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Asheville’s de facto motto was:  

“That will never work here - don’t even try.”
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In God we trust; 
everyone else, 
bring data.
Mayor Michael Bloomberg



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



“The United States is the 
largest corporation 

in the world.”

Joe Biden 
United States Vice President 
Late Show: 12/6/2016

Source: U.S. Code Title 28: Part VI, Chapter 176, Subchapter A: §302(15)A



Asheville 
Is 7x >

Life is a game. 
Money is how we keep score. 
- Ted Turner



What is a City?
Photo Source: James Harrison



What is a City?
Luminous Earth Grid by Stuart Williams 1993



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 > 3500% 
  

in 15 years 
The lot is less than 1/5 acre



$7K $634K

$48K $84K

34 0.2

0 90

Asheville 
Walmart

Downtown 
Building

Land Consumed (Acres)

Total Property Taxes Per Acre

City Sales Taxes Per Acre

Residents Per Acre

6 74
Jobs Per Acre

Total Tax Value: 

$11M
Total Tax Value: 

$20M



SCARY MATH



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

How do we compare cars?
Miles per tank



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

245 miles 
per tank

380 miles 
per tank

390 miles 
per tank

571 miles 
per tank

648 miles 
per tank

How do we compare cars?
Miles per tank



1955 BMW Isetta Rolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius Ford F150 Lariat LTD

50/70 mpg

11/18 mpg
8/14 mpg

51/48 mpg

13/18 mpg

How do we compare cars?
Miles per gallon



Ford F150 Lariat LTD

50/70 mpg

1955 BMW IsettaRolls-Royce Phantom 
Drophead

Bugatti Veyron SS Toyota Prius

11/18 mpg

51/48 mpg

13/18 mpg

How do we compare cars?
Miles per gallon

8/14 mpg



$274.00

$95.00

$47.80

$9.30$6.70$5.50$1.00
Mixed Use 

(6 Story)

Residential Commercial Mixed Use

County Property Taxes Per Acre 
Ratio Difference of 60 City Set in 21 States (+ 1 Province)

Source: Urban3

Mixed Use 
(3 Story)

Mixed Use 
(2 Story)

Mall or StripWalmartCity Single FamilyCounty Single Family



Charles Terrell, CMI 

Director of Property Tax

International Association of Assessing Officers 
80th International Conference 

Sacramento, CA 
August 26, 2014 



WALMART = HOUSE CAT



Question:

But why don’t people 
see that?



Fiber architecture of the brain.  
Measured from diffusion spectral imaging (DSI).

 Human Connectome Project

Mapping the Brain

anterior-posterior 
left-right
up-down 

Economic MRITM

DSI Studio



Biltmore Estate

Mt. 
Mitchell

Pisgah 
Forest

40

40

26

26

Waynesville

Marion

Madison County

Haywood County

Henderson County

Rutherford County

owel l  County

McD

Yan
ce

y

County

17,000,001 - 33,000,000

Total Taxable 
Value ($)

10,000,001 - 17,000,000
5,500,001 - 10,000,000
2,500,001 - 5,500,000
1,000,001 - 2,500,000
430,001 - 1,000,000
160,001 - 430,000
< 160,000
0

33,000,001 - 76,000,000
> 76,000,000

Total Taxable Value 
Buncombe County, NC

N

Source: Buncombe County NC Assessor (2021)

Economic MRITM



Taxable Value Per Acre 
Buncombe County, NC

N

6,200,001 - 12,000,000

Taxable Value 
Per Acre ($)

3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
420,001 - 760,000
170,001 - 420,000
< 170,000
0

12,000,001 - 20,000,000
> 20,000,000

Source: Buncombe County NC Assessor (2021)
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Taxable Value Per Acre 
Buncombe County, NC

N

6,200,001 - 12,000,000

Taxable Value 
Per Acre ($)

3,500,001 - 6,200,000
2,000,001 - 3,500,000
1,200,001 - 2,000,000
760,001 - 1,200,000
420,001 - 760,000
170,001 - 420,000
< 170,000
0

12,000,001 - 20,000,000
> 20,000,000

Source: Buncombe County NC Assessor (2021)
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Tax Systems
How Your Services are Funded



Source: US Census 2021 State & Local Government Finance Historical Datasets and Tables
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Property Tax
Sales Tax
Income & OtherLocal Tax Revenue Sources 

United States

https://www.census.gov/data/datasets/2021/econ/local/public-use-datasets.html


Illinois
Your Taxes WorkwikiHow

A reference for 
North Carolinians!



Total Tax BillMarket Value Taxable ValueExemptions

North CarolinawikiHow Your Taxes Work

This is how NC’s 
system works!

- = x =Mill Rate

Source: ncdor.gov



wikiHow Your Taxes Work

Total Tax Bill

Market Value - =Exemptions
Assessment 

Ratex
Assessed Value x Equalization Factor1 =

Equalized 
Assessed Value Tax Rate =x

1In 2024, equalization factor was 1 for both Will and Kendall Counties. 
It ensures all property is assessed at 1/3rd of market value.

IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue

This is how the 
Illinois system 

works!

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html


wikiHow Your Taxes Work IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue

This is how the 
Illinois system 

works!

$613$630$630

Total City Tax Bill

ResidentialCommercial Residential
Homestead

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html


IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue

Townships
Kendall County Will County

City of Joliet

Each township 
contains dozens of 

taxing districts.

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html


$8,483

Township Roads

Township

County

Parks

Forest

City

College

School

Tax bill 
elements vary 

depending on a property’s 
location.

Library

Fire
Full Tax Bill

IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue, willcountysoa.com

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html
https://willcountysoa.com/section/TaxMaps/WillCounty-TownshipParcelMaps.htm


IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue, willcountysoa.com

$300K

$300K $300K

$300K

$7,231

Township
School
City
County
Fire
College
Township Roads
Library
Parks
Forest

$8,483

$8,780

$8,376

Total Tax Bill:

Total Tax Bill:Total Tax Bill:

Total Tax Bill:

Kendall County

Will County

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html
https://willcountysoa.com/section/TaxMaps/WillCounty-TownshipParcelMaps.htm


Total Tax Bill:

IllinoiswikiHow Your Taxes Work

Source: Will County Supervisor of Assessments, Illinois Dept. of Revenue, willcountysoa.com

4 properties 
valued at

$300K

Township District: 
Na-au-say

Total Tax Bill:

Township District: 
Seward

$8,483
$7,231

Township
School
City
County
Fire
College
Township Roads
Library
Parks
Forest

Total Tax Bill:

Township District: 
Troy

$8,780Total Tax Bill:

Township District: 
Joliet

$8,376

https://www.willcountysoa.com/EqualizationFactors
https://tax.illinois.gov/research/press-releases-archive/press-release.30968.html
https://willcountysoa.com/section/TaxMaps/WillCounty-TownshipParcelMaps.htm


Budget
Your City by the Numbers



Source: City of Joliet 2024 Actual Financial Summary (2024)

We are 

mapping these.

Revenues: $226M Expenditures: $191M

Federal, State, & Private Grants
1%

Utility Tax
3%

Licenses and Permits
3%

Charges For Service
4%

Misc. Revenue
4%

Fines, Fees, & Forfeitures
9%

Income Tax
11%

Other Taxes
12%

Property Tax
22%

Sales Tax
30%

Transit
0.3%

Parks & Recreation
0.4%

Public Works
4%

Fleet
4%

Transportation
5%

Community Dev.
7%

General Government
34%

Public Safety
45%

$226M

General Fund: Flow of Funds FY 2024 
Joliet, IL



Revenues

$26M   Other Taxes

$49M   Property Tax

$69M   Sales Tax

$21M   Fines, Fees, & Forfeitures

$10M   Charges for Service
$10M   Misc. Revenue

$3M    Federal, State, & Private Grants

$26M   Income Tax

$7M   Licenses & Permits
$6M   Utility Tax

$226M

Fund

General

Source: City of Joliet (2024)

Expenditures

$191M

Public Safety   $86M

General Government   $65M

Community Development   $13M

Parks & Recreation   $0.8M

Transit   $0.5M

Transportation   $10M

Fleet   $8M

Public Works   $7M

General Fund: Flow of Funds FY 2024 
Joliet, IL



Revenues

$26M   Other Taxes

$49M   Property Tax

$69M   Sales Tax

$21M   Fines, Fees, & Forfeitures

$10M   Charges for Service
$10M   Misc. Revenue

$3M    Federal, State, & Private Grants

$26M   Income Tax

$7M   Licenses & Permits
$6M   Utility Tax

$226M

Fund

General

Source: City of Joliet (2024)

Expenditures

$191M

Public Safety   $86M

General Government   $65M

Community Development   $13M

Parks & Recreation   $0.8M

Transit   $0.5M

Transportation   $10M

Fleet   $8M

Public Works   $7M

General Fund: Flow of Funds FY 2024 
Joliet, IL

We are 

mapping these.



Case Study: Economic MRI®

Joliet, Illinois



Total Assessed Value 
Kendall County & Will County, IL

Source: Kendall & Will Counties, IL (2024)

N

Kane County DuPage County

Grundy County
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Cook County

80

55

55

LAKE M
ICHIG

AN

80

355

57

Midewin National 
Tallgrass Prairie

53

47

INDIANA

Oswego

Plainfield

Total Value ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

Union Pacific Intermodal Center

Downtown Joliet

CenterPoint Intermodal Center

Jackson Generation Power Station



N

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

Assessed Value Per Acre 
Kendall County & Will County, IL

Source: Kendall & Will Counties, IL (2024)
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N

Source: Kendall & Will Counties, IL (2024)

Assessed Value Per Acre 
Kendall County & Will County, IL

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0
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Chicago

Union Pacific 
Intermodal Center

Downtown Joliet

CenterPoint Intermodal Center

Jackson Generation Power Station

Harrah’s Hotel & Casino



N

Assessed Value Per Acre 
Joliet, IL

Source: Kendall & Will Counties, IL (2024)

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

Downtown
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Chicago
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Waste 
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N

Assessed Value Per Acre 
Joliet, IL

Source: Kendall & Will Counties, IL (2024)

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

D
E

S
P

LA

RI
VE

R

IN
ES

30

80

6

6

52

171

52

80

Union Pacific 

Interm
odal 

Center

Pilcher Park 

Nature Center

LAKE 

RENWICK 

PRESERVE

Colvin
 

Grove 

Preserve

Rockd
ale

Ingalls 
Park

Shorewood

Plainfield

53

Lockport

Wast
e 

Man
ag

ement



Kane County

Grundy County

LaSalle C
ounty

D
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alb  C
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Kankakee County
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80

55

LAKE MICHIGAN

80

57

Midewin National 

Tallgrass Prairie

53

47

INDIANA
Oswego

Plainfield

Chicago

2.8x

Taxable Acres

4%

96%

Total Value

13%

87%

County City

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

N

Source: Kendall & Will Counties, IL (2024)

Joliet’s taxable value is 2.8 times greater than the amount of County area it takes up.

Productivity Ratio 
City of Joliet to Kendall County & Will County, IL



Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

N

Source: Kendall & Will Counties, IL (2024)

Productivity Ratio 
Downtown Joliet to City of Joliet, IL
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Productivity Ratio 
Downtown Joliet to City of Joliet, IL

Total Value

1%

99%

City Downtown

Taxable Acres

0.3%

99.7%

N

Source: Kendall & Will Counties, IL (2024)

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

D
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R

55

80

Plainfield

Lockport

Rockd
ale

Wast
e 

Man
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ement2.8x
Downtown Joliet’s taxable value is 2.8 times greater than the amount of City area it takes up.



Productivity Ratio 
Downtown Joliet to City of Joliet, IL

N

Source: Kendall & Will Counties, IL (2024)

With Harrah’s Without Harrah’s
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Park
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Lockport
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Pilcher Park 

Nature Center

Rockd
ale

Ingalls 
Park
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Lockport

2.8x 1.7x
Downtown Joliet’s taxable value is 2.8 times greater 
than the amount of City area it takes up.

Downtown Joliet’s taxable value is 1.7 times greater 
than the amount of City area it takes up.

Value Per Acre ($)
> 2,750,000

2,500,001 - 2,750,000

2,250,001 - 2,500,000

2,000,001 - 2,250,000

1,750,001 - 2,000,000

1,500,001 - 1,750,000

1,250,001 - 1,500,000

1,000,001 - 1,250,000

750,001 - 1,000,000

500,001 - 750,000

200,001 - 500,000

< 200,000

0



Productivity Ratio 
Downtown Joliet to Kendall & Will County, IL

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

Downtown Joliet

$41M 
Total Value

91 acres 
Area

Taxable Acres

0.01%

99.99%

Total Value

0.001%

99.999%

County Downtown

N

Source: Kendall & Will Counties, IL (2024)
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7.9x
Downtown Joliet’s taxable value is 7.9 times greater than the amount of County area it takes up.



N

Taxable vs. Exempt Land 
Kendall County & Will County, IL

Source: Kendall & Will Counties, IL (2024)

Kane County DuPage County

Grundy County

La
Sa

lle
 C

o
un

ty
D

eK
al

b
  

C
o

un
ty

Kankakee County

Cook County

80

55

55

LAKE M
ICHIG

AN

80

355

57

Midewin National 
Tallgrass Prairie

53

47

INDIANA

Oswego

Plainfield

82%

18%

Exempt
Taxable



80

55

55

80

355

53

52

30

Grundy County

U
ni

on
 P

ac
ifi

c 
In

te
rm

od
al

 C
en

te
r

Pilcher Park 
Nature Center

K
en

da
ll 

C
ou

nt
y

W
ill C

ounty

LAKE 
RENWICK 
PRESERVE

Colvin 
Grove 

Preserve

Rockdale

Ingalls ParkShorewood

Plainfield

Lockport

D
ES

PLA

RIV
ER

INES

52

78%

14%

8%

Railroad
Exempt
Taxable N

Taxable vs. Exempt Land 
Joliet, IL

Source: Kendall & Will Counties, IL (2024)

*

*

*Highlighted parcels are taxed through different entities and not by the City of Joliet. 



N

Taxable vs. Exempt Land 
Downtown Joliet, IL

Source: Kendall & Will Counties, IL (2024)
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Land Use Types
Local Samples of Buildings and Developments



Walmart Average 
$0.2M per acre

Walmart (1401 Illinois Rte 59) 
$0.2M per acre

Walmart (2424 W Jefferson St) 
$0.2M per acre

Value Per Acre: Walmarts 
Joliet, IL

Source: Kendall & Will Counties, IL (2024), Google Maps



Land Use Type:

Residential



Source: opticosdesign.com

Low Density 
Detached Single Family Homes

Residential Typologies 
Anywhere, USA

Gentle Density 
Duplexes, Triplexes, Fourplexes

Medium Density 
Row Townhouses/Condominiums

High Density 
Apartments, Condominiums

Missing Middle Housing 

(as defined by Opticos)

http://opticosdesign.com


Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Single Family Residential 
Joliet, IL

Average Value: 

$0.2M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Missing Middle Residential 
Joliet, IL

608 Kungs Way 
$0.3M per acre

408 Western Ave 
$0.7M per acre

Townhomes (2133 Pembridge Ln) 
$0.5M per acre

Townhomes (613 Berry Ridge Dr) 
$0.5M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Missing Middle Residential 
Joliet, IL

112 Nicholson St 
$0.8M per acre

410 Western Ave 
$1.1M per acre

203 3rd Ave 
$1.1M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Multifamily Residential 
Joliet, IL

Twin Oaks West Apartments 
$1.9M per acre

757 Jasper St 
$0.3M per acre

1114 Ingalls Ave 
$1.1M per acre

113 N Essington Rd 
$0.6M per acre



Walmart Average 
$0.2M per acre

Comparison of Average Value Per Acre for Residential Properties 
Joliet, IL

$1.0M  

$0.6M  

$0.3M  
Single Family

Multifamily

Missing Middle

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0



Land Use Type:

Commercial



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Big Box Commercial 
Joliet, IL

The Home Depot 
$0.1M per acre

Sam’s Club 
$0.2M per acre

Menards 
$0.1M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Earth

Value Per Acre: Mall 
Joliet, IL

Louis Joliet Mall 
$0.2M per acre

N

JCPenney
Macy’s

American Eagle

Walmart Average 
$0.2M per acre

Hennepin Dr

Mall Loop Dr

Lincoln Hwy



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Commercial Centers 
Joliet, IL

Jefferson Center 
$0.3M per acre

Marycrest Plaza 
$0.2M per acre

Northridge Plaza 
$0.2M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Small-Scale Commercial 
Joliet, IL

Linda’s Pizza 
$0.6M per acre

City Tavern 
$0.8M per acre

Novielli Memorials 
$0.5M per acre

Supermercado Casa Blanca 
$0.3M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Downtown Commercial 
Joliet, IL

Dunn Martin Miller 
$2.9M per acre

The Instrumental Headquarters 
$1.1M per acre

Pioneer Building 
$2.5M per acre

Two Rialto Square 
$1.8M per acre

Juliet’s Tavern (205 N Chicago St) 
$2.0M per acre



Walmart Average 
$0.2M per acre

Joliet looking North

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Peak Parcel 
Joliet, IL

Harrah’s Hotel and Casino 
$6.2M per acre

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0



Walmart Average 
$0.2M per acre

Comparison of Average Value Per Acre for Commercial Properties 
Joliet, IL

$5.0M  

$0.8M  

$0.2M  
Auto-Oriented

Downtown

Small-Scale

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0



Land Use Type:

Industrial



Walmart Average 
$0.2M per acre

Value Per Acre: Lower Intensity Industrial 
Joliet, IL

Walmart Average 
$0.2M per acre N

Retail Packaging Outlet 
$0.3M per acre

Source: Kendall & Will Counties, IL (2024), Google Earth

Recycled Rubber Mulch Products 
$0.1M per acre

DES P
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Allen St

Dekalb St



Walmart Average 
$0.2M per acre N

Source: Kendall & Will Counties, IL (2024), Google Earth

Value Per Acre: Medium Intensity Industrial 
Joliet, IL

Walmart Average 
$0.2M per acre

S 
H

am
m

es
 A

ve

80

McDonough St

Jo
yc

e R
d

Sunbelt Rentals Industrial Services 
$0.2M per acre

Epoxy Depot Chicago 
$0.3M per acre

Advantage Components Inc 
$0.7M per acre

LeafFilter Gutter Protection 
$0.4M per acre

Vista Woodworking 
$0.1M per acre

Brock Industrial Services 
$0.3M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Earth

Value Per Acre: Higher Intensity Industrial 
Joliet, IL

Walmart Average 
$0.2M per acre

N

Amazon Warehouse 
$0.2M per acre

Walmart Fulfilment Center 
$0.2M per acre Harbor Freight Tools 

Distribution Center 
$0.2M per acre

Home Depot 
Distribution Center 
$0.2M per acre Eagle Foods/

Saddle Creek 
$0.2M per acre

Unis Fulfilment 
$0.1M per acre

W
 M

ills
da

le
 R

d

Centerpoint Way



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Earth

Walmart Average 
$0.2M per acre N

W Laraway Rd
Ro

w
el

l A
ve

Chicagoland Speedway

IKEA Distribution Center 
$0.2M per acre

SRC Logistics 
$0.2M per acre

Ace Hardware Warehouse, 
DHL Supply Chain 
$0.2M per acre

Value Per Acre: Higher Intensity Industrial 
Joliet, IL



Land Use Type:

Mixed Use



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Mixed Use 
Joliet, IL

Last Chantz Sports Bar (117 N Center St) 
$0.5M per acre

Banana Joe’s Barber Shop (720 Raynor Ave) 
$1.0M per acre

Barber Building (72 N Chicago Ave) 
$1.0M per acre

Maira’s Salon (460 Collins St) 
$1.6M per acre



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Mixed Use 
Joliet, IL

Auditorium Building (156 N Chicago St) 
$2.2M per acre

Woodruff Building (56 N Chicago St) 
$1.6M per acre

Juliet’s Tavern (205 N Chicago St) 
$2.0M per acre

Bays Professional Center 
(179 N Chicago St) 
$4.1M per acre



Walmart Average 
$0.2M per acre

Comparison of Average Value Per Acre for All Types of Properties 
Joliet, IL

Source: Kendall & Will Counties, IL (2024), Google Maps

Auto-Oriented Commercial

Industrial

Single Family Residential

Missing Middle Residential

Small-Scale Commercial

Multifamily Residential

Mixed Use

Downtown Commercial $5.0M 

$1.6M 

$1.0M 

$0.8M 

 $0.4M

 $0.3M

 $0.2M

 $0.2M

Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0



A Closer Look:

A Lasting Value



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Historic Buildings 
Joliet, IL

Historic Louis Joliet Apartments (22 E Clinton St) 
$1.9M per acre

Built 1924 2025



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Historic Buildings 
Joliet, IL

Rialto Square Theater (102 N Chicago St) 
$1.8M per acre

Opened 
1926

2025



Walmart Average 
$0.2M per acre

Source: Kendall & Will Counties, IL (2024), Google Maps

Value Per Acre: Historic Buildings 
Joliet, IL

Built 1891 Built 1919

Auditorium Building 
$2.2M per acre

Woodruff-Morris Building 
$1.6M per acre

Bays Professional Center 
$4.1M per acre

Built 1910



A Closer Look:

Scale & Use 
Comparison



Walmart Average 
$0.5M per acre

Total Value: Scale & Use Comparison 
Joliet, IL

Walmart (W Jefferson St)

=

Bays Professional Center

x 4.5

145K sq. ft commercial

Same total value — 
different footprint!

Parcels are shown to scale.

$4.2M
$0.9M

21 acres

0.2 acres

Source: Kendall & Will Counties, IL (2024), Google Maps



A Closer Look:

The Brady Bunch!



Walmart Average 
$xxx per acre

LOWER DENSITY MEDIUM DENSITY HIGHER DENSITY

$0.2M $0.7M $1.9M

$0.2M $0.8M $2.5M

$1.6M $2.0M $4.1M

RE
SI

D
EN

TI
A

L
CO

M
M

ER
CI

A
L

M
IX

ED
 U

SE

Joliet, Illinois: Value Per Acre Examples by Building Type

Source: Kendall & Will Counties, IL (2024), Google Maps



Walmart Average 
$xxx per acre

$4.1M

$2.5M

$2.0M$1.9M
$1.6M

$0.8M$0.7M

$0.2M$0.2M

Commercial Residential Residential Commercial Mixed Use Residential Mixed Use Commercial Mixed Use

Lower Medium Higher

Density

Joliet, Illinois: Value Per Acre Examples by Building Type

Source: Kendall & Will Counties, IL (2024), Google Maps



Land Uses in the Model
Reconnecting the Tax Model with On-Street Examples
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Nature Center
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Preserve

Rockd
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Ingalls 
Park

Shorewood

Plainfield

53

Lockport

Louis Joliet Mall 
$0.2M per acre

Walmart (2424 W Jefferson St) 
$0.2M per acre

IKEA Distribution Center 
$0.2M per acre

Harrah’s Hotel and Casino 
$6.2M per acre

N

Source: Kendall & Will Counties, IL (2024)

Assessed Value Per Acre 
Joliet, IL

Value Per Acre ($)
> 2,750,000

2,500,001 - 2,750,000

2,250,001 - 2,500,000

2,000,001 - 2,250,000

1,750,001 - 2,000,000

1,500,001 - 1,750,000

1,250,001 - 1,500,000

1,000,001 - 1,250,000

750,001 - 1,000,000

500,001 - 750,000

200,001 - 500,000

< 200,000

0



Assessed Value Per Acre 
Downtown Joliet, IL
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Pilcher Park 

Nature Center
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ark

Lockport

355

Value Per Acre ($)
> 2,750,000

2,500,001 - 2,750,000

2,250,001 - 2,500,000

2,000,001 - 2,250,000

1,750,001 - 2,000,000

1,500,001 - 1,750,000

1,250,001 - 1,500,000

1,000,001 - 1,250,000

750,001 - 1,000,000

500,001 - 750,000

200,001 - 500,000

< 200,000

0

Bay’s Professional Center 
$4.1M per acre

Pioneer Building 
$2.5M per acre

Auditorium Building 
$2.2M per acre

Dunn Martin Miller 
$2.9M per acre

Harrah’s Hotel and Casino 
$6.2M per acre



Zoning
How Zoning Affects Fiscal Productivity
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Source: City of Joliet (2024)
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Zoning & Value 
Joliet, IL

Source: City of Joliet (2024)
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Source: City of Joliet (2024)
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Zoning & Value of Residential Properties 
Joliet, IL



Single Fam
ily 

17,600  (46%
)

Single Fam
ily 

$3.0B
  (61%

)

2.5x
1.4x

Zoning & Value of Residential Properties 
Joliet, IL

Source: City of Joliet (2024)

Acres Value

1.3x

Multifamily 
1,700  (5%)

Missing 
Middle 

900 
(2%)

Multi-
family 

$320M  
(7%)

Missing 
Middle 

$250M  (5%)

Single Family 
17,600  (46%)

Single Family 
$3.0B  (61%)



IT/Other Industrial Commercial Single Family Multifamily Missing Middle

$262.9K

$185.5K

$116.5K$109.1K
$62.5K

$20.1K

Average Value Per Acre by Zoning 
Joliet, IL

Note: These averages include vacant properties. Source: City of Joliet (2024)



IT/Other Industrial Commercial Single Family Multifamily Missing Middle

$423.6K

$518.8K

$393.5K

$167.5K

$16.6K$12.2K

Median Value Per Acre by Zoning 
Joliet, IL

Note: These averages include vacant properties. Source: City of Joliet (2024)



Land Value Per Acre
The Economics of Land Use



Source: Cheyenne, WY

Dell Avenue

N

Land Value Per Acre 
Cheyenne, WY

35,001 - 40,000

Land Value 
Per Acre ($)

30,001 - 35,000
25,001 - 30,000
20,001 - 25,000
15,000 - 20,000
10,001 - 15,000

40,001 - 45,000
> 45,000

5,001 - 10,000
< 5,000
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Code



Photo Source: Urban3

Larry Clark

International Association of Assessing Officers 
Curriculum Training



MARKET  FORCES
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Joliet, IL

Source: City of Joliet (2024)

Land Value 
Per Acre ($)

> 120,000
95,001 - 120,000
75,001 - 95,000
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Sales Tax Analysis
Mapping Sales Tax Revenue



Source: States’ Department of Revenue (Data year: 2025)
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Source: Kendall & Will Counties, IL (2024)
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Redlining Analysis
Mapping Historical Inequality
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Redlining:
the persistent structure of segregation and economic inequality. 
Began with the National Housing Act of 1934, establishing the 
Federal Housing Administration (FHA).

Source: University of Richmond's mappinginequality.org

https://dsl.richmond.edu/panorama/redlining/map#loc=5/39.0448/-96.2183


Source: University of Richmond, HOLC

Legacy of Redlining 
Joliet, IL

1937 Area Rating

C “Definitely Declining”

D “Hazardous”

B “Still Desirable”

A “Best”



1937 Area Rating

C “Definitely Declining”

D “Hazardous”

B “Still Desirable”

A “Best”

Source: University of Richmond, HOLC

Cathedral Area (Area A-1) 
Clarifying Remarks 
Vacant lots are in fair demand in this area. On 
Campbell and Wilcox is a brick apartment of 20 
units, well kept up. Around Raynor and Mason are 3 
brick apartments from 5-8 units, well kept up. And 
there are several 2 unit brick and a few frame 
interspersed throughout the area. […] 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Mixed ; 2 
d. Negro: None ; 0 
f. Relief families: No 
a. Type: Business, professional, & clerks 
b. Estimated Annual Family Income: $2500-3000 

Area Characteristics 
3. Favorable influences: Farragut School, and trend 

of growth in this area, and west. 
c. Detrimental influences: None. 
a. Description of Terrain: Level, clay, gravel and 

stone. Rolling land east of Wilcox with many old 
shade trees.

Legacy of Redlining 
Joliet, IL

Cathedral Area (Area A-1) 
Clarifying Remarks 
Vacant lots are in fair demand in this area. On 
Campbell and Wilcox is a brick apartment of 20 
units, well kept up. Around Raynor and Mason are 3 
brick apartments from 5-8 units, well kept up. And 
there are several 2 unit brick and a few frame 
interspersed throughout the area. […] 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Mixed ; 2 
d. Negro: None ; 0 
f. Relief families: No 
a. Type: Business, professional, & clerks 
b. Estimated Annual Family Income: $2500-3000 

Area Characteristics 
3. Favorable influences: Farragut School, and trend 

of growth in this area, and west. 
c. Detrimental influences: None. 
a. Description of Terrain: Level, clay, gravel and 

stone. Rolling land east of Wilcox with many old 
shade trees.



1937 Area Rating

C “Definitely Declining”

D “Hazardous”

B “Still Desirable”

A “Best”

St. Pat’s (Area B-5) 
Clarifying Remarks 
The extreme western section of area bounded by 
Wheeler and Rayner, Morgan and Marion is new 
subdivision (8 years old) and is the only part of entire 
area not paved. This section is under development 
and is restricted, being best available section of area 
close in. New construction is mostly in this section of 
area on extreme west now marked “sparsely 
settled.” 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Few ; 5 
d. Negro: No ; 
f. Relief families: Few 
a. Type: Mixed, clerks, business, professional, 

mechanics, etc. 
b. Estimated Annual Family Income: $2250 

Area Characteristics 
4. Detrimental influences: North of Washington to 

Jefferson from Garfield to Wilcox is a cemetery. 
Proximity to industrial district. Canal to east. 

2. Description of Terrain: Level — a gradual rise 
from Center Street to Hunter — a ravine runs 
along Emmett and Washington to Hunter.

Source: University of Richmond, HOLC
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Clarifying Remarks 
The extreme western section of area bounded by 
Wheeler and Rayner, Morgan and Marion is new 
subdivision (8 years old) and is the only part of entire 
area not paved. This section is under development 
and is restricted, being best available section of area 
close in. New construction is mostly in this section of 
area on extreme west now marked “sparsely 
settled.” 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Few ; 5 
d. Negro: No ; 
f. Relief families: Few 
a. Type: Mixed, clerks, business, professional, 

mechanics, etc. 
b. Estimated Annual Family Income: $2250 

Area Characteristics 
4. Detrimental influences: North of Washington to 

Jefferson from Garfield to Wilcox is a cemetery. 
Proximity to industrial district. Canal to east. 

2. Description of Terrain: Level — a gradual rise 
from Center Street to Hunter — a ravine runs 
along Emmett and Washington to Hunter.



1937 Area Rating

C “Definitely Declining”

D “Hazardous”

B “Still Desirable”

A “Best”

Forest Park (Area C-8) 
Clarifying Remarks 
Between Briggs, east side of Peel, they have own 
water and sewerage system, also a few dozen 
homes on Hibbard Street have own sewerage and 
water system. Otherwise, with a few private owner 
exceptions, area is without public water or sewerage 
system except from Clairmont to Cherry Hill Road 
which has own water and sewerage system. […] 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Italians and mixed ; 5 
d. Negro: None ; 
f. Relief families: Yes 
a. Type: Laborers 
b. Estimated Annual Family Income: $800 

Area Characteristics 
3. Favorable influences: None, except good 

schools. 
4. Detrimental influences: Lacking in public 

improvements and building restrictions. 
2. Description of Terrain: Level, high and dry.

Source: University of Richmond, HOLC
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Forest Park (Area C-8) 
Clarifying Remarks 
Between Briggs, east side of Peel, they have own 
water and sewerage system, also a few dozen 
homes on Hibbard Street have own sewerage and 
water system. Otherwise, with a few private owner 
exceptions, area is without public water or sewerage 
system except from Clairmont to Cherry Hill Road 
which has own water and sewerage system. […] 

Inhabitants 
e. Infiltration of: No 
c. Foreign-born families: Italians and mixed ; 5 
d. Negro: None ; 
f. Relief families: Yes 
a. Type: Laborers 
b. Estimated Annual Family Income: $800 

Area Characteristics 
3. Favorable influences: None, except good 

schools. 
4. Detrimental influences: Lacking in public 

improvements and building restrictions. 
2. Description of Terrain: Level, high and dry.



1937 Area Rating

C “Definitely Declining”

D “Hazardous”

B “Still Desirable”

A “Best”

Source: University of Richmond, HOLC

Southside Area (Area D-5) 
Clarifying Remarks 
Some homes on Ottawa and Eastern Avenue have 
been converted into rooming houses and 
apartments. Italians predominate from Water to 
Chicago Street south of McDonough and have built 
some good brick homes in the past 12 years. 
Colored people are scattered throughout the entire 
area. The only paved streets in area are Ottawa, and 
Eastern Avenue and Chicago Street to city limits on 
south. Known as 6th Ward.  

Inhabitants 
e. Infiltration of: Yes 
c. Foreign-born families: Italians and mixed ; 60 
d. Negro: Yes ; 20 
f. Relief families: Many 
a. Type: Laborers 
b. Estimated Annual Family Income: $900 

Area Characteristics 
3. Favorable influences: None. 
4. Detrimental influences: Colored, industries, 

railroads, Lowland south of McDonough. 
2. Description of Terrain: Level.

Legacy of Redlining 
Joliet, IL Southside Area (Area D-5) 

Clarifying Remarks 
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south. Known as 6th Ward.  

Inhabitants 
e. Infiltration of: Yes 
c. Foreign-born families: Italians and mixed ; 60 
d. Negro: Yes ; 20 
f. Relief families: Many 
a. Type: Laborers 
b. Estimated Annual Family Income: $900 

Area Characteristics 
3. Favorable influences: None. 
4. Detrimental influences: Colored, industries, 

railroads, Lowland south of McDonough. 
2. Description of Terrain: Level.
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Some homes on Ottawa and Eastern Avenue have 
been converted into rooming houses and 
apartments. Italians predominate from Water to 
Chicago Street south of McDonough and have built 
some good brick homes in the past 12 years. 
Colored people are scattered throughout the entire 
area. The only paved streets in area are Ottawa, and 
Eastern Avenue and Chicago Street to city limits on 
south. Known as 6th Ward.  

Inhabitants 
e. Infiltration of: Yes 
c. Foreign-born families: Italians and mixed ; 60 
d. Negro: Yes ; 20 
f. Relief families: Many 
a. Type: Laborers 
b. Estimated Annual Family Income: $900 

Area Characteristics 
3. Favorable influences: None. 
4. Detrimental influences: Colored, industries, 

railroads, Lowland south of McDonough. 
2. Description of Terrain: Level.
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Redlining & Value Per Acre 
Joliet, IL

2024 Average Value Per Acre

A B C D

$180K

$258K

$346K
$376K

Single family residential only
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Redlining Grade Land Area Coverage by Neighborhood 
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Cathedral Area St. Pat’s Southside Area Forest Park
Primary 

1937 
Redlining 

Map 
Grade

“Best” “Still Desirable” “Hazardous” “Definitely Declining”

Average 
Value Per 

Acre

 $403K  $308K  $164K  $139K 

Average 
Land 

Value Per 
Acre

 $81K  $66K  $26K  $19K 

Legacy of Redlining: Neighborhood Comparisons 
Joliet, IL

Source: Kendall & Will Counties, IL (2024), University of Richmond, HOLC
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Annexation History
Comparative Spatial Modeling of Economic Change



Source: The Chicago Tribune

Joliet arms itself for expansion
“You have to stay 10 to 12 years ahead of yourself. It takes 

that long for annexation to pay off. 
It will cost us about $4 million, one time, to extend water and sewer service into the (newly 
annexed 550-acre) area, and we expect the return to be $3 million to $4 million a year (in 

increased tax revenue).  

It’s good business, just good planning.”

— John Mezera, City Manager 1987-2008

“You have to stay 10 to 12 years ahead of yourself. It takes   
that long for annexation to pay off.  

It will cost us about $4 million, one time, to extend water and sewer service into the (newly 
annexed 550-acre) area, and we expect the return to be $3 million to $4 million a year (in 

increased tax revenue).  

It’s good business, just good planning.”

February 12th, 1989

“You have to stay 10 to 12 years ahead of yourself. It takes   
that long for annexation to pay off.  

It will cost us about $4 million, one time, to extend water and sewer service into the (newly 
annexed 550-acre) area, and we expect the return to be $3 million to $4 million a year (in 

increased tax revenue).  

It’s good business, just good planning.”

That’s $4.7M/sq.mi., or 
$13M/sq.mi. in today’s dollars.

https://www.chicagotribune.com/1989/02/12/joliet-arms-itself-for-expansion/


Redlining
Post-80’s 
Annexation

Source: US Decennial Census
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Total Land Area: 69 Sq. Mi

1941-1970

1861-1940

1852-1860

19%

4%

8%
0

750

1,500

2,250

3,000

18
50

18
70

18
90

19
10

19
30

19
50

19
70

19
90

20
10

(people per 
sq. mi)Population Density

13 sq. mi

3 sq. mi

6 sq. mi



80

55

55

80

355

53

52

30

47

Grundy County

U
ni

on
 P

ac
ifi

c 
In

te
rm

od
al

 C
en

te
r

Pilcher Park 
Nature Center

K
en

da
ll 

C
ou

nt
y

W
ill C

ounty

LAKE 
RENWICK 
PRESERVE

Colvin 
Grove 

Preserve

Rockdale

Ingalls Park
Shorewood

DES

PLA
RIVER

INES

Downtown

Annexation History 
Joliet, IL

N

Source: City of Joliet (2024)
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Source: City of Joliet (2024)
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Annexation History 
Joliet, IL
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Source: City of Joliet (2024)

Total Land Area: 69 Sq. Mi
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Annexation History 
Joliet, IL

N

Source: City of Joliet (2024)

Total Land Area: 69 Sq. Mi

2011-2024

2001-2010

1991-2000

1981-1990

1971-1980

1941-1970

1861-1940

1852-1860

5%

34%

16%

7%

7%

19%

4%

8%
0

750

1,500

2,250

3,000

18
50

18
70

18
90

19
10

19
30

19
50

19
70

19
90

20
10

(people per 
sq. mi)Population Density

4 sq. mi

24 sq. mi

11 sq. mi

6 sq. mi

5 sq. mi

13 sq. mi

3 sq. mi

6 sq. mi



80

55

55

80

355

53

52

30

47

Grundy County

U
ni

on
 P

ac
ifi

c 
In

te
rm

od
al

 C
en

te
r

Pilcher Park 
Nature Center

K
en

da
ll 

C
ou

nt
y

W
ill C

ounty

LAKE 
RENWICK 
PRESERVE

Colvin 
Grove 

Preserve

Rockdale

Ingalls Park
Shorewood

DES

PLA
RIVER

INES

Downtown

Annexation History 
Joliet, IL

N
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Annexation History 
Joliet, IL
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Source: City of Joliet (2024)
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Annexation History 
Joliet, IL

Post-1970 City Area
N

Source: Kendall & Will Counties, IL (2024)Estimated sales tax revenue based on Illinois Department of Revenue

Property Tax 
Revenue Per 
Acre ($)

> 11,000
7,001 - 11,000
5,001 - 7,000
4,001 - 5,000
2,501 - 4,000
1,501 - 2,500
< 1,500

Sales Tax 
Revenue Per 
Acre ($)

> 78,000
54,001 - 78,000
36,001 - 54,000
24,001 - 36,000
14,001 - 24,000
6,001 - 14,000
< 6,000

Pre-1970 City Area

D
E

S
P

LA
RI

VE
R

IN
E

S

30

80

6

6
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Union Pacific 

Interm
odal 

Center

Rockd
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Ingalls 
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Shorewood

Plainfield

53

Lockport
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52

171

52

80

Union Pacific 

Interm
odal 

Center

Rockd
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Ingalls 
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Shorewood

Plainfield

53

Lockport

Property: $1.1K

Property: $2.3K

Sales: $2.4K

Sales: $13.8K

$3.5K

$16.1K

2024 Tax Revenue Per Acre



Sewer System Change Over Time 
Joliet, IL

1970 2020 Change

Population 79,000 150,400

1.9x

Miles of 
Force Main

240 570

2.4x

Lift Stations 22 67

3.0x

= 10,000 people

= 10 miles

= 1 lift station

Source: City of Joliet (2024), US Decennial Census



Source:

Count your balls and strikes.
Source: kansascity.com

https://www.kansascity.com/sports/mlb/kansas-city-royals/article277359898.html


Fiscal Review
Annualized Infrastructure Costs



Source: Joliet  FY 2024 Year-To-Date Budget Summary 

Flow of Funds: Fiscal Year 2024 
Joliet, IL

Expenditures

$418M

Revenues

$410M

Fund

General

Public Safety   $92M

General Government   $67M

Water   $77M

Community Development   $41M

Parks & Recreation   $3M

Transit   $0.5M

$35M   Other Taxes

$50M   Property Tax

$69M   Sales Tax

$24M   Fines & Forfeitures

$83M   Charges for Service

$20M   Misc. Revenue
$13M    Federal, State, & Private Grants

$26M   Income Tax

$57M   Debt Proceeds

Public Works   $23M

$7M    Licenses & Permits

$6M    Utility Tax

$4M    Other Financing Sources

Capital Projects

Special Revenue

Enterprise

Fleet   $11M

$16M   Gaming Taxes

Debt Service   $10M
Parking   $0.9M

Debt Service

Transportation   $21M

Sewer   $72M
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Urban3 is mapping



Assets
According to the Municipal Finance Standards (ACFR)

Liabilities



Lifecycle Cost
How much do 

you have?
How long will 

it last?
What will it cost to 
maintain & replace?
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*Conceptualized chart based on annexation data & Urban3 estimates

Road Maintenance Load and Rebuild Schedule* 
Joliet, IL

Initial Build Rebuild 1 Rebuild 2 Rebuild 3

You are 
here

Source: City of Joliet (2024)



$0.5M

$1.0M

$1.5M

$2.0M

Initial Cost Year 15 Year 30 Year 45 Year 60

Lifecycle Cost of a Road (Per Lane Mile) 

Preventative 
Every 3 Years 

Crack Seal 
Microsurface 

$0.01M

Created by Sean Maldjian
from the Noun Project

Created by Hayashi Fumihiro
from the Noun Project

Minor Rehab 
Every 15 Years 

Asphalt Rubber Cape Seal 

$0.35M
Created by Ian Rahmadi Kurniawan
from Noun Project

Major Rehab 
Every 30 Years 

3" Mill 
Hot Mix Asphalt Overlay 

$0.89M
Created by Dahlia nur aini
from the Noun Project

Created by syahruni
from Noun Project

Reconstruction 
Every 60 Years 

6" Aggregate Base 
5" Hot Mix Asphalt 

$2.07M

Note: Example does not account for inflation

A
m
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nt

 S
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nt



Preventative Maintenance Minor Rehabilitation Major Rehabilitation Reconstruction

$0.5M

$1.0M

$1.5M

$2.0M

Initial Cost Year 15 Year 30 Year 45 Year 60

Lifecycle Cost of a Road (Per Lane Mile) 

Note: Example does not account for inflation
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$0.5M
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$2.0M

Initial Cost Year 15 Year 30 Year 45 Year 60

Lifecycle Cost of a Road (Per Lane Mile) 

Note: Example does not account for inflation
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Preventative Maintenance Minor Rehabilitation Major Rehabilitation Reconstruction
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$0.5M

$1.0M

$1.5M

$2.0M

Initial Cost Year 15 Year 30 Year 45 Year 60

Lifecycle Cost of a Road (Per Lane Mile) 

$188K 
needed annual 

spending

Note: Example does not account for inflation
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Preventative Maintenance Minor Rehabilitation Major Rehabilitation Reconstruction



$50K

$100K

$150K

$200K

$250K

$300K

Initial Cost Year 15 Year 30 Year 45 Year 60

Lifecycle Cost of a Road (Per Lane Mile) 

$188K 
needed annual 

spending

Note: Example does not account for inflation
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Preventative Maintenance Minor Rehabilitation Major Rehabilitation Reconstruction



D e  R o a d s

A ROAD IS FOREVER



Source: City of Joliet (2024)

Infrastructure Types 
Joliet, IL

N

Sewer Pipes 
347 miles

Road 
1,114 lane miles

Water Pipes 
678 miles

Stormwater Pipe 
424 miles

85 sq. mi  
served



N

Infrastructure Types 
Joliet, IL

Source: City of Joliet (2024)

Total area: 

85 sq. mi 
(54,400 acres)
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Infrastructure Length 
Joliet, IL

N

Joliet, IL

Cameron, MO
424 miles of stormwater pipes to

347 miles of sewer pipe to

Bucklin, MO

678 miles of water pipe to
Wichita, KS

659 mile two-lane road to
El Dorado, KS

Source: City of Joliet (2024), Google Maps

Road

Water Pipe

Sewer Pipe

Stormwater Pipe
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Spending

Current Needed

$2M

Stormwater Infrastructure 
Joliet, IL

N

Source: City of Joliet (2024)

Stormwater Pipe 
424 miles

$0
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Spending

Current Needed

$32M
$24M

Sewer Infrastructure 
Joliet, IL

N

Source: City of Joliet (2024)

Sewer Pipe 
347 miles
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Spending

Current Needed

$50M

$25M

Water Infrastructure 
Joliet, IL

N

Source: City of Joliet (2024)

Water Pipe 
678 miles
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Spending

Current Needed

$98M

$21M

Roads  
1,114 lane miles

Transportation Infrastructure 
Joliet, IL

N

Source: City of Joliet (2024)



Water

Current Needed

$50M

$25M

Difference: 

$24M

Transportation

Current Needed

$98M

$21M

Difference: 

$77M

SewerStormwater

Current Needed

$32M
$24M

Current Needed

$2M

Spending

Lifecycle Costing of Infrastructure 
Joliet, IL

Source: City of Joliet (2024)

Difference: 

$8M

$0

Difference: 

$2M

Totals may vary slightly due to rounding.



Current Needed

Spending

Water 
$25M

Transportation 
$21M

Sewer 
$24M

Stormwater 
$2M

Sewer 
$32M

Water 
$50M

Transportation 
$98M$71M 

spent annually

$182M 
needed annually

Totals may vary slightly due to rounding.

Difference: 

$111M

Lifecycle Costing of Infrastructure 
Joliet, IL

Source: City of Joliet (2024)



Return on Investment
Comparing Revenues & Costs of Infrastructure



Source: City of Joliet (2024)

N

Revenue Per Acre 
Joliet, IL $418M
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Source: City of Joliet (2024)
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Costs Per Acre 
Joliet, IL

-$529M
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Source: City of Joliet (2024)
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Costs Per Acre 
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Source: City of Joliet (2024)
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Costs Per Acre 
Joliet, IL
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Revenue & Costs Per Acre 
Joliet, IL

Source: City of Joliet (2024)

$418M

-$529M

Revenue Per Acre
Most

Least

Cost Per Acre
Least

Most

Downtown



Source: City of Joliet (2024)

Downtown

Net Revenues & Costs Per Acre 
Joliet, IL

Net Negative Per Acre
Least

Most

Net Positive Per Acre
Most

Least

Net Position:  

-$111M
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IKEA Distribution 
Center 
$6.6K per acre

Bays Professional 
Center 
$0.9M per acre

Harrah’s Hotel & 
Casino 
$119K per acre



Worm’s  
Eye  
View

Net Revenues & Costs Per Acre 
Joliet, IL

Net Positive Per Acre
Most

Least

Net Negative Per Acre
Least

Most

Source: City of Joliet (2024)

N

55

80

53

5247

Un
io

n 
Pa

cif
ic 

In
te

rm
od

al 
Cen

te
r

LAKE RENWICK PRESERVE

Rockdale

Ingalls Park

Shorewood

DES

PLA

RIVER

IN
E

S

Net Position:  

-$111M



Bird’s  
Eye  
View

Net Revenues & Costs Per Acre 
Joliet, IL

Source: City of Joliet (2024)

N

80

55

55

80

355

53

52

30

47

Union Pacific 

Interm
odal Center

Pilcher Park 

Nature Center

Kendall County

W
ill County

LAKE 

RENWICK 

PRESERVE

Rockdale

Ingalls P
ark

Shorewood D
E

S
PL

A

R
IV

E
R

IN
ES

Plainfield

Lockport

Net Positive Per Acre
Most

Least

Net Negative Per Acre
Least

Most

Net Position:  

-$111M

Land Area

91%

9%
4,700 acres

49,600 acres



Walmart Average 
$xxx per acre

LOWER DENSITY MEDIUM DENSITY HIGHER DENSITY

-$10.4K -$9.8K -$4.7K

$28.7K $34K $91K

$96K $99K $91K
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Joliet, Illinois: Net Infrastructure Revenue Per Acre by Building Type

Source: Kendall & Will Counties, IL (2024), City of Joliet (2024), Google Maps



$99.0K$96.0K$91.0K$91.0K

$34.0K$28.7K

-$4.7K-$9.8K-$10.4K

Residential Residential Residential Commercial Commercial Commercial Mixed Use Mixed Use Mixed Use

Net Positive

Net Negative

Joliet, Illinois: Net Infrastructure Revenue Per Acre by Building Type

Source: Kendall & Will Counties, IL (2024), City of Joliet (2024), Google Maps



Nick Offerman, Source: Inc.com

“There is only 
one bad word: 

Taxes” 
Ron Swanson

https://www.inc.com/ed-zitron/pr-buzzwords-vs-ron-swanson.html
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Source: City of Joliet (2024)I.T. = Intermodal Transportation

Single Family 
17,600  (46%)

Industrial 
12,500  (33%)

Commercial 
3,900  (10%)

Multi-
family 
1,700  
(5%)

I.T./
Other 
1,300  
(4%)

Missing Middle 
900 (2%)

40,000 Acres



$4.5B $8.2B
Source: Google Earth, municipalflags.com, chicagobusiness.com, eBay.com

http://eBay.com


$4.5B $1.9B
Source: Google Earth, municipalflags.com, sports.yahoo.com, eBay.com

http://eBay.com


$4.5B

=
2.4

$1.9B
Source: Google Earth, municipalflags.com, eBay.com

http://eBay.com


Source: allchgo.com, baseballamerica.comOwner Jerry Reinsdorf, Munetaka Murakami

http://baseballamerica.com


What you can do:

Know your costs and 
consequences.
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Source: Kendall & Will Counties, IL (2024), City of Joliet (2024), Google Maps



Source: https://missdixieodare.blogspot.com/2015/04/filthy-mouths-bad-attitudes.html

THE ORPHANAGE OWES $5K IN PROPERTY TAXES!

How can we help?
But Jake, she didn’t 

pay her taxes.



Okay, so now what?
Main Takeaways



Naperville
Aurora
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Chicago

Chicago Heights
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Value Per Acre ($)
> 2,750,000
2,500,001 - 2,750,000
2,250,001 - 2,500,000
2,000,001 - 2,250,000
1,750,001 - 2,000,000
1,500,001 - 1,750,000
1,250,001 - 1,500,000
1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
200,001 - 500,000
< 200,000
0

N

Source: Kendall & Will Counties, IL (2024)
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Productivity Ratio 
Downtown Joliet to City of Joliet, IL

Total Value

1%

99%

City Downtown

Taxable Acres

0.3%

99.7%

N

Source: Kendall & Will Counties, IL (2024)
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1,000,001 - 1,250,000
750,001 - 1,000,000
500,001 - 750,000
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< 200,000
0
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Downtown Joliet’s taxable value is 2.8 times greater than the amount of City area it takes up.



Productivity Ratio 
Downtown Joliet to City of Joliet, IL

N

Source: Kendall & Will Counties, IL (2024)
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2.8x 1.7x
Downtown Joliet’s taxable value is 2.8 times greater 
than the amount of City area it takes up.

Downtown Joliet’s taxable value is 1.7 times greater 
than the amount of City area it takes up.

Value Per Acre ($)
> 2,750,000
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1,750,001 - 2,000,000

1,500,001 - 1,750,000

1,250,001 - 1,500,000

1,000,001 - 1,250,000

750,001 - 1,000,000
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Source:Image source: tasteofhome.com

DOWNTOWN

THE REST

SHOOT FOR 6X



What you can do:

Build your core! 
Shoot for 6x.
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The 6x productivity model image is conceptual. 

Value Per Acre ($)
> 2,750,000

2,500,001 - 2,750,000

2,250,001 - 2,500,000

2,000,001 - 2,250,000

1,750,001 - 2,000,000

1,500,001 - 1,750,000

1,250,001 - 1,500,000

1,000,001 - 1,250,000

750,001 - 1,000,000

500,001 - 750,000

200,001 - 500,000

< 200,000

0

Without Harrah’sWithout Harrah’s

1.7x 6.0x
Downtown Joliet’s taxable value is 1.7 times greater 
than the amount of City area it takes up.

If Downtown Joliet’s taxable value was 6 times 
greater than the amount of City area it took up.

Current* Hypothetical

$85M

$25M

Total Downtown Value

*Without Harrah’s



What you can do:

Think of other yolks.
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What you can do:

Diversify your land 
use portfolio.
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Single Family 
17,600  (46%)

Industrial 
11,100  (29%)

Comm-
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3,900  
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Intermodal 
Transportation/

Other 
2,800  (7%)

38,000 Acres

Multifamily 
1,700  (5%)

Missing 
Middle 

900 
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Walmart Average 
$xxx per acre

LOWER DENSITY MEDIUM DENSITY HIGHER DENSITY

-$10.4K -$9.8K -$4.7K

$28.7K $34K $91K

$96K $99K $91K
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Joliet, Illinois: Net Infrastructure Revenue Per Acre by Building Type

Source: Kendall & Will Counties, IL (2024), City of Joliet (2024), Google Maps



What you can do:

Come to grips with your 
annexation pattern.



Annexation History 
Joliet, IL

N

Source: City of Joliet (2024)
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2011-2024

2001-2010

1991-2000

1981-1990

1971-1980

1941-1970

1861-1940

1852-1860

5%

34%

16%

7%

7%

19%

4%

8%

4 sq. mi

24 sq. mi

11 sq. mi

6 sq. mi

5 sq. mi

13 sq. mi

3 sq. mi

6 sq. mi

Post-1970

Pre-1970



Annexation History 
Joliet, IL

Post-1970 City Area
N

Source: Kendall & Will Counties, IL (2024)Estimated sales tax revenue based on Illinois Department of Revenue

Property Tax 
Revenue Per 
Acre ($)

> 11,000
7,001 - 11,000
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4,001 - 5,000
2,501 - 4,000
1,501 - 2,500
< 1,500

Sales Tax 
Revenue Per 
Acre ($)

> 78,000
54,001 - 78,000
36,001 - 54,000
24,001 - 36,000
14,001 - 24,000
6,001 - 14,000
< 6,000

Pre-1970 City Area
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Property: $1.1K

Property: $2.3K

Sales: $2.4K

Sales: $13.8K

$3.5K

$16.1K

2024 Tax Revenue Per Acre



Source: Rotten Tomatoes

IT'S 52 MILES TO CHICAGO, 
YOU GOT A FULL TANK OF GAS, 

HALF A PACK OF CIGARETTES, IT'S DARK, AND 
YOU'RE WEARING SUNGLASSES.

Hit it!

Joliet Jake



Read this book!



DO THE 
MATH


