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EXISTING
COUNTY LAND 

Costs Source of Funds

Improvement Total Public
Cost

County City/ Other
(State, Private)

Electrical 
Infrastructure

$500,000 $0 $500,000 

Utility 
Infrastructure

$0 $0 

Park $24,000,000 $24,000,000 

Latta Arcade St. $795,000 $0 $795,000 

Stonewall St. $5,300,000 $0 $5,300,000 

2nd St. $8,600,000 $0 $8,600,000 

Mint St. $440,000 $0 $440,000 

Poplar St. $375,000 $0 $375,000 

Amenities $0 $0 

Stonewall St. $900,000 $0 $900,000 

2nd St. $1,500,000 $0 $1,500,000 

Mint St. $1,500,000 $0 $1,500,000 

Poplar St. $1,500,000 $0 $1,500,000 

Total $45,410,000 $24,000,000 $21,410,000 



TRYON STREET

Costs Source of 
Funds

Improvement Total Public
Cost

County City/Other
(State, Private)

Electrical 
Infrastructure

$500,000 $0 $500,000 

Utility 
Infrastructure

$0 $0

Park $18,000,000 $18,000,000 $0

Transportation $0 $0

Stonewall St. $5,300,000 $0 $5,300,000 

2nd St. $8,600,000 $0 $8,600,000 

Mint St. $440,000 $0 $440,000 

Poplar St. $375,000 $0 $375,000 

Amenities $0 $0

Stonewall St. $900,000 $0 $900,000 

2nd St. $1,500,000 $0 $1,500,000 

Mint St. $1,500,000 $0 $1,500,000 

Poplar St. $1,500,000 $0 $1,500,000 

Total $38,615,000 $18,000,000 $20,615,000 

TRADE STREET 

Costs Source of Funds

Improvement Total Public
Cost

County City/ Other
(State, Private)

Electrical 
Infrastructure

$1,700,000 $0 $1,700,000 

Utility 
Infrastructure

$0 $0 

Park $15,000,000 $15,000,000 $0 

Transportation $0 $0 

Stonewall St. $5,300,000 $0 $5,300,000 

2nd St. $8,600,000 $0 $8,600,000 

Mint St. $440,000 $0 $440,000 

Poplar St. $445,000 $0 $445,000 

Amenities $0 $0 

Stonewall St. $900,000 $0 $900,000 

2nd St. $1,500,000 $0 $1,500,000 

Mint St. $1,500,000 $0 $1,500,000 

Poplar St. $1,500,000 $0 $1,500,000 

Total $36,885,000 $15,000,000 $21,885,000 





•
•

•

•

•

•

•

•

•

•

•

•



•

•

•

•

•

•

•

•

•

•

•

•

•



•

•

•

•

•

•

•

•

•

•





•

•
•

•

•

•

•

•

•

•





















































Summary Chart of Projected Tax Revenue at Phase I Completion
Revenue for Development Directly Related to Park

Existing County Land

Ratio Private: Public Investment
Est. Gov't Investment 45,410,000$      
Est. Private Investment Phase I 15,400,000$      
Ratio Private: Public 0.34$                 : $1

TOTAL PROJECTED ANNUAL TAX REVENUE

County City
Municipal 

District Total
Sales Tax 500,000$           100,000$           -$                  600,000$                 
Retail Property Tax 95,732$             60,710$             4,329$              160,771$                 
Office Property Tax -$                   -$                   -$                  -$                         
Residential Property Tax -$                   -$                   -$                  -$                         
Parking Property Tax 17,674$             11,208$             799$                 29,681$                   
Total 613,406$           171,918$           5,128$              790,452$                 

Trade Street

Ratio Private: Public Investment
Est. Gov't Investment 36,885,000$      -$                   
Est. Private Investment Phase I 133,285,000$   -$                   
Ratio Private: Public 3.61$                 : $1

TOTAL PROJECTED ANNUAL TAX REVENUE

County City
Municipal 

District Total
Sales Tax 200,000$           40,000$             -$                  240,000$                 
Retail Property Tax 38,293$             24,284$             1,732$              64,308$                   
Office Property Tax -$                   -$                   -$                  -$                         
Residential Property Tax 869,873$           551,644$           39,336$            1,460,852$              
Parking Property Tax 73,345$             46,513$             3,317$              123,175$                 
Total 1,181,511$        662,441$           44,384$            1,888,336$              

Tryon Street

Ratio Private: Public Investment
Est. Gov't Investment 38,615,000$      
Est. Private Investment Phase I 287,950,000$   
Ratio Private: Public 7.46$                 : $1

TOTAL PROJECTED ANNUAL TAX REVENUE

County City
Municipal 

District Total
Sales Tax 750,000$           150,000$           -$                  900,000$                 
Retail Property Tax 143,598$           91,065$             6,494$              241,157$                 
Office Property Tax 1,399,160$        887,300$           63,270$            2,349,730$              
Residential Property Tax 347,949$           220,658$           15,734$            584,341$                 
Parking Property Tax 229,757$           145,704$           10,390$            385,850$                 
Total 2,870,464$        1,494,727$        95,887$            4,461,078$              
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Job: Resident Ratio for Full Projected Build-Out
Jobs: Residents Ratio Jobs Residents Ratio
County Land Option 8,650    2,738 3
Trade Street Option 6,500    4,000 2
Tryon Street Option 12,000  2,133 6
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Charlotte Tax Rates and Assumptions

Sales Tax Rates
Total State Sales Tax 4.50%
County Portion 2.50%
City Portion (Transit Tax) 0.50%

Sales Tax Notes/Assumptions
1. The State of North Carolina collects all sales tax and redistributes a portion to counties.
2. In this model, we assume that average annual retail sales per square foot will be $200.
3. The revenue projections in this model assume no tax-related incentives for retail. 

Property Tax Rates
County Property Tax Rate (per $100 value) 0.7364%
City Property Tax Rate 0.4670%
City/County Combined 1.2034%
Municipal District Tax 0.0333%
Total 1.2367%

Property Tax Notes/Assumptions
1. In Charlotte, all properties are assessed at 100% of market value and reassessed every 4 years.
2. In Charlotte, residential assessments are based on comparable sales and market data and commercial
assessments are based on income.
3. In this model, we use total development/construction cost as a proxy for assessed value for all properties. We believe this gives us a 
conservative estimate of potential assessed values.
4. The revenue projections in this model assume no tax-related incentives for residential or commercial development.
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Existing County Land

Completion of Phase I: Private Development Directly Linked to Park

Use
Absorbed in 

Phase 1- Years: Construction Cost

10
Office (SF) 0% -                       SF -                      190$                         -$                     
Residential

Units 0% -                       900 SF per -                      157,500$                 
Total SF -                       -                      175$                         -$                     

Retail (SF) 50% 10,000                 SF 100,000              130$                         13,000,000$        
Parking

Stall 3% 20                         300 SF per 200                      12,000$                    
Total SF 6,000                   60,000                40$                           2,400,000$          

Total  160,000              15,400,000          
Total w/out Parking 100,000              13,000,000          

Est. Gov't Investment 45,410,000$        
Est. Private Investment Phase I 15,400,000$        
Ratio Private: Public 0.34$                  : $1

Absorbtion Assumptions
1. This park will not directly incent any office or residential development.
2. This park will incent moderate retail in its immediate vicinity.
3. Approximately two parking stalls will be constructed for every 1,000 feet of retail.

% Total 
Buildout

Annual 
Absorption due 

to Park

Potential 
Investment at 

Phase I 
Completion
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Tax Revenue Projections
Existing County Land

Sales Tax: Retail

County City (Transit)
Municipal 

District Total
Rate 2.50% 0.50% 0.00% 3.00%
Estimated Annual Sales/SF 200$           
Sales Tax per SF 5.00$                   1.00$               -$                    6.00$                        
Total Retail SF Phase I 100,000      
Annual Sales Tax Revenue 500,000$             100,000$         -$                    600,000$                 

Property Tax: Retail

County City
Municipal 

District Total
Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 130$           
Annual Property Tax per SF 0.96$                   0.61$               0.04$                   1.61$                        
Total Retail SF Phase I 100,000      
Annual Property Tax Revenue 95,732$               60,710$           4,329$                160,771$                 

Property Tax: Office

County City
Municipal 

District Total
Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 190$           
Annual Property Tax per SF 1.40$                   0.89$               0.06$                   2.35$                        
Total Office SF Phase I -              
Annual Property Tax Revenue -$                     -$                 -$                    -$                         

Property Tax: Residential

County City
Municipal 

District Total
Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 175$           
Annual Property Tax per SF 1.29$                   0.82$               0.06$                   2.16$                        
Total Residential SF Phase I -              
Annual Property Tax Revenue -$                     -$                 -$                    -$                         

Property Tax: Parking

County City
Municipal 

District Total
Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 40$             
Annual Property Tax per SF 0.29$                   0.19$               0.01$                   0.49$                        
Total Parking SF Phase I 60,000        
Annual Property Tax Revenue 17,674$               11,208$           799$                    29,681$                    

TOTAL TAX REVENUE

County City
Municipal 

District Total
Sales Tax 500,000$             100,000$         -$                    600,000$                 
Retail Property Tax 95,732$               60,710$           4,329$                160,771$                 
Office Property Tax -$                     -$                 -$                    -$                         
Residential Property Tax -$                     -$                 -$                    -$                         
Parking Property Tax 17,674$               11,208$           799$                    29,681$                    
Total 613,406$             171,918$         5,128$                790,452$                 
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Trade Street

Completion of Phase I: Private Development Directly Linked to Park

Use
Absorbed in Phase 

1- Years: Construction Cost

10
Office (SF) 0% -                      SF -                         190$                        -$                       
Residential

Units 30% 75                       900 SF per 750                         157,500$                 
Total SF 67,500                675,000                  175$                        118,125,000$        

Retail (SF) 23% 4,000                  SF 40,000                    130$                        5,200,000$            
Parking

Stall 11% 83                       300 SF per 830                         12,000$                   
Total SF 24,900                249,000                  40$                          9,960,000$            

Total  964,000                  133,285,000          
Total w/out Parking 715,000                  123,325,000          

Est. Gov't Investment 36,885,000$       
Est. Private Investment Phase I 133,285,000$     
Ratio Private: Public 3.61$                 : $1

Absorbtion Assumptions
1. This park will not directly incent any office development.

3. The residential growth associated with the park will incent very moderate retail development. 
4. Approximately one parking stall will be constructed for every residential unit. Approximately two parking stalls will be constructed for every 1,000 
square feet of retail.

% Total 
Buildout

Annual 
Absorption due 

to Park

Potential 
Investment at 

Phase I 
Completion

2. This park will incent some residential development (probably extending down from the 4th Ward). We estimate that the Trade St. park will incent 
the development of approximately 75 units of housing per year. This is approximately 25% of the 10 year average residential absorption for all of 
Center City (~300 units constructed/year).
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Tax Revenue Projections
Trade Street

Sales Tax: Retail
County City (Transit) Municipal Total

Rate 2.50% 0.50% 0.00% 3.00%
Estimated Annual Sales/SF 200$           
Sales Tax per SF 5.00$                  1.00$               -$                       6.00$                       
Total Retail SF Phase I 40,000        
Annual Sales Tax Revenue 200,000$            40,000$           -$                       240,000$                 

Property Tax: Retail
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 130$           
Annual Property Tax per SF 0.96$                  0.61$               0.04$                      1.61$                       
Total Retail SF Phase I 40,000        
Annual Property Tax Revenue 38,293$              24,284$           1,732$                    64,308$                   

Property Tax: Office
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 190$           
Annual Property Tax per SF 1.40$                  0.89$               0.06$                      2.35$                       
Total Office SF Phase I -              
Annual Property Tax Revenue -$                    -$                -$                       -$                         

Property Tax: Residential
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 175$           
Annual Property Tax per SF 1.29$                  0.82$               0.06$                      2.16$                       
Total Residential SF Phase I 675,000      
Annual Property Tax Revenue 869,873$            551,644$         39,336$                  1,460,852$              

Property Tax: Parking
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 40$             
Annual Property Tax per SF 0.29$                  0.19$               0.01$                      0.49$                       
Total Parking SF Phase I 249,000      
Annual Property Tax Revenue 73,345$              46,513$           3,317$                    123,175$                 

TOTAL TAX REVENUE
County City Municipal District Total

Sales Tax 200,000$            40,000$           -$                       240,000$                 
Retail Property Tax 38,293$              24,284$           1,732$                    64,308$                   
Office Property Tax -$                    -$                -$                       -$                         
Residential Property Tax 869,873$            551,644$         39,336$                  1,460,852$              
Parking Property Tax 73,345$              46,513$           3,317$                    123,175$                 
Total 1,181,511$         662,441$         44,384$                  1,888,336$              
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Tryon Street

Completion of Phase I: Private Development Directly Linked to Park

Use
Absorbed in Phase 

1- Years: Construction Cost

10
Office (SF) 42% 100,000             SF 1,000,000               190$                        190,000,000$        
Residential

Units 23% 30                      900 SF per 300                         157,500$                 
Total SF 27,000               270,000                  175$                        47,250,000$          

Retail (SF) 60% 15,000               SF 150,000                  130$                        19,500,000$          
Parking

Stall 35% 260                    300 SF per 2,600                      12,000$                   
Total SF 78,000               780,000                  40$                          31,200,000$          

Total  2,200,000               287,950,000          
Total w/out Parking 1,420,000               256,750,000          

Est. Gov't Investment 38,615,000$      
Est. Private Investment Phase I 287,950,000$    
Ratio Private: Public 7.46$                : $1

Absorbtion Assumptions

3. The office and residential growth associated with the park will incent retail development. 
4. Approximately one parking stall will be constructed for every residential unit. Approximately two parking stalls will be constructed for every 
1,000 feet of retail. Approximately three parking stalls will be constructed for every 1,000 feet of office. 

% Total 
Buildout

Annual 
Absorption due 

to Park

Potential 
Investment at 

Phase I 
Completion

1. This park will directly incent office development moving west from Tryon St., beginning with the construction of the signature building. We 
estimate that the Tryon St. Park will incent the development of approximately 100,000 SF of office development per year. This is approximately 20% 
of the 10 year average of office absorption for all of Center City (~500,000 SF absorbed/yr).  
2. This park will incent some residential development (probably extending down from the 4th Ward and in conjunction with mixed use development 
along the park). We estimate that it will incent the development of approximately 30 units of housing per year. This is approximately 10% of the 10 
year average residential absorption for all of Center City (~300 units constructed/year).
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Tax Revenue Projections
Tryon Street

Sales Tax: Retail
County City (Transit) Municipal District Total

Rate 2.50% 0.50% 0.00% 3.00%
Estimated Annual Sales/SF 200$           
Sales Tax per SF 5.00$                 1.00$               -$                       6.00$                       
Total Retail SF Phase I 150,000      
Annual Sales Tax Revenue 750,000$           150,000$         -$                       900,000$                 

Property Tax: Retail
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 130$           
Annual Property Tax per SF 0.96$                 0.61$               0.04$                      1.61$                       
Total Retail SF Phase I 150,000      
Annual Property Tax Revenue 143,598$           91,065$           6,494$                    241,157$                 

Property Tax: Office
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 190$           
Annual Property Tax per SF 1.40$                 0.89$               0.06$                      2.35$                       
Total Office SF Phase I 1,000,000   
Annual Property Tax Revenue 1,399,160$        887,300$         63,270$                  2,349,730$              

Property Tax: Residential
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 175$           
Annual Property Tax per SF 1.29$                 0.82$               0.06$                      2.16$                       
Total Residential SF Phase I 270,000      
Annual Property Tax Revenue 347,949$           220,658$         15,734$                  584,341$                 

Property Tax: Parking
County City Municipal District Total

Rate 0.736% 0.467% 0.033% 1.237%
Estimated Assessed Value/SF 40$             
Annual Property Tax per SF 0.29$                 0.19$               0.01$                      0.49$                       
Total Parking SF Phase I 780,000      
Annual Property Tax Revenue 229,757$           145,704$         10,390$                  385,850$                 

TOTAL TAX REVENUE
County City Municipal District Total

Sales Tax 750,000$           150,000$         -$                       900,000$                 
Retail Property Tax 143,598$           91,065$           6,494$                    241,157$                 
Office Property Tax 1,399,160$        887,300$         63,270$                  2,349,730$              
Residential Property Tax 347,949$           220,658$         15,734$                  584,341$                 
Parking Property Tax 229,757$           145,704$         10,390$                  385,850$                 
Total 2,870,464$        1,494,727$      95,887$                  4,461,078$              
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