any compulsion to buy or to sell and both 
having reasonable knowledge of all the uses to which the property is adapted and for which it is capable of being used. For the purposes of this 
section, the acquisition of an interest in land by an entity having the power of eminent domain with respect to the interest acquired shall not be 
considered competent evidence of the true value in money of comparable land. (1939, c. 310, s. 500; 1953, c. 970, s. 5; 1955, c. 1100, s. 2; 1959, c. 682; 
1967, c. 892, s. 7; 1969, c. 945, s. 1; 1971, c. 806, s. 1; 1973, c. 695, s. 11; 1977, 2nd Sess., c. 1297.) 

State Assessment Law 
Buncombe County, NC
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Timber parcel

Main house parcel

Parcel Acres Sale Year
2011 
Value 2022 Value Per Acre

% 
Change

Today % 
purchase

1 1.62 $ 525,000 2015 $ 579,300 $ 507,000 $ 312,963 87.5% 97%

2 1.54 $ 500,000 2013 $ 562,800 $ 487,500 $ 316,558 86.6% 98%

3 2.03 $ 325,000 2001 $ 823,500 $ 353,500 $ 174,138 42.9% 109%

4 2.55 $ 325,000 2001 $ 750,200 $ 364,800 $ 143,059 48.6% 112%

5 1.25 $ 245,000 2001 $ 93,750 $ 49,600 $ 39,680 52.9% 20%

6 1.34 $ 245,000 2001 $ 100,500 $ 50,100 $ 37,388 49.9% 20%

7 1.22 $ 225,000 2001 $ 91,500 $ 49,400 $ 40,492 54.0% 22%

8 1.08 $ 410,000 2020 $ 646,200 $ 405,000 $ 375,000 62.7% 99%

9 1.3 $ 275,000 2001 $ 644,800 $ 332,400 $ 255,692 51.6% 121%

10 1 $ 575,000 2005 $ 500,000 $ 320,600 $ 320,600 64.1% 56%

11 1.22 $ 250,000 2015 $ 606,700 $ 329,500 $ 270,082 54.3% 132%

12 1.31 $ 350,000 2012 $ 649,800 $ 332,800 $ 254,046 51.2% 95%

13 1.59 $ 325,000 2001 $ 716,400 $ 341,800 $ 214,969 47.7% 105%

14 1.56 $ 350,000 2010 $ 708,700 $ 340,900 $ 218,526 48.1% 97%

Average $ 351,786 $ 304,636 $ 212,371 57% 84%

3.

5.
6.

4.

7.

8.
9.

10.

1.
2.

11.

12.13.

14.

Now have houses

$52,151/acre



1. To Identify Citizen Concerns 

2. Provide Guidance on Future Assessments 

3. Provide Input Into Equity Concerns

Your charge:



Analyzing Racist Policy Effects 
Affects of Redlining on valuation

Buncombe Reassessment 2021:
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Since 2001, the top 1% 
of housing appreciated 
in value by:

Reevaluation Year

Lowest 1%

Top 1%

Average %Change in Taxable Value by Housing Value Bracket
Buncombe County, NC

Recession

68%

The bottom 1% of 
housing appreciated 
in value by: 526%

The Results of Our Process are Classist





Source: Buncombe County, NC 
Data Year: 2021
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Source: Buncombe County, NC 
Data Year: 2021
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(Downtowns typically were 
not mapped due to their 
commercial use)
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HOLC Mortgage Risk Maps 
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the US from 1934 to 1968.
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Value of Owned Home by Discount or Inflated
Buncombe County, NC
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+ Inflated Assessment

$225,000 purchase = $225,000 assessed

- Discounted

2.4% of Black 

households achieve 
discounted valuations

17.3% of White 

households achieve 
discounted valuations



OK.  So now what?

Question:



1. To Identify Citizen Concerns 

2. Provide Guidance on Future Assessments 

3. Provide Input Into Equity Concerns

Your charge:



1. To Identify Citizen 
Concerns

Your charge:



0.90

1.00

1.10

1.20

Ratio Gap of Sales Prices to Assessed Value
Buncombe County, NC

SA
LE

S:
VA

LU
AT

IO
N

 R
AT

IO

SELLING PRICE

Assessed Value = Sale Price

Assessed Value less than Sale Price

Assessed Value greater than Sale Price

$200,000 $400,000 $600,000 $800,000



0.90

1.00

1.10

1.20

Ratio Gap of Sales Prices to Assessed Value
Buncombe County, NC

SA
LE

S:
VA

LU
AT

IO
N

 R
AT

IO

SELLING PRICE

Assessed Value = Sale Price

Assessed Value less than Sale Price

Assessed Value greater than Sale Price

$200,000 $400,000 $600,000 $800,000

Flatten the curve



Commissioners need to 
support staff on valuation, 
but commissioners need to 
understand valuation.

Recommendation:



2. Provide Guidance on 
Future Assessments.

Your charge:
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How government is set up. How we operate in cities.



2001-2021

Reappraisal happens in 2021

East-West Asheville 
414 % increase

Shiloh 
313 % increase 

Biltmore Forest 
171 % increase 

Kimberly Avenue 
181 % increase 

Five Points 
655 % increase 

Burton Street 
352 % increase 

Biltmore Forest 
94 % increase 

Avg. % Change in Taxable Value by Plat 
Buncombe County, NC

Use GIS as a Visual Tool



What are the local 
practices that are 

discretionary?



Sample Determinants Objective Subjective Both

Quality Grades X

Quality Rating X

Building Area Definition X

Building Area Rates X

Building Style X

Amenity (eg: Lakefront) X

Neighborhood Land Rate X

Neighborhood Code X

Income Property X

Comparable Sale X

Condition Code X

Depreciation X

Sales Price X

Land Modifier X

Commercial Use X

Qualified Sales X

????

????

????

????

????

Create a public facing worksheet 
to determine which factors are 
subjective and focus test in those 
areas for bias.

Create a public facing definitions 
document outlining and defining 

these variables in a “regular 
person” and non-jargony way.



Total Staff:               
Real Estate Staff:     
Total Parcels:       
Parcels/Person:            

 

Buncombe County Assessor’s office*

* Buncombe County Assessor

28 People 

10,833
÷     130,000 

12 People 



AssessPro Depreciation Tables  
22% (146 p)

State Statutes  
1% (7 p)

Agriculture, Horticulture  
and Forestry 

11% (73 p)

Present Use Guidelines 
4% (23 p)

Commercial Guidelines 
16% (108 p)

Table of Contents 
2% (12 p)

Residential Guidelines 
13% (85 p)

Standards of Practice 
7% (46 p)

Values 
20% (132 p)

Appendix  
4% (23 p)

Schedule of Values and Standards 2021
Buncombe County, NC
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Lowest valued homes have seen 
a +323% increase in value over 

the last 20 years

Highest valued homes have only 
increased by 138%
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Need for More Frequent Assessments
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5,625

11,250

16,875

22,500
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Home Affordability & Income Distribution
Buncombe County, NC

$61k $90k $134k $182k $258k $375k $500k $750k $996k $997k+

Households making up to…:

…may be able to afford  
homes priced up to:

Households (#)

Owner Occupied 

Houses (#)

Non-owner occupied 
houses (i.e. 
investment 

properties, vacation 
homes) (#)

Out of State Ownership

Other
40%

Tennessee
5%

California
6%

Georgia
9%

South Carolina
12%

Florida
28%

We Have a Supply Side Problem Too



FL

GA

NC

FL

$608/night

$1,674/night $1,958/night

TX GA

NC

CA

$650/night

$667/night $511/night

$695/night

$777k$790k
Land Value (per acre)

Building Value (per sq.ft.)

$269 $264

2022 Average Assessed Values  

Short Term Rental vs. Owner Occupied

-2%

-2%
Source: AirBnB, Buncombe County Assessor

Upstream Way Road “Housing” Stock
Asheville, NC

Short Term Rental are a Commercial 
Use and Should be Valued for Their 

Income.



Short Term Lift:
Recommendations:

1. More frequent assessments. 
2. “Flatten the Curve” - and Commission Resolution to do so, and back the Staff. 
3. Extra staff resources and “de-siloing” (eg: economic, planning collaboration with assessors). 
4. County policy requiring tracking/permitting of STRs. (eg: countywide location permit for valuation) 
5. Valuation of STRs as Commercial/Income property. 
6. Better use of GIS sources. (eg: steal our maps!) 
7. Glossary and Discretion Checklist 
8. Define Sales Ratio Terms 
9. Better documentation to increase transparency. (eg: better report, streamlined less jargony forms, ‘secret shopper’ 

process)

Medium Term Lift:
1. Communicating and analyzing discretionary choices, and make a review “dashboard”. 
2. Multi-disciplinary economic collaboration with planning, economic, housing, equity officers, etc. 
3. Make accountable supply-side goals.

Long Term Lift:
1. Adjustment policy for economic equity (eg: resident rebate (including renters), simplified forms, etc.) 
2. Continuous annual review and iteration, as well as auditing. 
3. Zoning processes (including municipalities like Asheville) need to be transparent, simplified, and 

accountable to the supply side externalities that cause economic inequity.



3. Provide Input Into Equity 
Concerns.

Your charge:



Why is Shiloh split?

Asheville doesn’t 
go this far north

Emma is in the 
County, not the 

City.

To Understand Racial Equity, Racial 
Data Should be Granular.



Know the subsidy, and 
make an equitable match.

Comment:

Measure the subsidy to the higher value properties, and equalize it.
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= $5.5M Subsidy





Commercial Property Taxes Revenue

Residential Property Taxes Revenue



Commercial Property Taxes Revenue

Residential Property Taxes Revenue
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Referencing racial 
inequity 

“When we try to address 
it, we talk about it in silos. 
But we need to address it 
the same way it was 
implemented.   
It was policy, blood, and 
resources all the way from 
the feds all the way down 
right into the 
neighborhoods itself.  
And it trips me out that 
we’re not addressing the 
problem the same way.” 

DeWayne “B-Love” Barton 
Artist 
Farmer 
Hood Huggers, Owner



We need to have the 
courage to understand and 
change the system.

Our collective goal:


