AW
Recommendation presented by the
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l , Ronald L. Marchetti
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Principal Assessor Rebecca A. Boucher, MAA

The Board of Assessors
recommends adopting a
Residential Factor of 1 to
maintain a single tax rate.

In order to continually provide
the public with relevant
information, we have
developed this presentation to
include several tax related
topics.

MBIRETV R


Presenter
Presentation Notes




Summary of FY2015
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Total Assessed Value

$750,000,000 -
$700,000,000 -
$650,000,000 -
$600,000,000 -
$550,000,000 -
$500,000,000 -
$450,000,000 -
$400,000,000 -
$350,000000 +—————
SESSE TS
K

FY2015 Classification Hearing


Presenter
Presentation Notes
Foreclosures and sales of bank owned properties have greatly declined. Values in the single family class increases about 2% on average (based on 59 valid arms length sales).
Values in the condominium class increased about 4-5% on average. Multi family properties increased 1 to 4% on average. Vacant developable land increased about 6 to 25%. Commercial increased about 9% and industrial about 1%. 

We are seeing a good amount of arms-length sales this year which we will analyze for the formation of FY2016 valuations. 


The FY2015 Estimated Tax Rate

* The amount to be raised by taxation called the property tax levy, is
divided by the tax base which is the total assessed value of all taxable

property, and is multiplied by 1000 to produce the tax rate per
thousand dollars of assessed valuation.

Estimated
Property Tax Levy $9,858,904.58 v 1000= $17.31

Assessed Value $569,549.658

* Though limited by Proposition 2 /2, the tax levy continues to increase
resulting from Town Meeting votes on our operating budget. In FY2004,
the tax levy was 37% of total revenue sources; in FY2015 the tax levy
will be 68% of total revenue sources.
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We are projecting the tax rate to be $17.31, not yet certified by DOR.


Single Family Home Average Value

& Average Tax Bill
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* The FY2015 average single family home tax bill is estimated at $4,437.87,
an increase of $231.73 or 5.5% from FY2014’s amount of $4206.14. Of
the $231.73 increase, 70 % results from the debt repayment for the ASRSD
High School Project, amounting to $164.08 on the average tax bill.
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Please keep in mind that individual parcel valuations will vary from class averages due to data updates, construction and renovation activity, and the effects of market trends on various property types. 


How Your Tax Dollars

Are Being Spent
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Applying all other revenue sources equally over the whole operating budget of the town, here is how your tax dollars are spent. The catagories listed are according to related town services as classified in the operational budget of the town. 


Residential Factor Residential Open Space Small Commercial
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These are the 4 options to consider for the classification hearing. 
Generally we focus on the Residential Factor. The Residential Factor, established by the Commissioner of Revenue, is used to make certain that the shift of the property tax burden complies with the law. Choosing a factor of less than 1 results in increasing the share of the property tax levy raised by commercial, industrial, and personal property classes and decreasing the share of the property tax levy of the residential class. 
If the Minimum Residential Factor would be less than .65, the community cannot make the maximum shift and must use a CIP factor less than 1.50. 
A residential factor of “1” will result in the taxation of all property at a single tax rate, no shift.
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This pie chart demonstrates the sizes of our classes in relation to each other. As you can see our town is mainly residential, as are most of our surrounding towns. 
Due to the small size of the CIP tax base, any shift to the CIP classes will only minimally relieve the tax burden of the residential class while greatly increasing the cost of doing business of the CIP classes relating to operation, development, and location.
To attain a target levy split of 75% residential and 25% CIP, $100 million of CIP value would need to be realized through economic development. This would produce $1.5 million in additional new tax dollars. A much broader scope analysis of this would need to be studied to determine the various effects of this on our community.



FY2015 Shirley Tax Classification
Determining Parameters - Residential Factor Options & Split Tax Rates
A. CIP cannot pay more than 150% share of tax levy
B. Residential Class must pay at least 65% of their share of tax levy; MRF can not be less than 65%
MRF = %lLevy Share / %Total Value

Exploring the
Adoption of a Residential Factor

FY2015 Tax Levy $9,858,904.58

Rate Chg
% Total % Levy Rate  per $1 of
Class Value Value Factor Share Tax Rate Tax Levy Change CIP
No Shift  Residential $509,313,720 89.424% 1 89.424 $ 17.31 $8,816,220.49 $ -
RF= CIP $ 60,235,938 10.576% 1 10.576 $ 17.31 $1,042,684.09 $ -
1 Total $569,549,658 100.000% 100.000 " $9,858,904.58
110% Shift Residential $509,313,720 89.424% 0.883663 88.366 $ 17.11 $8,711,952.08 $ (0.20) $ (0.12)
RF= CIP $ 60,235,938 10.576% 1.1 11.634 $ 19.04 $1,146,952.50 $ 1.73 $ 1.00
98.817 Total $569,549,658 100.000% 100.000 " $9,858,904.58
125% Shift Residential $509,313,720 89.424% 0.867799 86.780 $ 16.80 $8,555,549.47 $ (0.51) $ (0.12)
RF= CIP $ 60,235,938 10.576% 1.25 13.220 $ 21.64 $1,303,355.11 $ 4.33 $ 1.00
97.043 Total $569,549,658 100.000% 100.000 " $9,858,904.58
150% Shift Residential $509,313,720 89.424% 0.841359 84.136 $ 16.29 $8,294,878.45 $ (1.02) $ (0.12)
MRF= CIP $ 60,235,938 10.576% 1.5 15.864 $ 25.97 $1,564,026.13 $ 8.66 $ 1.00
94.087 Total $569,549,658 100.000% 100.000 $9,858,904.58
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This is the technical data which displays the various factors and shift effects in each scenario. 
For every $1 we increase the CIP tax rate with a shift, the residential rate will only decrease $0.12 (12 cents).
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FY201 axes by Shift
Praoperty ydeE ample Valuation 100% 0% 125% / 150%
Residential Average Single Family $ 256,376.00 $  4,437.87 $ 4,385.38 $ 4,306.65 $ 4,175.44

Tax Bill Change $ (52.49 $ (131.22 $ (262.43

Residential Change %

Commercial Store/Restaurant $ 300,000.00 $ 5,193.00 $ 5,712.30 $ 6,491.25 $ 7,789.50
Tax Bill Change $ 519.30 $ 1,298.25 $ 2,596.50
Industrial Warehouse $3,000,000.00 $ 51,930.00 $57,123.00 $64,912.50 $77,895.00

Tax Bill Change $ 5,193.00 $12,982.50 $25,965.00

CIP Change %
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Applying the technical data to sample tax bills we can see the futility of shifting the burden. With our small CIP base, any shift would only minimally change residential tax bills while having  a profound impact on CIP taxpayers. 


What If Analysis- What it
would take to get CIP Tax
Base to 20%

Residential & Open

Space Class Value CIP Class Valve

FY2015 Value $509,313,720 $60,235,938

FY2015 % 89.424% 10.576%

FY2025 Projected Value  $805,442,374.50 $73,718,646.88
FY2025 Projected % 91.615% 8.385%

Economic Development adds $120,000,000

FY2025 Projected Value  $805,442,374.50 $200,008,956.87

FY2025 Projected % 80.108% 19.892%
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We remind all present that the tax levy and tax rates presented at this time are estimated and not certified or approved by the Massachusetts Department of Revenue. 

Tonight the Assessors ask the Board of Selectmen to vote on a motion to adopt a Residential Factor of 1 to maintain a single tax rate and sign their approval of Form LA5.
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