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PURPOSE: 
Several states and local governments in the United States have established commissions and charged 

them with the task of developing policies on reparations. The commissions are attempting to define 
reparations and identify who should receive reparations. In North Carolina, the Asheville City Council, 
along with the Buncombe County Board of Commissioners, established a Community Reparations 
Commission. The Commission is charged with developing short, medium and long-term recommendations 
designed to “specifically address the creation of generational wealth and to boost economic mobility and 
opportunity in the black community.” In its resolution, the City of Asheville committed to make amends 
for “carrying out an urban renewal program that destroyed multiple, successful black communities.”  

To better understand the impact of Asheville’s urban renewal program, our research team launched the 
“Measuring the Impact of Urban Renewal”, aka Purple Project (Post-Urban Renewal Profile of Loss of 
Equity). The project set out to apply Computational Archival Science (CAS) principles through digital 
mapping and data mining, to create a concrete picture of the properties taken by Asheville’s urban renewal 
program and the properties that remain in the City’s possession, and to tell the stories of the lives uprooted 
by these policies. 

Our project focuses on telling the story of the East Riverside Project which targeted the Southside 
neighborhood. The Southside is very significant as it was home to “3,902 residents living in 1,179 
households, which accounted for about 50% of Asheville’s black population and 7% of its total population 
at the time” [1]. In addition, the Southside was Asheville’s “premier black business district, surrounded by 
a large residential neighborhood.” The Southside urban renewal project was “the largest in the 
southeastern United States [and the largest in Asheville] and the scale of the devastation here was 
unmatched” [2].  

The project may provide an invaluable resource to the Asheville Community Reparations Commission 
in its effort to both evaluate the loss and define reparations with respect to Asheville’s commitment to make 
amends for its destructive and discriminatory urban renewal program. Our approach is generalizable to 
other neighborhoods of Asheville and possibly other cities. Our results begin to quantify how much urban 
renewal deprived Southside homeowners of a very significant source of intergenerational wealth. 

This is a work in progress designed to provide new data in a form that can promote policy and decision-
making regarding reparations in the City of Asheville. “Successful claims always require at least two types 
of proof: identity and harm, and records are needed to support proof” [3]. This new data can be used as 
follows: 

I. The Asheville Reparations Commission can use the data compiled to, among other things, identify 
the specific individuals, families and businesses who were torn from their community and deprived 
of property under the guise of urban renewal. We call this revealing Identity: to determine WHO 
was affected. 

II. The data compiled can also be used by the Asheville Reparations Commission to begin to fashion a 
remedy or definition of reparations by looking at the types of harm that occurred. We call this 
revealing Harm: to determine HOW people were affected. 

We compiled this data in order to reveal Identity and Harm w.r.t.: 
A. Who was affected by urban renewal? 
B. How much did the City pay for urban renewal properties? 
C. Which properties does the City still own? 
D. How much are those properties now worth? 
E. When did the City start reselling these properties? 
F. How much were these properties resold for? 
G. Who was able to repurchase these properties? 

 



                                      Measuring the Impact of Urban Renewal: Executive Summary – June 18, 2022 
 

 5 

PRELIMINARY KEY FINDINGS: 
This report was prepared in June 2022 and represents work in progress. The authors are part of the Advanced 
Information Collaboratory (AIC), a research network focusing on exploring the opportunities and 
challenges of disruptive technologies to unlock the hidden information in massive stores of records.  
A. Who was affected by urban renewal? 

Our Team focused on the Southside neighborhood of Asheville where we: 
● Identified 930 parcels acquired during Urban Renewal in Asheville from 1965 to 1980 (UR 

Parcels). The data shows that many homeowners resisted these acquisitions and went to court. 
● Created a profile for each of these UR Parcels: showing original owners and tenants at the time 

of acquisition, property pictures, and a history of everything that happened to that parcel during UR. 
● Created a map interface that allows searching, interaction, and display across all 930 UR Parcels. 
● Identified 224 existing parcels (as of June 2022), or Current Asheville Parcels (CA Parcels), that 

were assembled from parts of the 930 UR Parcels.  
Ten Key Data Takeaways: 
B. How much did the City pay for urban renewal properties? 

1. The total UR Parcel acquisition cost was $6.4M: across the 930 UR Parcels. 
2. The median UR Parcel acquisition value was $5,350 (half higher and half lower): with 85% of the 

acquisitions below $10K. 
C. Which properties does the City still own? 

3. The City of Asheville continues to have an 18% UR impact: the City of Asheville still owns 13 CA Parcels 
in the Southside that were acquired through UR and overlap with 169 UR Parcels, which represents 18% of 
the original pool of 930 UR Parcels.  

4. The Housing Authority of the City of Asheville (HACA) continues to have a 16% UR impact: HACA 
still owns 7 CA Parcels that were acquired through UR and overlap with 147 UR parcels, which represents 
16% of the original pool of 930 UR Parcels. 

→ This represents a 34% combined City-HACA UR impact: across 20 CA parcels that overlap with 
a total of 316 UR parcels, representing over a third of the original pool of 930 UR Parcels. 

D. How much are those properties now worth? 
5. There is a 400% increase in the valuation of the 224 CA Parcels since UR (as of June 2022 and after 

inflation adjustment): based on Buncombe County’s Parcel Ownership Dashboard. This is a conservative 
increase well below actual current market prices (using Zillow valuations may show an even higher value, up 
to a 1,000% increase). 

E. When did the City start reselling these properties? 
6. HACA primarily (94%) and the City of Asheville (6%) resold UR Parcels for five decades: while 86% 

of the UR Parcels were resold in the 70s and 80s, another 14% were offloaded between the 1990s and 2010s. 
We call the beneficiaries of the 1st round of reselling “repurchasers”. 

F. How much were these properties resold for? 
7. The UR Parcels were resold at discounted prices: the median value of the resold parcels was less than 

1/5th of their acquisition value during UR, indicating that the majority of the parcels were offloaded post-UR 
for a fraction of their acquisition price [83% of the parcels were offloaded below UR acquisition cost and the 
total resale revenue was $3.3M].  

G. Who was able to repurchase these properties? 
8. There were 6 categories of repurchasers: Individuals (46%), Businesses (40%), City (7%), HACA (3%), 

Churches (3%), County (1%), with 152 unique repurchasers across all 224 CA Parcels. 
9. The top 10 repurchasers were responsible for the buying of 32% of all 224 CA Parcels: none of these 

top 10 repurchasers were Individuals. 
10. Only 14 Individuals repurchased in the Southside after losing their property during UR: these 14 

Individuals represent 9% of the 152 unique repurchasers. 
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METHODOLOGY & DATA: 
We used primary Housing Authority of the City of Asheville (HACA) records, land records from the 
Buncombe County Register of Deeds, and historical City Directories, supported by computational and 
analytical treatments of the data. Our Methodology is based on Computational Archival (CAS) Science 
approaches: see https://ai-collaboratory.net/cas.  

DATA SOURCES: 
-UNCA Special Collections – Part 7: East Riverside Project Files: 

http://toto.lib.unca.edu/findingaids/mss/housing_authority_city_asheville/HACAFindingAidPart7.html  
● HACA Text Records: 

 
 

● HACA Maps: 

 
 

-DigitalNC: North Carolina City Directories: https://www.digitalnc.org/collections/city-directories/  
 

-Digital Sources: Buncombe County, NC 
● Register of Deeds: https://www.buncombecounty.org/governing/depts/register-of-deeds/default.aspx 
● Geographical Information Systems (GIS): (1) Parcel Ownership Dashboard, (2) Explore GIS Data: 

https://www.buncombecounty.org/Governing/Depts/GIS/Default.aspx  
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-Datafied Sources: 

● Urban Renewal Impact: https://urbanrenewalimpact.org/ [Click on the DATAàRemapping tab for interactive map] 
● GIS-created layers: (1) 1963 City Directory, (2) 13 City-owned parcels, (3) 7 HACA-owned parcels, (4) 

930 UR parcels, (5) 224 Current parcels, (6) 1966 Land Acquisition map, (7) 1973 Property Disposal map 

 

 
 

• Functionality: Event Timeline, Associated People, Photos & Search and Sliding Timeline 
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Search: (on “Mills” in this example) 

 
 

Sliding Timeline: 
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DETAILS: 
 
Phase I: UR Period (1965-1980) – https://urbanrenewalimpact.org/ [Click on the DATAàRemapping menu tab for 
interactive map] 

● We identified 930 UR parcels (parcels acquired by the City of Asheville during UR) and developed an 
interactive map: 
■ The map displays: (1) the 2021 City-owned properties, (2) the 1963 Business City Directory, (3) the 

1966 Land Acquisition Map, and finally (4) the UR parcels themselves. A UR profile of each 
acquired parcel is provided with an event timeline, associated people (including all owners and 
tenants at the time of acquisition). Moreover, the interface allows searching by street or person name, 
and also includes a sliding timeline from 1964 to 1980 showing Southside changes. 

● The data shows that many homeowners resisted these acquisitions and went to court (an area that 
can be further researched and quantified). 

TAKEAWAY 1:   
The total UR Parcel acquisition cost was $6.4M: across the 930 UR Parcels. 
See EXHIBIT A. 

   

TAKEAWAY 2:   
The median UR Parcel acquisition value was $5,350 (half higher & half lower): 
across the 930 UR Parcels. 
See EXHIBIT A. 

 

Phase II: Post-UR Period (1980-2022) – (see Research Network tab under https://ai-collaboratory.net) 
● As of June 2022, we identified 224 Current Asheville or “CA” parcels (existing parcels in 2022 that 

were assembled from parts of the 930 UR parcels, i.e. overlapping with the properties that were acquired 
by the City of Asheville). 

● We came up with a systematic approach for relating UR parcels and CA parcels by establishing the 
number of UR parcels and the percentage of their overlap with each of the 224 CA parcels. This provides 
a consistent way of relating the past to the present, as property and street boundaries have changed beyond 
recognition in many instances: see EXHIBIT B. 

● Using this overlapping approach, we show that the 13 CA parcels currently owned by the City of 
Asheville ACTUALLY intersect with 169 UR parcels. This represents 18% of the original pool of 930 
UR parcels (calculated as the ratio of overlapping parcels 169 / 930). 

TAKEAWAY 3:   
The City of Asheville continues to have an 18% UR impact: the City of 
Asheville still owns 13 CA Parcels in the Southside that were acquired through 
UR and overlap with 169 UR Parcels, which represents 18% of the original pool 
of 930 UR Parcels. 
See EXHIBIT C. 

● Using this overlapping approach, we also identified 7 HACA-owned parcels ACTUALLY intersecting 
with 147 UR parcels. This represents 16% of the original pool of 930 parcels. 
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TAKEAWAY 4:   
The Housing Authority of the City of Asheville (HACA) continues to have a 
16% UR impact: HACA still owns 7 CA Parcels that were acquired through UR 
and overlap with 147 UR Parcels, which represents 16 of the original pool of 930 
UR Parcels. 

à This represents a 34% combined City-HACA UR impact: across 20 
CA Parcels that overlap with a total of 316 Parcels. 

See EXHIBIT D. 

● Using the Buncombe County Parcel Ownership Dashboard, we were able to analyze the Current parcel 
appraisal valuation for the Southside (in other words what the UR parcels are now worth according to 
the County). Per the County’s own data, the median CA parcel value is $293,450 for a total across all 
224 parcels of $184M. Contrast that to the earlier median UR acquisition value of $5,350 and total 
valuation value across all parcels of $5.6M. 

TAKEAWAY 5:   
There is a 400% increase in the valuation of the 224 CA Parcels since UR 
(as of June 2022 and after inflation adjustment): based on Buncombe 
County’s Parcel Ownership Dashboard. This is a conservative increase well 
below actual current market prices (using Zillow valuations may show up to a 1000% 
increase). 

See EXHIBIT E. 

■ Measuring current parcel values and change over time is tricky and beyond the scope of this 
analysis. There are a number of ways of approximating change. We discuss 4 approaches before 
conducting our own small pilot comparing 224 CA Parcel acquisition valuations and June 2022 
Zillow valuations: 

(1) Using a historical calculator such as https://measuringworth.com shows that $1 in 1965 has 
a relative price worth of $9 in 2022 (using the CPI Consumer Price Index). Hence, a 367% 
housing increase in the Southside is closer to a 400% increase (after inflation 
adjustment using CPI).  However, this does not directly track with real estate. 

(2) The FHFA House Price Index (FHFA HPI®) is the nation’s only collection of public, freely 
available house price indexes that measure changes in single-family home values based on 
data from all 50 states and over 400 American cities that extend back to the mid-1970s.  The 
FHFA HPI incorporates tens of millions of home sales and offers insights about house price 
fluctuations at the national, census division, state, metro area, county, ZIP code, and census 
tract levels.  FHFA uses a fully transparent methodology based upon a weighted, repeat-sales 
statistical technique to analyze house price transaction data.  
See: https://www.fhfa.gov/DataTools/Downloads/Pages/House-Price-Index.aspx. 
This would be a good tool for Asheville, were it not for the fact that the calculator only starts 
in 1991. 

(3) The March 2022 Syneva report, which was created in part to investigate whether there was 
racially motivated inequity in Buncombe’s property tax assessment process, and which was 
ordered by the recently formed Ad Hoc Reappraisal Committee, says home prices in the 
Southside neighborhood — defined as land between Patton Avenue and Meadow Road, 
north to south, and between the French Broad River and Biltmore Avenue, west to east — 
went up 116% between 2016-2021. 
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(4) Finally, in the City of Asheville’s Fiscal Year 2022-23 Proposed Budget:  
https://drive.google.com/file/d/1ox_RXSV7FyRokJ87CNZbCu0p55ODIfEl/view 
there is a section on “Equitable & Affordable Housing & Stability” which references an 
April 26, 2022 report in the Asheville Citizen-Times on the median first quarter housing 
price which was $440,000 in the Asheville city limits, which represents a 56% increase 
in Asheville compared to pre-pandemic prices in 2019.  

To better assess this increase in housing valuation, our team conducted a pilot using a small 
sample of CA Parcel valuations with June 2022 Zillow valuations. We focused on UR Blocks 15 
& 16 looking at 15 CA Parcels.  What we observed was that Buncombe County’s Parcel 
Ownership Dashboard values were rather conservative and half of the amounts from Zillow 
valuations. This indicates that our 33-fold increase in the valuation of the 224 CA Parcels since 
UR is most likely much higher. Results for those 15 UR Parcels show (see EXHIBIT E for 
details): 

○ Buncombe County Appraisal:     median: $206K – sum: $3M 
○ Zillow Appraisal:                          median: $391K – sum: $6M 

Median CA Parcel Zillow valuations of $391K (as opposed to $206K) are more in line with 
results reported in (4) above that found a median first quarter housing price of $440K. If this 
result stands across all 224 CA Parcels, we could see not just a 33-fold increase in valuation 
since UR but double or more, so potentially a 70-fold increase in valuation. 

à This would require additional research but is significant as it dramatically illustrates the 
fact that Urban Renewal deprived Southside homeowners of a significant 
source of intergenerational wealth. 
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● Finally, we wanted to know what happened to UR parcels in the post-UR period, from 1980 to 2022. 
Questions included: 

■ How long did HACA & the City of Asheville hold on to acquired parcels?   
■ To whom, when, and for how much did the HACA & the City of Asheville initially resell the 

Acquired parcels? (we call this “Offloading” of the parcels in contrast to “Acquisition” of the 
parcels)   

The data shows that: 
■ The UR process did not end in 1980: see EXHIBIT F. 

 

- HOW LONG: 

TAKEAWAY 6:   
HACA primarily (94%) and the City of Asheville (6%) were in the 
business of reselling UR Parcels for five decades: while 86% of the 
UR Parcels were resold in the 70s and 80s (72 + 121 over 224), another 
14% were offloaded between the 1990s and 2010s. We call the 
beneficiaries of the 1st round of reselling “repurchasers”. HACA resold 
94% (211) of the 224 CA Parcels, the City of Asheville 5% (12), and the 
Board of Education of the City of Asheville 1% (1). 
See EXHIBIT F. 

 
- FOR HOW MUCH: 

In order to compare apples to apples, we also computed the Acquisition value of each of the 
CA parcels (using the overlapping approach discussed earlier). The data shows a computed 
Acquisition median value of $12,488 with a total value across all 224 Current parcels of 
$5.6M.  In contrast, there was an Offloading median value of $2,364 and a total value of 
$3.3M. 

TAKEAWAY 7:   
The UR Parcels were resold at discounted prices: the median value 
of the resold parcels was less than 1/5th of their acquisition value during 
UR, indicating that the majority of the parcels were offloaded post-UR 
for a fraction of their acquisition price [83% of the parcels were offloaded 
below UR acquisition cost – calculated as 187 over 224 and the total resale 
revenue was $3.3M]. 
See EXHIBIT G. 

 
- TO WHOM: 

We established a profile for the Offloadees (those entities who had first access during the initial 
repurchasing of the Acquired parcels).  The profile shows that:  

TAKEAWAY 8:   
There were 6 categories of repurchasers: Individuals (46%), 
Businesses (40%), City (7%), HACA (3%), Churches (3%), County 
(1%), with 152 unique repurchasers across all 224 CA Parcels. 
See EXHIBIT H. 
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TAKEAWAY 9:   
The top 10 repurchasers were responsible for the buying of 32% of 
all 224 CA Parcels: none of these top 10 repurchasers were Individuals. 
See EXHIBIT H. 

 

TAKEAWAY 10:  
Only 14 Individuals repurchased in the Southside after losing their 
property during UR: these 14 Individuals represent 9% of the 152 
unique repurchasers. 
See EXHIBIT I. 
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EXHIBIT A: UR Parcel Acquisition Stats 
 

-We use the 930 UR parcel layer 
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-Distribution of Acquired parcels over time 

 
 

-Acquisition price count by price range 
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-We classify the UR parcels by Acquisition price  
85% of the Acquisition prices are less than $10K (414 + 371 out of 930), and the City spent a total of 
$6.4M (calculated by adding all 930 acquisition prices) to acquire the parcels. 

 

 
 

median $5,350 

average $6,883 

min $10 

max $122,000 

SUM $6.4M 
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EXHIBIT B: On Relating UR parcels to CA Parcels (to connect the past to the present) 
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The COMPUTED Acquisition value is $23,044 and calculated as a weighted sum as follows: 
         B15-P14         B15-P15          B15-P16          B15-P17           B16-P13          B16-P15          B16-P16         B16-P17 
        ========    =========   =========   ==========   =========   =========.    =========    ========= 

9% * $6,200 + 92% * $8,300 + 67% * $8,500 + 35% * $12,750 + 9% * $10,800 + 42% * $4,650 + 14% * $10,800 + 2% * $12,750 
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EXHIBIT C: Mapping of 13 City-owned Parcels to UR Parcels 
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EXHIBIT D: Mapping of 7 HACA-owned parcels to UR parcels 
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EXHIBIT E: CA Parcel Valuation 
 

 
 

 

Per Buncombe County’s 2022 real estate appraisal database the sum of all 224 CA Parcels is $184M, while 
the COMPUTED UR Acquired values is $5.6M.  $184 / $5.6 is 33, however, we only report on a 4-fold increase 
as we use the measuringworth.com calculator which shows that $1 in 1965 has a relative worth of $9 in 2022 
(using the CPI Consumer Price Index). 
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This is a conservative increase well below actual current market prices. If, instead of using Buncombe 
County’s Parcel Ownership Dashboard, we look at another source of property appraisal such as Zillow.com, we the 
value increase will be much higher than 400%. 
 
We conduct the following experiment by looking at some of 15 acquired parcels from historical Block 15 
& 16. The Buncombe County Parcel Ownership Dashboard gives us the A: values, and going to Zillow.com 
gives us their appraisal values, the Z: value. 
 
Value for UR Blocks 15 & 16: 

● Buncombe County Appraisal (A):     median: $206K – sum: $3M 
● Zillow Appraisal (Z):                         median: $391K – sum: $6M 

 

 
 
What this sample shows, is that Zillow.com valuations are twice the amount of Buncombe County 
valuations: $6M vs. $3M.  The Asheville-Times report on page 10 has the median 2022 first quarter housing 
price even higher.  Hence, we estimate potentially a 700% increase in valuation. 
  



                                      Measuring the Impact of Urban Renewal: Executive Summary – June 18, 2022 
 

 27 

EXHIBIT F: How Long Did HACA & the City of Asheville Hold on to UR parcels? 
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EXHIBIT G: How Much Did HACA & the City of Asheville resell UR Parcels for? 
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EXHIBIT H: What is the Profile of the Entities that First Repurchased UR Parcels? 
 

 
 
 

There are 152 distinct entities involved in the repurchasing of 224 CA Parcels, aka, some entities 
repurchased more than one parcel. 
 

-Top 10 Offloadees: responsible repurchasing of 71 parcels (32% of all 224 CA Parcels) 
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-Unpacking the Business type: The 90 Business parcels come from 7 types of businesses 

 
 

Individuals who feature in the Business type are those who “appear” to be conducting a higher 
amount of real estate activity (between 9 and 469 entries per a Register of Deeds lookup) 

 
-Top 11 Business Offloadees: responsible repurchasing of 58 of the 224 CA Parcels 
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-List of 36 Other Businesses Offloadees: 

 
 

47 Unique businesses account for 90 of the 224 CA Parcels 
 
List of 7 Churches: 
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List of 48 Individuals: 
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EXHIBIT I: How Many Southside Individuals Were Able to Reenter the Neighborhood? 
 
There are 17 distinct Entities (14 Individuals, 2 Churches & 1 Business) repurchasing in the Southside 
(highlighted in Yellow on the map). Out of the 152 unique entities involved in the repurchasing of the 224 
CA Parcels, this represents 11% of the repurchasers (17 / 152) only. 
  
If we only count Individuals, this represents 9% of the repurchasers (14 / 152). 
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