
Using Technology to Evaluate 
Growth Decisions 

Insights from North Carolina Metropolitan Areas 



59 out of 100 NC counties 

Regional Planning: 
Taking the State by Storm… 



But why should local governments 
care, or want to participate, and 
what do they get out of it? “ ” 



Something for Everyone 

§ Rural to Suburban to Urban 

§ Farms to Fortune 500 

§ Regions, Counties, Cities, 
Towns & Places 

§ Key Indicators Project 

§ Data, Resource Documents, 
Surveys & Analysis Tools 



Key Items for Discussion 

§ Common Tools / Data Sharing 

§ Information Sharing 

§ Consensus Building 

§ Empowering Decision-Makers 



Today’s Presentations 
§ Common Tools / Sharing Data 

Matt Noonkester, Stantec Consulting 

§ Information Sharing 
Joe Minicozzi, Urban 3 

§ Consensus-Building 
Michelle Nance, Centralina Council of 
Governments 

§ Empowering Decision-Makers 
Mark Kirstner, Piedmont Authority for 
Regional Transportation 



Common Tools / 
Sharing Data 

Matt Noonkester, AICP 
Stantec Consulting Services, Inc. 



59 out of 100 NC counties 

Regional Planning: 
Taking the State by Storm… 



New Area of Emphasis: 
Community-Based Regionalism 
§ Data collection protocols 

§ Keep local governments unique, but 
allow for multi-jurisdiction planning 
opportunities 

§ Quilting Exercise… 
- What we can agree on? 
- What we cannot agree on? 
- What about our edge issues & opportunities to pull 

together resources for a common purpose? 

§ Parting gifts, and clear roles & 
responsibilities for implementation 



CommunityViz Software 
What is it? 
A decision support software that evaluates 
competing future growth scenarios under 
consideration by a community (extension 
of ArcGIS software). 

Benefits: 
§ Time savings 

§ Capture local context 

§ Normalize methodologies 

§ Quick updates 

§ Becomes new planning tool 
for local government 
participants 



CommunityViz Software 



CommunityViz Software 

Moore County 

Franklin County 

Mooresville 

Huntersville 

Sumter 

Berkeley-Charleston-Dorchester 
Council of Governments 

Wilmington 

Morehead City 

Havelock 

Durham 

Greenville 

Goldsboro 

Richland County 

NOAA Summerville 

North Myrtle Beach 

Kernersville 

Cornelius 

Chapel Hill 
Raleigh 

Wake County 
Fuquay-Varina 

New Hanover County 

Union County 

Lancaster County 

Cabarrus County 



Bottom-Up Approach: 

Development Status 
Assignments 

Land Suitability Analysis 
Calculations 

Place Type Assignments & 
Build-Out Estimates 

Growth Allocation 

LSA measures the attractiveness 
of individual parcels to 
accommodate new development.  
Physical features prevalent in the 
study area were layered on a 
parcel map, and calculations 
performed to determine either 
percent overlap or physical 
proximity (as appropriate) for 
each of the physical features in 
relation to the individual parcels. 

A numeric score between 0 – 100 
was used to rank parcels in the 
study area from least- to most-
suitable for development.  

Growth allocation was performed 
using build-out potential and land 
suitability statistics calculated for 
parcels in the study area. 

Place types were used to describe 
land use and urban form 
characteristics in the study area. 

Build-out potential estimates the 
development yield for each parcel 
based on it’s assigned 
development status, place type, & 
values assumed in the general 
development lookup table. 

Values generated for build-out 
potential become the ‘supply’ for 
allocating future year growth in 
the study area.  

The assignment of development 
status to parcels in CommuntyViz 
tells the model which set of 
equations to use for estimating 
development yield (build-out 
potential), and whether new 
growth is allowed in the parcel. 

Carrying Capacity 
Analysis 

The area of a parcel identified 
with one or more development 
constraints (e.g., SWIM buffers, 
recorded easements, etc.).  These 
areas are ‘off the table’ for 
allocating new growth in 
subsequent phases of the model. 



Getting It Right for 
Local Governments 
§ Development Status Assignments 

§ Place Type Assignments 

§ General Development or Tax 
Assessment Lookup Tables 

§ Committed Development 
Inventory 

§ Calibration Activities 



Region County City Small Area Corridor Site 

Turning the Software Dial… 



Tools & Data Coordinated by 
Regional Governments: 
§ Watershed Plans 

§ Water & Wastewater Plans 

§ Socioeconomic Data 

§ Infrastructure Coordination 

§ Environmental Screening 

 

Project Examples: 



Tools & Data Developed by 
Local Governments: 
§ Comprehensive Plans 

§ Small Area Plans 

§ Corridor Studies 

§ Growth Audits 

§ Return on Investment or 
Cost to Serve Assessments 

§ Site Development 
Assessment / Site Selection 

Project Examples: 



Strengthen the Bonds… 

Data Sharing 

Staff Training 

Analysis Tools 

http://utrconf.com/assets/analytics.jpg


Information Sharing 

Joe Minicozzi, AICP 
Urban 3 



How We Measure the City 
Joseph Minicozzi, AICP 

The Dollars and $ense of Development 
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In God we trust; 
everyone else, 
bring data. 
Mayor Michael Bloomberg 
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Land Production 



For 40 years this building 
remained vacant…… its 

tax value in 1991 was just 

over $300,000. 

Today the building is valued at 
over $11,000,000 

an increase of 
 

 over 3500% 
  

in 15 years 
 

The lot is less than 1/5 acre 

Old Penneys 



0.13 Acres 
1 unit (2 people + 2 dogs) 
$232,000 Tax Value 
$1,800,000 Value/Acre 
 

My House 

0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 
$58,900,000 Value/Acre 
 

Downtown 

Walmart 

34.0 Acres 
220,000 sf Building  
$20,000,000 Tax Value 
$590,000 Value/Acre 
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Property Taxes as a Crop 
Cannabis 

Soybeans Wheat 



0.19 Acres 
54,000 sf. Bld 
$11,000,000 Tax Value 
$58,900,000 Value/Acre 
 
$634,000 Taxes/Acre 
$330,000 to City 
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220,000 sf Building  
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$6,500 Taxes/Acre 
$3,300 to City 

$77,000,000 
Retail Sales 

Property + Retail Sales Taxes 
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$77,000,000 
Retail Sales 

Property + Retail Sales Taxes 

$47,500 Sales Tax 

City return 



Downtown 

Asheville 

 
 

$330,000 
Property Taxes/Acre to City 

 

$ 50,800  
Total Taxes/Acre to City 

Wal Mart 



Downtown 

Asheville 

 
 

$414,000  
Total Taxes/Acre to City 

 

$ 50,800  
Total Taxes/Acre to City 

Wal Mart 



Downtown 

Asheville 

14 jobs @ 0.19 Acres 
 

73.7 
200 jobs @ 34.0 Acres 
 

5.9  

Wal Mart 

Jobs per Acre  



Downtown Asheville 

73.7 5.9  

Wal Mart 

Jobs per Acre:  

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

Land Consumed (Acres): 00.2 34.0 
$634,000 $ 6,500 Total Property Taxes/Acre: 

90.0 0.0  Residents per Acre:  



Scary Math 











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

WHAT DATA SETS DO YOU USE? 



Comparisons 
Land Area Analysis 

CONNECT MSA  Area 
5,926 Sq, Mi. 
2,493,040 population 

Population data are 2013 estimates from the US Census Bureau. Area figures per Wikipedia. 

Piedmont-Triad MSA  Area 
5,961 Sq, Mi. 
1,670,074 population 

Winston-Salem 
 Greensboro 

 

High Point 
 

Charlotte 
 

Presenter
Presentation Notes
Total tax production is important but incomplete. Patterns are hard to discern this way. Bigger things produce more
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CONNECT MSA  Area 
5,926 Sq, Mi. 
2,493,040 population 

Population data are 2013 estimates from the US Census Bureau. Area figures per Wikipedia. 

Rhode Island 
1,212 Sq, Mi. 
1.05M population 

Connecticut 
5,543 Sq, Mi. 
3.6M population 

Piedmont-Triad MSA  Area 
5,961 Sq, Mi. 
1,670,074 population 

Winston-Salem 
 Greensboro 

 

High Point 
 

Charlotte 
 

Presenter
Presentation Notes
Total tax production is important but incomplete. Patterns are hard to discern this way. Bigger things produce more



Patterns of Community 



X-Ray MRI 

3D Perfusion Display 







What are the numbers for Guilford County? 



Greensboro, NC 
Total Value Per Acre 



Guilford County, NC 
Total Value Per Acre 
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Residential Commercial Mixed-Use 

Guilford County (Greensboro) Property Tax** Revenue Profile: 2013 Tax Yield per Acre 
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2.2 acres of Southside 
Townhouses would equal the 

property taxes of one 15.6 acre 
Kmart Plaza 

$8.9M on 15.6 acres 

 

Guilford County Property Tax Revenue Profile: 2013 Tax Yield 

Kmart plaza 

$11.4M on 2.8 acres 
Southside Townhomes 



2.3 acres of Center Pointe 
would equal the property 
taxes of one 88.7 acre 

Koury Convention & Mall 

$198M on 88.7 acres 

 

Guilford County Property Tax Revenue Profile: 2013 Tax Yield 

Koury Convention & Mall 
$41.2M on 0.47 acres 
Center Pointe 



11.4 acres of 360 Elm 
would equal the property 
taxes of one 88.7 acre 

Koury Convention & Mall 

$198M on 88.7 acres 

 

Guilford County Property Tax Revenue Profile: 2013 Tax Yield 

Koury Convention & Mall 
$2.8M on 0.16 acres 
324 South Elm 



7.5 acres of 360 Elm would equal 
the property taxes of one 106 acre 

Friendly Shopping Area 

$108.4M on 106.1 acres 

 

Guilford County Property Tax Revenue Profile: 2013 Tax Yield 

Friendly Shopping District 

$7M on 0.5 acres 
360 South Elm 



1.9 acres of 360 Elm would equal 
the property taxes of one 62.2 acre 

Oak Hollow Mall 

$27.5M on 62.2 acres 

 

Guilford County Property Tax Revenue Profile: 2013 Tax Yield 

Oak Hollow Mall 

$7M on 0.5 acres 
360 South Elm 



What are the numbers for Forsyth County? 



Winston-Salem, NC 
Total Value Per Acre 







3.7 acres of 1 Park Vista 
would equal the property 

taxes of one 103 acre 
Hanes Mall 

Forsyth County Property Tax Revenue Profile: 2013 Tax Yield 

$223M on 102.9 acres 
Hanes Mall 

$17.5M on 0.29 acres 
1 Park Vista 



A Lasting Value 



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

Old Wachovia Bank 
$22,509,981/acre 

1867 1911 



0.5 acres of the +145 year old 612 
Main in Old Salem, would equal 
the property taxes of the 11 acre 

Kmart. 

$2.7M on 10.62 acres 

 

Forsyth County Property Tax Revenue Profile: 2013 Tax Yield 

Kmart 

$500k on 0.09 acres 
612 S. Main Street 

1867 



What are the numbers for Alamance County? 



Burlington, NC 
Total Value Per Acre 



What are the numbers for the Charlotte MSA? 

MSA MSA 



CONNECT Region 
Community Type Validations 

Chester 

Lancaster 

Union Anson 

York 

Cleveland 

Lincoln 

Gaston 

Stanly 

Cabarrus 

Rowan 

Iredell 

Union 

Mecklenburg 



CONNECT Region 
Taxable Value per Acre 3D Model 

Virginia 
North Carolina 

Chester 

Lancaster 

Union Anson York 

Cleveland Lincoln 

Gaston Stanly Cabarrus 

Rowan 

Iredell 

Union 



Charlotte 

Monroe 

Salisbury Statesville 

Gastonia 

Rock Hill 

Concord 

Prime Cities 
Taxable Value per Acre 3D Models 



Prime Cities 
Taxable Value per Acre 3D Models 

Monroe 

Salisbury Statesville 

Gastonia 

Rock Hill 

Concord 



Matthews 

Monroe 

Salisbury Statesville 

Gastonia 

Rock Hill 

Concord 

Mooresville 

Weddington 

Fort Mill 

Belmont 

Huntersville 

Suburbanizing Municipalities 
Taxable Value per Acre 3D Models 



Suburbanizing Municipalities 
Taxable Value per Acre 3D Models 



Rural Municipalities 
Taxable Value per Acre 3D Model 



Albemarle 

Wadesboro 

Lancaster 
Chester 

Locust 

Union 

Kings Mtn. 

Shelby 

Lincolnton 

Rural Municipalities 
Taxable Value per Acre 3D Model 



City of Charlotte, NC 
Total Taxable Value 



City of Charlotte, NC 
Taxable Value per Acre 



CONNECT Key 

Mecklenburg County, NC 
Taxable Value per Acre 3D Model 

Peak VPA $150M/acre 

Huntersville 

Charlotte 



Charlotte, NC 
       Taxable Value per Acre 

City of Charlotte, NC 
Taxable Value per Acre 

CONNECT Key 

Peak VPA $150M/acre 



CONNECT Key 

Cabarrus County, NC 
Taxable Value per Acre 3D Model 

Peak VPA $11.5M/acre 

Concord 



CONNECT Key 

Gaston County, NC 
Taxable Value per Acre 3D Model 

Peak VPA $9M/acre 

Belmont 

Gastonia 



   

   
   

     
    

    

County Comparisons 
Gaston vs. Cabarrus 

Gaston Cabarrus 

Population 208,049 184,498 

Area 364 365 

People/Mi2 571 505 

Total Tax Value $21.6B $17.9B 

Peak VPA $5,390,094 $11,535,284 

Average VPA $220,000 $320,000 
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Cleveland County, NC 
Taxable Value per Acre 



Shelby Town Center 

Cleveland County, NC 
Taxable Value per Acre 



Shelby Town Center 
$12,200 taxes/acre 

Cleveland County, NC 
Taxable Value per Acre 



Downtown Shelby: 
$1,337,162 value/acre 

Downtown Shelby is 

2.5 times 
the potency of 

Cleveland Mall. 

Cleveland Mall: 
$337,708 value/acre 



Cleveland Mall: 
$337,708 value/acre 

Ni Fen Bistro: 
$6,479,146 value/acre 

2.1 acres of 
Ni Fen Bistro buildings 
would equal the total 
property taxes of the  

40.3 acre 
Cleveland Mall. 



Charlotte, NC 
       Taxable Value per Acre 
York County, SC  

Taxable Value per Acre 

Rock Hill 



Charlotte, NC 
       Taxable Value per Acre 
York County, SC  

Taxable Value per Acre 

Rock Hill 



Charlotte, NC 
       Taxable Value per Acre 
York County, SC  

Taxable Value per Acre 

Rock Hill – Downtown  

Rock Hill 



Charlotte, NC 
       Taxable Value per Acre 
Rock Hill, SC 

Downtown Rock Hill vs. Galleria Mall  

Galleria Mall 
$19.8M on 71.8acres 
$275,410 taxable value/acre 

Downtown 
$31.8M on 12.96acres 
$2,453,424 taxable value/acre 



Charlotte, NC 
       Taxable Value per Acre 
Rock Hill, SC 

Downtown Rock Hill vs. Galleria Mall  

Galleria Mall 
$19.8M on 71.8acres 
$275,410 taxable value/acre 

Downtown 
$31.8M on 12.96acres 
$2,453,424 taxable value/acre 

7.85x potency  



Charlotte, NC 
       Taxable Value per Acre 

CONNECT Key 

Peak VPA $4.5M/acre 

Albemarle 

Locust 

Taxable Value per Acre 3D Model 
Stanly County, NC 
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Stanly County, NC 



Charlotte, NC 
       Taxable Value per Acre 

CONNECT Key 

Peak VPA $4.5M/acre 

Albemarle 

Taxable Value per Acre 3D Model 
Stanly County, NC 

Town of Locust 



Charlotte, NC 
       Taxable Value per Acre 

CONNECT Key 

Peak VPA $4.5M/acre 

Albemarle 

Taxable Value per Acre 3D Model 
Stanly County, NC 

Town of Locust 

Peak VPA: $3,382,413 



“You are about to show me shadows of the things that have not 
happened, but will happen in the time before us.”  

 
Ebenezer Scrooge 

The Ghost of Christmas Yet to Come 
A Christmas Carol  



What are the numbers for Gwinnett County? 



What are the numbers for Gwinnett County? 



DeKalb, GA 

= 100 people People per Square Mile 

Square mile 

2,740 people/Sq. Mi. 

Gwinnett, GA 
1,871 people/Sq. Mi. 

Mecklenburg, NC 
1,756 people/Sq. Mi. 

Wake, NC 
992 people/Sq. Mi. 

Davidson, TN 
1,243 people/Sq. Mi. 

Buncombe, NC 
344 people/Sq. Mi. 

Orange, NC 
313 people/Sq. Mi. 

 
Source:US 

Census 

Travis, TX 
1,034 people/Sq. Mi. 



Gwinnett County, GA 
Total Value Per Acre 
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Gwinnett County, GA 
Total Value Per Acre 



Chapel Hill, NC 
Total Value Per Acre 

Hillsborough Carrboro Chapel Hill 



$476,000,000 

$192,000,000 

$149,799,855 

$110,067,562 

$52,007,048 $46,226,906 

$7,771,429  
0

125,000,000

250,000,000

375,000,000

500,000,000

Highest Value of Density  
(Value/acre of individual parcel) 
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Gwinnett County, GA 

Nashville Lawrenceville Austin 

$476M/acre 

$192M/acre 

$8M/acre 

County Comparisons 
Total Value Per Acre 

pop. 812,000 
1,874 people/sq.mi. 

Travis County, TX 
pop. 1,096,000 
1.034 people/sq.mi. 

Davidson County, GA 
pop. 648,300 
1,243 people/sq.mi. 



Nashville Lawrenceville Austin 

$476M/acre 

$192M/acre 

$8M/acre 

County Comparisons 
Total Value Per Acre 

Gwinnett County, GA 
pop. 812,000 
1,874 people/sq.mi. 

Travis County, TX 
pop. 1,096,000 
1.034 people/sq.mi. 

Davidson County, GA 
pop. 648,300 
1,243 people/sq.mi. 



CONNECT Region 
Existing Taxable Value per Acre 



CONNECT Region 
Preferred Scenario Taxable Value per Acre 



Existing Preferred Growth Scenario 

CONNECT Region 
Taxable Value per Acre 

119% 
Property tax revenue increase  



A corporation is a formal business association with a publicly registered charter recognizing it as a separate legal entity having its 
own privileges, and liabilities distinct from those of its members. Corporations take many forms, most are used to conduct business. 
 

Incorporation is the forming of a new corporation. The corporation may be a business, a 
non-profit organization, sports club, or a government of a new city or town. 
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What is the role 
of Government? 

http://en.wikipedia.org/wiki/Charter
http://en.wikipedia.org/wiki/Separate_legal_entity
http://en.wikipedia.org/wiki/Business
http://en.wikipedia.org/wiki/Elihu_Vedder
http://en.wikipedia.org/wiki/Thomas_Jefferson_Building




Corporation(s) 



What is a City? 



What is a City? 



Asheville is 
3x > 



> 
Source: forbes.com 

Hornets 
$315M 

Panthers 
$1B 

Hurricanes 
$162M 

Charlotte 
$69.2B 

http://forbes.com


> 
Source: forbes.com 

Hornets 
$315M 

Panthers 
$1B 

Hurricanes 
$162M 

Charlotte 
$69.2B 

47x 

http://forbes.com


> 
Source: forbes.com 

Hornets 
$315M 

Panthers 
$1B 

Hurricanes 
$162M 

Huntersville 
$4.9B 

3.3x 

http://forbes.com


= 
Source: forbes.com 

Gaston County 
$21.7B 

http://forbes.com


= 
Source: forbes.com 

York County 
$18.1B 

http://forbes.com


= 
Source: forbes.com 

Lancaster County 
$5.4B 

http://forbes.com


Jerry Richardson 







If you can’t measure it, 
you can’t 

manage it. 
Mayor Michael Bloomberg 



Are you counting the right stuff? 



DO THE MATH 



Consensus-Building 

Michelle E. Nance, AICP 
Centralina Council of Governments 

ConnectOurFuture.org 
 



§ States (2) 

§ Major Watersheds (3) 

§ Counties (14) 

§ Communities (120) 

§ Geography (+/- 7,100 sq. mi.) 

§ Parcels (1,127,134) 

§ Grid Cells (149,010) 

The CONNECT Region 

http://connectourfuture.org/


Why CONNECT? 

Presenter
Presentation Notes
Fastest urbanizing region over 1 m in 2010 census – population expected to increase by 1.8 m through 2050.
One of the largest regions in the country without a regional framework for growth.

Goal is to:
Begin a dialog about growth  and build relationships across the region
Reach consensus on shared goals as a region
Develop strategies to achieve those goals
Creating a regional framework for growth



http://connectourfuture.org/
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• Project Scale 
Meaningful, representative engagement and dialogue 
 

• Community-based Regionalism 
 Getting buy-in to grow the base 

Ø Driven by local values  
Ø Build confidence in process and products 
Ø What’s in it for me? 

 

• Trust 
Building confidence for the first-of-a-kind regional planning effort 

Challenges 

Presenter
Presentation Notes
Meaningful and representative (geographic, demographic) engagement and dialogue
 - Public Engagement Out the WAZOO
Metroquest

Community-based regionalism
Perception and mindset – 1st ever regional framework – just get folks to talk with one another – deal to start and finish together
What’s in it for me – something for everyone – suburban, rural, urban (not just charlotte)
Technical / mapping
Place types and community types to serve as baseline – set point for the region – leveling
Public engagement creating confidence
Slow model build – local government confidence

Evaluating growth scenarios in areas outside the Regional Travel Demand Model (RTDM)
* Building confidence in rural areas through 5-D


http://connectourfuture.org/


LISTEN. 
Learning About What We Value. 

CHOOSE. 
Mapping What We Want for the Region. 

ACT.  
Deciding on the Best Growth Options  
for the Region. 

Presenter
Presentation Notes
During the fall and winter of 2012-2013, we asked people to tell us what they treasured about their communities, challenges, the priorities for future planning, and what they wanted most for their communities in the future. 
More than 2,200 people throughout the region shared their views with us. 
These values will help establish core principles that will guide us as we create options for the region’s growth.

Community Growth Workshops held in September – October 2013, people in all 14 counties in this region
will have the chance to have some fun using maps, chips and other
tools to plot out how their counties should grow.
These county workshops will deepen what we learned in early
June 2013 from 400+ elected, community and business leaders
who gathered at an interactive regional growth summit called
RealityCheck2050.


http://connectourfuture.org/


Community Workshops ULI Realty Check 

 

Consensus-Building 

 

Growth 
Brainstorming Session 

General Growth Themes 

Pop. & Emp. Centers 

Hot  Spots for Growth 

Scenario Planning Initiative 

Character 
How do we want to grow 

as a community? 

Influenced by Community 
Plans / Citizen Vision 

Build Alternative 
Growth Scenarios 

Evaluate 
Growth Scenario Report Cards 

 
Public Feedback & Polling 

 

Open Houses 

Values 
Pop. & Emp. Growth 

Projections 

Why Plan? 

Local Values 

Presenter
Presentation Notes
Scenarios built from the ground up

Evaluation criteria for scenarios taken from phase I public engagement

Reality Check (leaders in the region) from private sector, government, non-profit  -  Hot spots and Themes

Workshops in each county to look at character of growth – They will begin the process with packets of game chips based on the themes that emerges from Reality Check – each table can pick a theme to start and them trade stickers.  

Eye opener when participants see how much space it takes to house 1.8 million people in 1 acre lots.

Consortium to develop scenarios based on all data and information collected.  Made up of technical staff and elected officials (2 different bodies – like TCC and TAC)

http://connectourfuture.org/


ó Regional GIS Data Center 

ó Place Type and Community Type Document 

ó 5-D Transportation Analysis 

ó Metroquest 

ó Turning Technologies 

ó Community Viz 

Data and Technology Build Trust 

Presenter
Presentation Notes

All of the mapping (development status and place types) reviewed by the local jurisdictions before moving forward.

Building confidence in the model at each step so that model results will be trusted.

Provided tools along the way to “smooth” and “enhance” relationships in the region. (Data, place types, regional scan, trend scenario preliminary results, etc.)


http://connectourfuture.org/
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&uact=8&docid=a3ayCu5h7TzbIM&tbnid=Syp-C0rM7qGQTM:&ved=0CAUQjRw&url=http://turningpointmeetingservices.over-blog.com/article-responsecard-rf-lcd-turning-technologies-107524273.html&ei=-bz3U56oA--_sQSj-YDQBw&bvm=bv.73612305,d.cWc&psig=AFQjCNFw1khlNH06iDZr9O-OTkKvq-nNvg&ust=1408831055948753


Presenter
Presentation Notes
Meaningful and representative (geographic, demographic) engagement and dialogue
Community-based regionalism
Perception and mindset
Technical / mapping
Evaluating growth scenarios in �areas outside the Regional Travel �Demand Model (RTDM)




• Encourage participation and reduce 
barriers  

• Engage partners 

• Is it representative of what people 
are thinking? 

 

 

Representative 
not Statistical 

33 Open houses 
64 Small groups 
8 Youth groups 

10 Spanish Language groups 

Presenter
Presentation Notes

Encourage participation and reduce barriers 
“Go to them” - go out into the region�and even specifically to where folks �are – often

Many chances, many times, many ways�to be engaged

Meet identified barriers – geography, language, etc. 
A sample of 2200+ for a region our size  meets the significance test for something like a poll (CNN polls @ 1,300 for a national question)


CNN polls @ 1,300 for a national �question)

2250 participants
97 opportunities to be engaged in addition to on-line.
Between October 2012 and February 2013

�


PHASE I public engagement

Could have done a “survey” much quicker and cheaper, but the goal was to engage folks in this phase and throughout the process. We wanted them to come back to see how their input shaped the process.

Go to the people and offer many changes, at varied times, and many methods for engaging.  
Open house format; small group format (book clubs, senior centers, urban ministries); and on-line presence – QUESTIONS CONSISTENT IN ALL VENUES

Common civic engagement practice does not attempt to be numerically significant  (i.e. 10% of our region would mean 200,000 people participated – lofty goal but not realistic )

Really trying to get at what are people thinking?


The invitation to be engaged is also important – whether the invitation is accepted or not


http://connectourfuture.org/


3.82% 
5.54% 

3.66% 

5.81% 

7.00% 

12.54% 

3.71% 
3.66% 

28.90% 

5.44% 

5.76% 

3.12% 

0.75% 

10.28% 

Anson
Cabarrus
Chester
Cleveland
Gaston
Iredell
Lancaster
Lincoln
Mecklenburg
Rowan
Stanly
Union, NC
Union, SC
York

• Mecklenburg is 
slightly under 
represented 

• Iredell is slightly over 
represented (by 6%) 

• All other counties  
are within 1-2% 

LISTEN 

Presenter
Presentation Notes
Big issue – “this is a Charlotte led process”

Mecklenburg county was slightly underrepresented.

Most counties represented within 1-2% of actual population percentages.

http://connectourfuture.org/


Members of HOLLA! 
Participate in a small group 

conversation 

Members of the Chester Leadership Forum 
participate in a small group discussion 

Participants at the Statesville Open House fill out surveys 

Members of the Stanly 
Co. Chamber and 

Albemarle Downtown 
Development 

Corporation have one-
on-one interviews 

during a small group 

Presenter
Presentation Notes
Another major barrier is getting participation that is representative of the demographics of the region.  Formed partnerships with allied and special interest groups to met this challenge.

Race – ethnicity ; closed the gap on hispanic/latino respondents; +2% of regional average; through assistance of the Latin American Chamber of Commerce

Gender – M/F represented regional averages; 

Age – met goals for getting youth involved through groups like Sustain Charlotte and Youth Councils.�Overall, respondents tended to be older than population, reached a higher education level; and had more income (typical for the types of public engagement activities used)



Presenter
Presentation Notes
Great conversation, develop guiding principles, intense activity and obvious ah-ha moments – now where do I put the rest of the LEGO’s



Accomplishment 
Pride 

Fun 
Appreciation 

Inclusive 
Transparent 

Great process 
Our kids  

Our grandkids 
Knowledgeable facilitators 

Community Workshops 

http://connectourfuture.org/




 

Partnering Activities 

• Business & Development Interests 

• Local Utility Service Providers 

• Chief Planning Officials 

• Transportation Officials 

• Parks and Recreation Officials 

• Local Utility Service Providers 

• School Officials 

Presenter
Presentation Notes
6 focus groups for B&D interests

Why does one area of the region develop before all others?
What factors does a developer consider for site selection in the CONNECT Region?
Where are the next ‘hot spots’ for growth out to 2050?
Focus groups to understand how local land development decisions are made in the region.

What are the growth drivers in the region and their importance to decision making?
How will infrastructure plans direct development?
How will local land use policies direct development?

Planner coordination meetings three rounds December 2012, February 2013, May 2013 (NC 10 counties) = 34 total


ID growth drivers in the region
Effect of available infrastructure

$   Infrastructure replacement (land, buildings, and equipment)� $   Annual facility and infrastructure maintenance� $   Annual staffing costs� $   Tipping point to build new facilities





http://connectourfuture.org/


• Thirty-one place types to 
describe and plan for the 
region 

• Spectrum from rural to 
suburban to urban 

• Place types are rolled up into 
community types for public 
mapping exercises 

• Creates a manageable menu  
to classify and describe the 
built environment 

 

Common Language for Land Use 

Presenter
Presentation Notes

All of the mapping (development status and place types) reviewed by the local jurisdictions before moving forward.

Building confidence in the model at each step so that model results will be trusted.

Provided tools along the way to “smooth” and “enhance” relationships in the region. (Data, place types, regional scan, trend scenario preliminary results, etc.)


http://connectourfuture.org/


Presenter
Presentation Notes
Look up table unique for each community to recognize differences in each local development patterns.

Large lot development in Cabarrus County and a large lot development in Anson County can be coded with different densities, coverages, etc. in the model.

http://connectourfuture.org/


Presenter
Presentation Notes
Look up table unique for each community to recognize differences in each local development patterns.

Large lot development in Cabarrus County and a large lot development in Anson County can be coded with different densities, coverages, etc. in the model.

http://connectourfuture.org/


Presenter
Presentation Notes
Look up table unique for each community to recognize differences in each local development patterns.

Large lot development in Cabarrus County and a large lot development in Anson County can be coded with different densities, coverages, etc. in the model.

http://connectourfuture.org/


Presenter
Presentation Notes
Look up table unique for each community to recognize differences in each local development patterns.

Large lot development in Cabarrus County and a large lot development in Anson County can be coded with different densities, coverages, etc. in the model.

http://connectourfuture.org/


RTDM Model 
Boundary 

 
CONNECT  
Region 

 

Presenter
Presentation Notes
THIRD MAJOR CHALLENGE includes how to integrate with the regional travel demand model when the model does not cover the entire planning area.

Cover project geography
Feedback on relative performance between scenarios (non-auto)
Compatible with CommunityViz
Faster run time
Report additional Measures of Effectiveness related to mode choice and trip reduction



We are coordination:
Pop and employment county level control totals

Trend and preferred scenario interface with RTDM

5D process used to evaluate alternative (aspirational) scenarios.

Full counties not in the model

http://connectourfuture.org/


The Five D’s 
1. Density 

Population density 
Employment density 
 

2. Design 
Place types 
 

3. Distance 
Distance to transit 
 

4. Diversity 
Jobs to housing ratio 
 

5. Destinations 
Levels of congestion 

 

Presenter
Presentation Notes
Points are assigned to each TAZ or grid for each “D”.  Up to a maximum of 60 points..
Employees per acre
Suburban, urban, urban core (use place types)
Distance from transit stops ¼ mile; ½ mile; more
Median HH income
Volume to capacity ratio


http://connectourfuture.org/


Top Priorities 
for the CONNECT Region 

Top Five 
Parks & Open Space 

More Transportation Choices 

Support Our Communities 

Support Local Farms 

Cost of Providing Services 

Improved Water Quality 

Improved Air Quality 

Work Closer to Home 

More Housing Choices 

Cost of My Commute 

http://connectourfuture.org/


Maintain Suburban 
Focus 

Follow Community 
Plans 

Grow Cities, Towns, 
Centers & Transit 

Focus on Regional 
Transportation 

County-Level 
Consortium Scenario 

149,010 
Grid Cells 

10 
Performance 

Indicators 

7,500 
Model Equations 

Alternative Scenarios 

http://connectourfuture.org/




Maintain Suburban Focus 

http://connectourfuture.org/


Follow Community Plans 

http://connectourfuture.org/


Grow Cities, Towns, Centers, and 
Transit 

http://connectourfuture.org/


Focus on Regional Transportation 

http://connectourfuture.org/


21 

Focus 
Group 
Meetings 13 

Consortium 
Meetings 

Development Chip 
Game Maps 118 

5 Policy-Maker Briefings 

42 
Planner Coordination 

Meetings 

3 Webinars 

ULI Reality Check 2050 

MetroQuest 

35 Blueprinting 
Workgroup 
Meetings 57 Community 

Growth 
Workshops 

268 Total scenario 
planning events 

26 
Regional 
Partner 

Meetings 95 Scenario Rating & 
Feedback Events 

http://connectourfuture.org/


>7,200 
Participants 

Presenter
Presentation Notes
2,215 RESPONDING in Phase 1
1,595 RESPONDING in Phase 2
400 at Reality Check
1,195 at Community Growth Workshops
2,507 RESPONDING in Phase 3
* This number does not include those who participated in presentations or meetings but did not provide input.  We estimate that number to be at least another 500 persons throughout the process.

http://connectourfuture.org/


Regional Transit 
Conversation 

168 

Regional Preferred 
Growth Concept 

 
----Affirmed July 29, 2014 

Presenter
Presentation Notes
Other regions have waited to late – and retrofitting land uses for transit after the fact is expensive
There is interest in nurturing lines now – whether that means simply starting a conversation, beginning to implement higher densities along corridors, or preserving rights of way.

Transit tool box as part of the CONNECT framework  - what are the types of transit, how do they work, relative costs, land uses needed to support the mode

BRT workshop in October to begin education around different transit types.  Lots of BRT on the map.  Perception about busses, but they can be sexy and work well in other regions – price allows for greater transit reach.




Growth Scenario Comparison 
What Does this Mean for Local Governments/Region? 

http://connectourfuture.org/


Growth Scenario Comparison 
What Does this Mean for Local Governments/ Region? 

http://connectourfuture.org/


More Vibrant Downtowns 

Preserved Farmland 

Preferred Growth Concept 
What Does this Mean for Local Governments/ Region? 

Presenter
Presentation Notes
(935,100 acres saved from development)


http://connectourfuture.org/


New Walkable Activity Centers More Housing Choices 

Preferred Growth Concept 
What Does this Mean for Local Governments/ Region? 

Presenter
Presentation Notes
(48,100 additional acres)



(rural, suburban, walkable suburban & urban living)


http://connectourfuture.org/


Regional Transit Conversation - Transportation 
Choice 

Presenter
Presentation Notes
Other regions have waited to late – and retrofitting land uses for transit after the fact is expensive
There is interest in nurturing lines now – whether that means simply starting a conversation, beginning to implement higher densities along corridors, or preserving rights of way.

63 more miles of transit in dedicated ROW 
Nurturing lines
Transit tool box
BRT workshop

(than Community Plans)  
175 more miles if you include �post-2050 recommendations


Transit tool box as part of the CONNECT framework  - what are the types of transit, how do they work, relative costs, land uses needed to support the mode

BRT workshop in October to begin education around different transit types.  Lots of BRT on the map.  Perception about busses, but they can be sexy and work well in other regions – price allows for greater transit reach.


http://connectourfuture.org/


Supportive Land Uses 

http://connectourfuture.org/


Scenario Planning 
MAP-21 Proposed Rules (6/2/2014) 

MPOs may use scenario planning, an analytical 
framework, to inform decision makers about the 
implications of various investments and policies on 
transportation system condition and performance, during 
the development of their plan.  

Presenter
Presentation Notes
*

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&docid=wirWJw1iHQQFaM&tbnid=8St76WvLBh3mFM:&ved=0CAUQjRw&url=http://www.globalchange.gov/resources/federal-agency-adaptation-planning-resources/built-infrastructure.html&ei=eyVYU6S9CMmosQT7sIGIBA&bvm=bv.65397613,d.aWc&psig=AFQjCNGOYP3o4fAMHrYWW70qKv9cyRNPzA&ust=1398372036944922
http://connectourfuture.org/
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Empowering 
Decision-Makers 

Mark E. Kirstner, AICP 
Piedmont Authority for Regional Transportation 

PiedmontTogether.org 
 



Context 

• 12-county comprehensive regional plan 
• Two lead agencies 
• Funding from HUD 
• 3 years 
• Piedmonttogether.org 



Empowering Decision Makers 

“What I want is a guide book sitting 
beside me that gives a glimpse into 
the consequences of my decisions.” 
 
Mike Barber, 2001 Guilford County Commissioner 
in response to the question…How will you want 
to use the county’s updated land use plan? 



Decision Making Tools 

Local Design Charrettes 
 
 
Land Value Analysis 
 
 
Scenario Modeling 



Decision Making Tools 

Local Design Charrettes 
• Seven over a year and a half period 
• 550 participants total 
• Local team of architects and planners 
• Maximize participation  
• Appointing local citizen planners 
• 2 to 3 day period 
• Immediate results…well almost 







Picture of charrtte taking place 





Decision Making Tools 

Land Value Analysis 
• Based on actual tax appraiser data 
• Generation of revenue (property tax) 
• Small town and Big city 
• County support for downtown development 













Decision Making Tools 

Scenario Modeling 
• Just another tool, its not a crystal ball 
• Input: Actual data and some assumptions 
• Difficult setup  
• Test numerous scenarios 
• Helps to tell a story                                                                                                                                                                                
• Great maps 

 



Presenter
Presentation Notes
This map shows the 1950 township boundaries for our 12 county region
The darker the purple means the more dense the population
And through this animation through each decade, you can see how the population has increased and spread out through 2010















Regional 
Totals 

Source:  Woods & Poole County Profiles, 2013 

County 
Totals 

 
2010 to 2040 

Presenter
Presentation Notes
On this map you can see the growth anticipated by each county
Number wise, Forsyth county will see the most new number of homes and jobs
Percentage wise, Davie County will actually see the biggest increase in its population
The only negative growth is in population for Montgomery county






Growth Scenarios 

Presenter
Presentation Notes
In addition to the current trend- we have our three scenarios:
We developed an efficient scenario – where we strongly invest in our existing communities and focus on redevelopment opportunities
A connections scenario – where we emphasize a robust transit service to link the communities in our regions together
And a conservation scenario – where we make it a priority to preserve our rich natural and cultural resources; our farmland; and our forestland
We will go into a little bit more detail about the inputs and outputs for each of these scenarios in just a moment
I’ve got a couple of project team members with me today that are going to help illustrate these scenarios for ou
After our discussions today, we plan to create an “ideal” scenario that will combine the most important characteristics from each of these alternative
So lets take a look at the placement of jobs and homes in each of our growth scenarios





Sign Trend Efficient Connections Conservation Hybrid
Redevelopment Opportunity Areas + 10 10
Town Centers + 7 9.5 7 9
Service Areas + 9 10 9 7
Activity Centers + 8 8 8 6
ETJ Limits + 8 8
PART Stops + 5 8 10 10
Transit Centers + 9 10
Local Bus Routes + 5 8 8 9
Transit Corridors + 9 9
Street Cars + 9 9
Rail + 6 9 10 8
PART Park & Ride Lots + 5 8 10 7
Interchanges + 8 7 8 7
Major Roads + 9 7 9 6
Intersections + 9 7 9
PART Shuttle Servce Area + 8
Natural Heritage Areas - 5 5 5 10 10
Critical Water Supply Watersheds - 5 6 5 7 9
Protected Water Supply Watersheds - 5 5 5 7 7
Streams & Wetlands - 8 8
Steep Slopes - 7 7
Hydric/Erodible Soils - 7 7
Landscape Habitat Indicator Guilds - 10
Prime Farmland Soils - 8
Contiguous Forest Cover - 8
Greenway Buffer - 7 5

Suitability Characteristic
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Current Trend Growth Scenario 
Key Inputs: 
1. Current Single/Multi- 

Family Split 
2. Historic Growth Trends 
3. Existing Environmental 

Regulations 
4. Existing transportation 

choices 
5. Reflects current land use 

patterns 
6. Limited growth 

restrictions 
 

 

Presenter
Presentation Notes
In our current trend growth scenario:
Our region’s prevalent pattern of dispersed, low-density, single-use development will continue to expand and surround cities and towns, impacting agricultural and timber lands, water quality, and natural habitats.  
Inputs into this model include:
Using our current single and multi family split as it is today
We used our historical growth to predict where future growth was going to go
We input only the minimum existing environmental regulations
And input only existing transportation choices, assuming mostly most daily trips will consist of automobile use
On the map on the right, each red dot represents 10 NEW homes
Each blue dot represents 100 NEW jobs
And where they overlap, you will see purple dots, representing both new homes and jobs in the same location




Efficient 

Key Inputs: 
• Existing Service 

Areas 
• Redevelopment 

Opportunity Areas 
• Focus on 

Downtowns 
• More Mixed-use 

 

Presenter
Presentation Notes
Suitability Characteristic Weight
Redevelopment Opportunity Areas
+10
Service Areas
+10
Town Centers
+9.5
Rail
+9
Activity Centers
+8
ETJ Limits
+8
Local Bus Routes & PART
+8
Major Roads & Intersections
+7
Interchanges
+7
Critical Water Supply Watersheds
-6
Natural Heritage Areas
- 5
Protected Water Supply Watersheds
- 5




Efficient Growth Scenario 
Key Inputs: 
1. Utilizing Existing Service 

Areas 
2. Redeveloping Opportunity 

Areas 
3. Focus on Downtowns 
4. More Mixed-use 

Development 
5. Directs growth to transit 

corridors 
6. Mixed-use and 

redevelopment priority 
within service areas 

 
 



Connections Growth Scenario 

Transportation 
choices 

Freight        
movement           

Locally produced 
goods 

 
 



Connections Growth Scenario 

Key Inputs: 
1. Mass Transit Opportunities 

between Big Cities 
2. Improving Connections 

between Large and Small 
Cities 

3. Restricted growth to transit 
corridors 

4. Allowed for mixed-use and 
redevelopment in transit 
zones 

 
 

 



Conservation Growth Scenario 

Local renewable 
energy production 

Tourism 
 
Farm & forest lands 
 
 



Conservation 

Key Inputs: 
• Protects our most 

valuable: 
⁻ Habitats 
⁻ Farmland 
⁻ Forestland 
⁻ Rivers & Lakes 

 

Presenter
Presentation Notes
Suitability Characteristic Weight
Natural Heritage Areas
-10
Landscape Habitat Indicator Guilds
-10
Streams
-8
Wetlands
-8
Prime Farmland Soils
-8
Contiguous Forest Cover
-8
Water Supply Watersheds
-7
Steep Slopes
-7
Hydric/Erodible Soils
-7
Greenway Buffer
-5




Conservation Growth Scenario 

Key Inputs: 
1. Protecting our most  
      valuable: 

• Habitats 
• Farmland 
• Forestland 
• Rivers & Lakes 

1. Minimize growth outside    
service areas 

2. Allow for mixed-use and      
redevelopment in service areas 
 

 



Efficient 

Conservation Connections 

Current Trend 

Presenter
Presentation Notes
The focus of each alternative growth scenario is different, yet each includes a broad range of positive potential goals or desired outcomes worth considering .  
Each help illustrate possible future development patterns and to generate discussion of desired outcomes and implementation strategies available to communities throughout our region.
Wise choices now can help to ensure growth in our region preserves and enhances the quality of life in our communities, provides for our economic well-being and protects the resources we value most.




Hybrid 

Key Inputs: 
• Existing Service 

Areas 
• Expanded Transit 

Options 
• Protect Natural 

Landscape 
• More Mixed-use 

Development 
 

Presenter
Presentation Notes
Suitability Characteristic
Weight
Natural Heritage Areas
-10
PART Stops
+10
Transit Centers
+10
Redevelopment Opportunity Areas
+10
Town Centers
+9
Critical Water Supply Watersheds
-9
Transit Corridors
+9
Street Cars
+9
Local Bus Routes
+9
Suitability Characteristic
Weight
Streams & Wetlands
-8
Rail
+8
PART Park & Ride Lots
+7
Service Areas
+7
Protected Water Supply Watersheds
-7
Steep Slopes
-7
Hydric/Erodible Soils
-7
Interchanges
+7
Major Roads
+6
Activity Centers
+6




2. 
Where are 
we going? 

 

3. 
Where do we 
want to be? 

 

4.  
How do we 
get there? 

 

Trend Information  
Probable Scenario 

 

Possible Scenarios 
Community Vision 

 

Goals,  Strategies, 
Actions & Priorities 

 

 

Hybrid 
Growth 
Scenario 

§ Directs growth to 
service areas and 
transit corridors 
§ Allowed for mixed-use 

and redevelopment in 
service areas and 
transit zones 
 

 



2. 
Where are 
we going? 

 

3. 
Where do we 
want to be? 

 

4.  
How do we 
get there? 

 

Trend Information  
Probable Scenario 

 

Possible Scenarios 
Community Vision 

 

Goals,  Strategies, 
Actions & Priorities 

 

 

Hybrid 

Current 
Trends Efficient 

Connections Conservation 



Summary Report Card 
Performance Measure Current Trend Efficient Connections Conservation Hybrid 
 Housing & Jobs           
  Greater Jobs-Housing Balance 

ü üüü üüüü üü üüü 
  An increased number of new homes located in close proximity to new jobs. 

  More Growth in Existing Service Areas 
üüü üüüü üü üüü üüüü 

  An increased number of new homes and jobs located in existing municipal boundaries and sewer 
service areas. 

  More Compact Communities 
ü üüü üüü üüüü üüüü 

  An increase in mixed-use development and population density. 

  Higher Growth Capacity 
ü üüü üüüü üüü üüüü 

  Ability to accommodate more homes and jobs. 

 Transportation           
  More Growth in Transit Opportunity Areas ü üüü üüüü üüü üüüü 
  Greater access to a larger variety of transportation options and services. 

  Reduced Transportation Cost 
üü üüü üü üüüü üü 

  An increase in population growth in areas with currently a low to moderate housing and 
transportation cost. 

 Healthy Communities           
  Greater Access to Health Care 

üü üü üüü üüüü üüü   An increase in population growth in areas within a 10 minute drive time to a major hospital or 
urgent care facility. 

  Greater Access to Fresh, Healthy Foods 
üüü ü üüü üüüü üü   An increase in population growth in low food access areas, as determined by the USDA, 

generates a higher marketability to attract more healthy food options. 

  Greater Access to Trails üü üü üüüü ü üüü   An increase in population growth within a 2-mile radius of a state trail. 

  More Cleanup and Redevelopment of Brownfield Sites 

üü üüü üüü üüü üüüü   
An increase in population growth within a half-mile radius of known brownfield sites, as 
designated by US EPA, brings a greater awareness to cleanup and redevelop these sites and to 
attract more homes and jobs. 

 Places & Spaces           
  Smaller Development Footprint ü üüü üüü üüüü üüüü 
  Area extent of new growth combined with areas of existing growth. 

  Higher Average Tax Value Per Acre 
ü üüü üüü üü üüüü 

  An increase in residential and non-residential development within town cores that return the 
largest tax value per acre. 

  Greater Protection of Prime Farmland Soils ü üüü üüü üüüü üüüü 
  Less growth in areas with prime farmland soils, as designated by USDA.  

  Greater Preservation of Critical WSWS ü üü üüü üüüü üüü 
    Less growth in areas within a half-mile of water supply intakes. 

üüüü 
Most satisfies  
performance measure 

üüü 
Moderately satisfies  
performance measure 

üü 
Somewhat satisfies  
performance measure 

ü 
Least satisfies  
performance measure 

Presenter
Presentation Notes
The last thing I have to show you is our performance measure report card 
The measures are grouped by theme 
And the check marks range from least to most satisfies each measure
I won’t go through each one, but I will just highlight some of the most significant comparisons

The efficient scenario puts the most homes and jobs in existing service areas
The connections scenario has a jobs-housing balance where more jobs are located near new homes and has the highest growth capacity.  
It could accommodate more than 2 times the people than that of the trend (so does hybrid)
The conservation scenario creates the most compact communities, with 6 times the average population density as in the trend (so does hybrid); 
it also conservers two-thirds of the primefarmland that is developed in the trend (so does hybrid); 
it also reduces the growth in critical WSWS by 85%
Hybrid reduced growth in Critical WSWS by 75%; 
it has the smallest development footprint (one third the size as the trend)





Questions / Comments 
Matt Noonkester, AICP   matt.noonkester@stantec.com 

Joe Minicozzi, AICP    joe@urban-three.com 

Michelle Nance, AICP   mnance@centralina.org 

Mark Kirstner, AICP    markk@partnc.org 
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