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Fiscal Impact Analysis
Villages on the Common
Littleton Massachusetts

July 15, 403

L0 Ohverview

Al lhe request of GFI Partnurs, Connery Associates has prepared a liscat Impact Analysis
for the proposed Villages on the Contmeon, 8 Y2 unit residential condominivm commumity
localed in Littleton Massacluscits, The overall ohjective of this sludy 15 to determine the
anmmal fiscal profile of the proposed residential conunumily, az snmmiarized in Tablel
bulow. Iiscal Year 2006 data for buth ecxpenditures as published by the Town of
Littleton has been smploved for this study. Far purposes of clarity and ease of rcadding,
the larger values luve been rounded to tha nearesd $1.000.

The proposed condeminiwn development will liave a total o'92 condomininm homes.
Of the total nmmber of homes, 23 ot twenty five percent (25%) of the tatal arc proposed
to be provided as affordable housing consistent with the Conumonwcality ol
Massachusetts affordable housing regalalions.

Tabls 1 below summarizes the proposed condominium development program,

The unit mix is comprised o 6% Lwo bedroom units (74%) and 24 threc bedroom unils
{26%). The required affordable units arc cqually distibuted over all unil (ypes.

Table [. Residential Mix

- Residence Type ' Mumhar
Two hedroom , Market Ratc 51
1w bedroom Affordable Rate 17
Three bedroom, Market Rate 18
Three bedroomn Allurduble rate _ ' i
Tatal Homey %

1.1 Summary of Methodology
The analysiz divides mimicipal residential service cost into two broad calezories schoul
egats and general servise costs (all other non-school costs). Lor each cost catcgory an



cxaminalion of the incremental or as appropriate, average, cost was wodertaken. For
exampie, after cstizaling Lhe mmbear of school aged children that would most likcly be
genoraled we developed an wmcranendal cost per new student, Specifically, we examined
the cost of iwstruction (with all assaciated ciplioyment benefits), specta] edncation costs,
the cost of supplies and materials per student, aad aticipated transportation cosls. The
estimated tneremental cost was then applicd to the wial numiber ol (he estimared
addifional students.

Lhe general setvice costs wory compuled on a por capita basis since thore is 4 direct
relationship between iurnbers of people and seneral service demands. Howaver, to
determine the total cost it was necessary (o examine the proposals impact on 4 department
by department basis. Gbvieusly, full service casts for ilums lke police, five, dispaching
services were included as well as all human service costs such as libraries, recrestion,
elections, and uther guneral government cost items. Huwever, since the proposil
meludes private service responsibilities such us intemal road malntenance, lrash
collection, lighting, and suow plowing, we made adjustiments and recduced public worlks
cogts accordingly. Importamly, there are dupariments or budget line ilems that will not
be impacted by the proposal. Obvious cxumples are the existing town debt service, and
the existing light and water departinunt existine debt. Further, we did not add all costs
relative to general governmeni (Town Roards and Town Manager) sinee no measnrable
COSTS were apparent.

Afiter determining the per capilu costs for the impacted departments we applied said valus
to the estimated population of the proposal 1o generate the total general servics cost, As
with the total school vusts, we derived an estimated cosl per unit for gencral service COSTS,
and by combining both cost types we amved al a tolad service cost.

Getermination of mumeipal service cost relative to residential development represents
only ong part of the fiscal equation, To estimate net fiseal profile we examined the
rovenus strearn to he produced by the propesal. Tn fhis inslance we emplaved the [ull and
fair market value approach Lo determine assessed value since we are Proposiug a for sale
product. We also examined the value of automelive excise taxes and Chapter 70
foundation school aid. Wo combined all revenne sources w determine a BIO3S [ovenue
strearn. Refating the wial costs to total revenue gensrates the fiscal prolile of the
proposal.



2.0 Summary of Findings

The proposal will generate a net fiscal bunefit of approximalely $137,000 per
Vealr.

The proposal has a posilive cost to revenue ratio of 0.655. Speettically, Lor every
revenue doliar collecled 1L will cost Littlcton 65 cents to provide all related school
and general service costs.

The propasal will generate 22 additional students, of which 12 will be clementary
students cirolled in vartous gradss flom K-3.

The proposal will gencrats at least 100,000 n penmil [ees payahle curing the
ConstICtion perigd,

The proposul will add §33 million to total assessed valuation and during the initial
year said value can be taxod as new growth revenncs.

The proposal will generale al least 1 million doltars in additional retlail safes
wilhin the Town of T.ittletan.



3.0 Municipal Expenditure for Residential Uses

Lo estimate the fiscal impact associated wilh the proposed unit mix described i Seclion
I.1 above we have divided municipal expenditures into two broad catesorivs: une, school
uxpenditures by which 1s meant the [neromental cast ol adding new schuul age ehildren to
the public school system, and two, nom-school costs (gencral service costs) which
represenls all other fonms ol municipal sorvice cnsts Le, pubhc sajety, cullural,
recreation, and othoer public services.

3.1 Gemeral Service Costs

Tor Littletor, tolal operating eapenses hudgeied tor non zehosl casts FY 2006 will he
approxirnately $6. 12 million. The method emploved to delermine goneral setvice cosls
associated with the proposal begins with an estimate of muiieipdl service cost awsociated
with non-residential uses L. commencial and industrial uses since not al] mumeipal
seIvice costs ae penerated by residontial land use, The proportional valuation mothod s
detailed iu Chapter 6 of the widely emploved Fiscal Tmpact Hondbook by Burchati and
Listokin was used to gencrale an estintated annual non-residential SETVICe cosl. Wea
estunated that approXimately $125,000 million dollars per vear is required to provide
services fo uon-residential uscs, or 2% of the total departmental operating budwe(s,
Therelore, o the purposcs of this analysis we ars asswmang that the residential service
cosls assipied to Town departinental operating, budgets is 6 million dollars,

Tn ternms of long term public worls costs the proposal shitls a significani fiscal buarden o
the private devoloper. Tlowever, to be conservalive (high) in calculating preneral servics
costs we still assigned hall of the public works hud get regandless of the fact that the
imemal roadways of the proposed eondominiom development will be privarely
maintauned, plowed, and lighted and trash collection will alsa be private service. Purther,
the proposed residential community will pay water fecs on a nsage basis as do all
Tesidential stooclures in Litteton thus the assaciated cost for said utilities will be covered
by anmual Lics, Therefors, lor the purpases of service cost analvsis we have reduced the
impacted departmental budgels: in this instance to 5,75 rmillion dallars.

Creneral sorvice costs are cssentially deiven by population and per capita assignment of
cost 1s 4 Lypical manaer in which said costs are expressed. The Y2 proposed
condominiums of the Villages un the Commuon have estimated population of nol more
than 1.7 penple per houschold, as comipared w 2.7 for the commmnity us 1 whale,
Therefore, we antivipate a toral pepulation of 154 people. Given Littleton®s astinruded
2005 population ol 8,500, the total municipal service cost fior e ghove noted itnpacted
departmental budgets is $617 per person. Lherclore, the estimated 154 peopls will
generate a general sarvice cost of 95,000 or o gencral service cost af$1.012 per undt,

3.1 School Enroliment Trends and Education Costs

For Littleton, as in most communities, cducalion is the simgle most cxpensive residential
mumcipal serviee cost. Tn FY2006, the total school costs far the Littleton Public Schools
and Nashoba Tech were $17.11 million or approximatcly $11,03% per pupil for sach o
the approximately 1,550 smdents.



However, In large measue the cost of adding new students is nol an application of the
cast por pupil times the number of new gtudents becanss adminisirative, physical plant
anel certain operational costs are not always hpacted, Additionad school COStS vary from
community to community bul in general they are a function of the phyeaical capacity /
condition of the exisling systemn, local etirollment rerds, and the vndalying srowth rule
of the comumuunily. If a sehool systemn has considerable or moderale physical plant
capacity, a slabfe to slow studenl enrolntent cvriowth pattori, and a Tow coLununity
populiation growtl rate, the incremental cust associated wilh the addition o[ new students
12 nsually cousiderably less thau ihe average pet student cost. However, if the overall
school system is experiencing rapid curolbment gains, and eommmaty wide population
growth rales ars high and projected o rermain high, il is Tikely that uny additional students
WAY gunetdle an ncrease o staff, redishicting or in more cxtreme cases additions fo the
physical plang,

For Tintlelon, srate and regional planning ageney (MAPC) butld-cutl stodies inlicate
moderate residential development rates for the foresceable future. Tirfleton i
characterized by both state and regional agencies as a subnrb with addilionai residential
growth putential givean current repulations. Our review of state and re gional build-cut
projecitons mdicates thal Titleton conld adid up o 2,506 single family residenrial unils in
the coming twenty years and an additional 1,300 smdents. However, our expunience with
state build-out data Lor Eastern Massachusets indizates that the statc projeclions ar:
usnally high and at times by a factor of 30% for maturs conumunities. In this instance,
regardless of the state projections, we belicve the most salicnl anpect of regional and state
build-uut data s the Goding thar Vitfleton is a desirable suburh wirly sigiuficunt residantial
development eapacity and that school enrallment will continne to expanil at a low o
moderate pace. Within the nexd 20 years it is probable that the Town of Litileton will
gencraic belween 2,000 to 2,500 students. There can by iule dsubt that in the coming 20
years Littleton will see schios] population growth resulling from new single famity
housing and that said potential will, at a minimum, gencrale school district redistricting
bul maore likely require an expansion of bui Iding space. The growth and chanes in the
Littleton sehool system will oecur regardless ol the Villages on the Commeon proposal,
and will be at a significantly higher rate per dwelling wiil than the two bedroom
condomimuins {hal are proposed.

Currenlly Tittleton has approximataly 1,550 sludents or (.45 sludents per dwelling nnil, a
ralio higher than the slalewide average o (.35 studen(s per residential unit. However,
sild value represents the town average and eannol be used to projecl naw students from
n=w howsing units. Table 2 below illustrates the values used Lo estimate sclool aged
children by unit typy that have been uscd in the cstimation of education costs. The toal
numiber of school aged children (SAC) TEpresunls an “averape year”, over 4 10 year
period it should be auticipared that the actual mimber of sludents may fluctuwate on an
anmmal basiz by live to ten pereenl. As part of this report e are submitting a copy of
Housing the Commenwealth’s Schonl Aped Children prepared in 2003 Appendix 1. The
roporl was preparcd for the Citizens Housing and Mlauemin £ Asscctatton (CTTAPAY and
Connery Asasciates was a co-author. The report is the most detailed survey ol student
generation by housing types in Massachusctrs. 1L shonld be noted that 2umon gils findings



huilding type as wetl ag number of badroorms was detamiined Lo play a siznificant role in
student generation rales. Units with less than nve or ess hedinoms per undt were found
b genevate relidively few school aged children and buildiops with elevators gunerafe very
fow school aged children, Farther, for the sume space apariments wil| generate more
students per unil type than condotminiums hecanse condaminiums lpyve a considerably
higher, all m. cost per month than apattments, and as a result both market and affordablc
cundominiums have lewer school aped children,

Table 2. School Age Children by Unit Type

Apartment Type  Number of Students . Total
Units PPer Unit Students

2 bedroom markst 31 (.14 510
2 bedroom affordable 7 0.30 510
3 hedroom markel 14 .50 9.00
3 hedroom allurdable 3 1.20. 3.60
Fotal 0z 12.80
Total with 5% privafe 21.60

Bused on our projuctions we anticipate thal, on average, the proposal will generate 22
additional schovl aged children and of that mmmbcr approximately 12 students will auend
various grades from K through five; 5 stmdents will attend the middle school grudes, and
3 students will attend high school in awy piven vear.

The estunuled 22 additional school aged children per vear (5AC) should be viewed as an
annual average. Qur experience indicates that the actual numtber of schoo] ape chitdren
varies oL un amhual basig by approvimately 10%, in either direction. Therclore, in any
e year Tittleton could anticipate as maay ws 25 students or as few as 19 students fiom
the proposed development,

To dutermine the educalion costs associated with the average of 22 adihinnal studeris we
huve emploved the following cstimates in the preparation of Table 3 helow: for cach
addilional new teacher we have allattad $65,000 dollars tor salary and beneiils and woe
have assnmed that since the new enrollinenl will be spread among 12 grades the only one
additional fill time Leaching cquivalent will be required. To cover services, supplies, and
equipment cosls we have assigned 12% of tolud hudget or $1,200 per studeut. To aceount
[or special needs cust, we have asglguad $15,000 per special education student, wnd
assumed 2 spectal neads students. Additionaily, we assumed Lhat additions W existing
hus routes may be necded new bus route may be needed and asi gued a §40.000 dallax
208l per year. As idicated by Table 2 below the sum of the aforenientioned Costs
represent the total ineremental educaiion costs,



Table 2 Estimated Annual Lducation Caosts

Nnmber of  Number Caost of Service Special  Bns Total
Siedents of Tnstruction  and Needs Route  Education
Teachers Supply Cost (2} Cost{V) Cost
(FTE) {I)
22 1.0 B33, 000 $24.000  $30,000  $40.000  $159,000

(1) Theservices and supplics zosts are calenlaed for 20 wadiliomul stedents
Special needs costs are valenfated ané added iulo the total coat iparate]y,

{2) 2 special necd sixdents at S35 000 pur sladent,

(¥} Assumics alded cost) we 10 an cxisting tus roule.

Based on the total costs indicated in 1able 3 we can determine that the education cosl per
new tesidouce will e $1,728 dollars ($159,000 divided Iy 92 {ota] residences) and tiar
the incremental cost per nuw student is ¥,227 (B39 000 ol lota! education cost divided
by 22 new students).

Tablc 3 below combines the derived school and gencral service cost to vstimate tatal
armuil service ¢ost,

Table 3 Projected Municipal Service Costs

Nutnler nf Education Non-educatinn  V'otal Serviee Annnal
Residenees Costper Thnit Costper Unit  Cost per Unilt Service Cost

92 21,728 $£1.032 52560 $253,920

As shown inl'able 3 the averaue service cost per condonuaium is $2,760 per unit and the
total annwal service cost is §253,920.,

4.0 Revenue Sources and Cost to Revenue Raijo

since Villages on the Comuon 35 a for sale product the tax assessment will be bascd un
salc price. Table 4 indicates the projocted sale price per nait, but dues net include sale
price if specific buyers request additional finishes or features, Therefors, il 1s
concelvable that the total sales valie will be somewlul hi ghet than whut iz haing
presented here for analysis porposes.



Table 4 Estimated Taxable YValue by Unit Ty pe

Unit Type | Sale Price | Number of Taxable |
i units ¥alue

2 hedrzom $420,000 51 $21.420 000
| markct _

2 bedroon S 140,000 17 32,720,000

affordable _

3 bedroomn $435.000- 18 87,830,000

matkel _

3 bedroom F1R4,000 6 31,104,000

allurdahle _ _ _
[ Tutal Value $33,070,000

Using the curreat residendizl tax rate of $11.35 a totad ussessed value of 33.07 millivn
dilburs will yield $375,345 in annual nraperty laxes or $4,080 per unit.

Table 5 below, compares the revennes that will be gencraled: property taxes, exejze
fanuailocal receipts, and Chapter 70 foundation edueation state aid to the total SOIVICS cost
(see table 3 ubove). The far riphl column of Table § indientes the cost o revenue ralio
for the average condominivm and the rroposal us 2 whole. [his ratin geprosents the
average anmnal fiscal profile and the pereentage of ceury revenie dollur received that iy
needed to cover all servica cosis.

TABLE 5 SERVICE CO5T TO REVENTIE RATIO

Proposal  Troperty.  Stue KExcise Average  Gross Cost tn
Tax per Ay Taves(?) Total Service Eevenuc
avcrape Revenue  Costper  Ratin
nnir per Unit  LUlmiy

92
Restdences  $4,080) 50 S167 4297 S2.760 0.65

L We deterinined that £or the addilivnal 29 snedents e nators of the sl aid formula will senerate
additional Chapras 70 education aid,

2. Assumzs 1.6 vehicles per unit or 147 vehicles registercd om site, an avelage cxeise tax of §103 per
vehicle, 315,135 dollars ar 3167 per vnit. Additional revenie fiam loca) receipns anch us feas, fines,
und Iizenses will Lkcly ocour per unit and (herefore imprave annual revenues. Tlowever, il g a
relatrely small atnount of Levesue, difficult to assin on an annual basis and s minimal baaring,
estimated fiscal profile, therefore, nor inclirdsd,

The residenlial component has a positive revenuc ratio of 0.65 and generates a ned
positive Gscal retwrm of S136,400 (5137,000) per vear (34,247 dollars of revenue per
unit minus $2,760 dollars in cosi multiplicd Ly 92 tmits),



5.0 New Growth Tax Benefits

Constslent. with State regulationy the taxcy generated hy new growth may be collected
and used as a revenue sowrce for one year bafore becoming part of total ussessed
valuation and subject o wandaled levy limitations. This feature off municipal [inance
was designed to provide mmnicipalitics with budgerary flexibility and to encourage now
growth. As the project is consiructed the appropriale tax vear value will be calendated as
Lew growth revenues. At completion the proposal will have added approiately 33
miliien dollars to tolal assessed valuation of the Cotnumity.

6.0 Consuruction Permit Reveane and Ulility Connection Fees

In adelition o property taxcs arul excise taxes the proposed residences will genciule
building permit, clectrical, and plunibing foes. We cstimate that the proposal wiil
gencrate at least $100,000 dollars in addftional fees for the gencral fund duringe the
project build-out pericd. S#id fees will be one time fees but will constiiute a shorl Lemm,
imniediate tiscal benefit to the conununity.

7.0 Fconomic lmpact

Bascd on the anticipated sales values we estimate that the average new houwsehold incoimes
will be al least $100,000. The total disposable income (including food and clothin iy
purchases} will be approximately 25% of gross mcame, Therefiore, each household will
have approximately $25.000 of annual disposable income, Given the relative varety arul
amenint of retail and service establishments in the immediate environs outside of Littleton
it 13 concervable Lhat sales in the primary market ares will captre not more thian 2049 of
avallable disposable mcome. At sajid rate, cach residential woit will expend up to $5,000
within Littletou for a otal of $460,000 dollars annually, Using (he raditional relajl
multiplicr ol 2.2, total retail sales will reach $1.01million dollacs por year within the
Town urTittlcton. “Ihe increase in logal sabes volume will, al 4 mi ninmn, Liglp (o
maintain the faxuble value of existing retail and porsonal servics businesses in th
comunumly and, therefore, zenerale a secondary but additional {iscal benefit.



Appendices

Appendix 1: ITousing the Commonwealth’s School Aged Children
Citizens Howsiug and Planning Associalion (CHAPA)

D to the size and format of the above noted sludy, a copy Las been submitted s an
dllachment with this report. Please note the range of studenl generation rates hy
apartment type and the fastors impacling student generalion as provided in the summary
trodustinn,



