
Town of Framingham
FY 2017

Tax Classification Hearing
Annual adoption of the residential factor and 

other options per MGL Chapter 40 s.56

November 15, 2016
Presented by:

Framingham Board of Assessors
William G. Naser, MAA  - Chief Assessor

Board Members:
Arthur Holmes, MAA - Chairman  

Kathy Peirce, MAA  - Clerk
Elizabeth Fekete - Member



FY 2017
Interim Value Year

What happens?
The Assessing Department does the following:

 Adjustment to values:
o RESIDENTIAL PROPERTY based on market sales
o COMMERCIAL &  INDUSTRIAL based on market income & expenses

 Statistical property sale analyses (multiple reports – sales from CY2015, in 
some cases where sale sample size is inadequate, date range expanded)

 Value approval by Department of Revenue



VALUE INFORMATION

Assessment date is January 1, 2016 for FY2017

 All values are analyzed by reviewing  the following:
 RESIDENTIAL VALUES - Real estate sales from Calendar Year 

2015, and if necessary,  a portion of CY 2014 & CY2016.

 COMMERCIAL & INDUSTRIAL VALUES – Industry sources 
and use of written returns of information for real property, 
from Calendar Year 2015 property income and expenses.

 PERSONAL PROPERTY VALUES – Cost tables and use of 
written returns of information on business assets  from 
Calendar Year 2015.



Town wide Value Change - FY 2016  vs.  FY 2017

PROPERTY CLASS

RESIDENTIAL 6,081,822,099        76.5% 6,447,434,328                 75.9% 6.01%
OPEN SPACE -                             0.0% -                                      0.0%  - 
TOTAL RES. & OS 6,081,822,099        76.5% 6,447,434,328                 75.9% 6.01%

COMMERCIAL 1,346,998,840        17.0% 1,507,281,351                 17.7% 11.90%
INDUSTRIAL 261,459,900           3.3% 269,788,250                     3.2% 3.19%
PERSONAL 254,734,904           3.2% 267,487,277                     3.1% 5.01%

TOTAL CIP 1,863,193,644        23.5% 2,044,556,878                 24.1% 9.73%

TOTAL 7,945,015,743        100% 8,491,991,206                 100% 6.88%

(PREVIOUS YEAR) (CURRENT YEAR)

12,752,373
181,363,234

546,975,463

-
365,612,229

160,282,511
8,328,350

FY2016 FY2017 OVERALL CHANGE

CHANGE IN 
PERCENT

365,612,229

% OF 
TOTAL

ASSESSED 
VALUATION ASSESSED VALUATION

% OF 
TOTAL ASSESSED VALUATION



MARKET VALUE CHANGES PER PROPERTY TYPE

PROPERTY SEGMENT PROPERTY CLASS PARCELS/ACCOUNTS DESCRIPTION TYPE

MARKET CHANGE  
BY PERCENT 

(REVALUATION )

101 RESIDENTIAL 13,454 SINGLE FAMILY PROPERTIES 4.75%
102 RESIDENTIAL 3,082 RESIDENTIAL CONDO PROPERTIES 4.22%
104 & 105 RESIDENTIAL 1,223 2 & 3 FAMILY PROPERTIES 7.29%
111-125 RESIDENTIAL 253 MULTI UNIT (4 OR MORE) 3.67%
300-393 COMMERCIAL 865 COMMERCIAL 12.06%
400-452 INDUSTRIAL 104 INDUSTRIAL 7.44%



SINGLE FAMILY: 
AVG VALUE, AVG TAX BILL, TAX BILL PERCENT INCREASE FROM PREVIOUS YEAR

FISCAL 
YEAR

TOTAL VALUE, 
SINGLE FAMILY 

PARCELS

NUMBER 
OF SINGLE 

FAMILY 
PARCELS

AVERAGE 
SINGLE 
FAMILY 
VALUE

RES. 
TAX 

RATE

AVERAGE 
SF TAX 

BILL 

TAX BILL 
AMOUNT % 

INCREASE FROM 
PREVIOUS YEAR

2017        4,941,939,800       13,454       367,320  $ 16.74 6,149$    1.39%
2016              4,688,782,300 13,437         348,946         17.38$    6,065$       1.42%
2015 4,479,269,900           13,408         334,074         17.90$    5,980$       0.98%
2014 4,336,780,200           13,394         323,785         18.29$    5,922$       2.41%
2013 4,336,186,300           13,377         324,152         17.84$    5,783$       0.15%
2012 4,556,448,100           13,368         340,847         16.94$    5,774$       11.10%
2011 4,331,822,600           13,361         324,214         16.03$    5,197$        - 

FY2017 Residential rate based upon 1.70 CIP shift (Residential factor of 77.80) and tax levy amount 
of $182,758,115.
Average  single family value  for FY2017 is 367,320. AN INCREASE OF $84



RESIDENTIAL  PROPERTY VALUES
 Framingham experienced a market value increase in 

the Residential Property value category from FY2016 
to FY2017. (+6.0%, overall)

 The single family dwellings & residential 
condominiums had strong years with new construction 
and significant housing renovations. 

• Notable projects include: 
o Montage by Brendon Properties (approximately 70 condo units 

completed out of 173)
o Clarks Hill by Clarks Hill LLC (approximately 24 condo units 

completed out of 28)
o New SF homes: Hialeah Lane, Pleasant Street, others



COMMERCIAL PROPERTY VALUES
 Framingham experienced a significant value increase 

in the Commercial Property value category from 
FY2016 to FY2017. (+11.9%, overall)

 October 2015, hired a Commercial Property Assessor, 
handling all commercial and industrial values.
Michael Correia has done an excellent job of adjusting values 
on commercial and industrial properties. His experience as a 
commercial appraiser in the private sector has and will 
continue to make a difference in these two areas.

 Notable project: Lifetime Fitness - ~$25,000,000 in 
value



COMMERCIAL SALES – CY2015
Retail: 215 Worcester Road - $4,100,000

Yale Lighting and Appliance (previously Salvation Army)

Office: 111 Speen Street - $22,700,000 
‘Ameresco’ building

929 Worcester Road - $1,100,000 (Framingham center)
Industrial/Warehouse: 120 Alexander Street - $810,000 

Door Systems, Inc.
223 Arlington Street - $1,400,000
Local business ‘Middlesex Petroleum’

Others: 490 Old Connecticut Path - $9,250,000 ‘Lifetime Fitness’
73 Mount Wayte Avenue - $2,260,000 Perini Corp to 
Framingham State University



PERSONAL PROPERTY VALUE INCREASE 
• Framingham experienced a modest value 

increase  in the Personal Property value 
category. 

• The majority of the value increase (5.0%) came 
from property types 501 and 502’s, which are:
 Small Businesses such as individuals and  partnerships. 
 Many of these businesses are existing business throughout 

Framingham. These business were discovered by staff 
members while doing field work, as we put an emphasis on 
discovery and reporting requirements for business owners 
who have taxable personal property.



NEW GROWTH VALUE INCREASE 
 What is New Growth?

o New growth is a dollar increase in the annual levy limit that 
reflects additions to the community’s tax base since last 
fiscal year.

 Allowable value increases are from three value areas :
1) Construction activity (highest gains) – real property development in the form of new 

construction or additions to existing improvements
2) Subdivisions/Condominium conversions – real property that is subdivided or converted 

to condominiums  and valued as separate parcels for the first time
3) Previously exempt parcels/ New personal property – exempt real property that returns 

to taxable value and new personal property (taxable business assets)

 Excluded Valuation (decreases) – market valuation decreases, 
fire losses, demolition, or other valuation decreases



NEW CONSTRUCTION GROWTH (Levy Growth)
value rate value tax dollars

Fiscal Year
NEW 

GROWTH 
VALUATION

PRIOR 
YEAR 
TAX 

RATE

TAX LEVY 
GROWTH

TOTAL TAX LEVY 
GROWTH ($)

RES 86,014,164 0.01738 1,494,926 
CIP 43,712,285 0.03798 1,660,193 

2016 Total 70,004,390     -  - 2,073,553$         
2015 Total 31,792,031     -  - 948,337$            
2014 Total 29,397,376     -  - 872,416$            
2013 Total 29,088,223     -  - 1,563,656$         
2012 Total 49,894,697     -  - 1,632,650$         

2017 3,155,119$    

New Growth



Development of Tax Rate

STEP 1:
Establish Property Values

 Residential/Open Space 6,447,434,328
 Comm/Ind/PersProp 2,044,556,878

 TOTAL TAXABLE VALUE 8,491,991,206

[NOTE: total exempt property value is 906,509,955]



Development of Tax Rate

STEP 2:
Determine Single Tax Rate for All Property Classes

tax levy/total value = tax rate/1000 value
$182,758,115/8,491,991,206 =

$21.52/1000 value

Average Single Family Tax Bill would be $7,905 at a Single Rate;
Based on average SF value of $367,320 

 -1.00 21.52$          21.52$          21.52$          21.52$          

Estimated Tax Rate
Residential 

Factor Residential
Open 
Space Commercial Industrial

Personal 
Property



Development of Tax Rate

STEP 3:
Determine Split Tax Rate for Various Property Classes

Current CIP Shift is 1.70

 - 58.35 41.65
 - 58.59 41.41
 - 58.83 41.17
 - 59.07 40.93
 - 59.31 40.69
 - 59.55 40.45
 - 59.79 40.21

1.71
1.70
1.69
1.68
1.67 35.94$          35.94$          35.94$            

36.80$          36.80$          36.80$            
36.59$         36.59$         36.59$            

36.16$          36.16$          36.16$            
36.37$          36.37$          36.37$            

37.23$          37.23$          37.23$            
37.02$          37.02$          37.02$            

16.95$          

76.85
77.17
77.49
77.80
78.11

78.75

16.54$          
16.61$          
16.68$          
16.74$         
16.81$          

78.43 16.88$          

1.73
1.72

Estimated Tax Rates SHARE PERCENTAGE

Personal 
Property

RES 
share 

percentage

CIP     
share 

percentage

Residential 
Factor Residential

Open 
Space Commercial IndustrialCIP Shift



AVERAGE SINGLE FAMILY HOME TAX BILL

CIP SHIFT RESIDENTIAL  RATE

AVERAGE SF 
VALUE - 
FY2017 FY17 Tax Amount

1.73 $16.54 367,320 $6,075 
1.72 $16.61 367,320 $6,101 
1.71 $16.68 367,320 $6,127 
1.70 $16.74 367,320 $6,149 
1.69 $16.81 367,320 $6,175 
1.68 $16.88 367,320 $6,200 
1.67 $16.95 367,320 $6,226 

76.85

78.75

Residential Factor

Estimated RE Tax  - Single Family Property using factors from CIP SHIFTS: 1.73 - 1.67

77.17
77.49
77.80
78.11
78.43



AVERAGE COMMERCIAL PROPERTY TAX BILL

CIP SHIFT COMMERCIAL/INDUSTRIAL/PERSONAL  RATE
AVERAGE COMM.(300's) 

VALUE - FY2017 FY17 Tax Amount

1.73 $37.23 1,704,250 $63,400 
1.72 $37.03 1,704,250 $63,100 
1.71 $36.80 1,704,250 $62,700 
1.70 $36.59 1,704,250 $62,400 
1.69 $36.37 1,704,250 $62,000 
1.68 $36.16 1,704,250 $61,600 
1.67 $35.94 1,704,250 $61,300 

77.80
78.11
78.43
78.75

77.17

Estimated RE Tax  - Commercial Property using factors from CIP SHIFTS: 1.73 - 1.67

Residential Factor

76.85

77.49



Items to be chosen for this hearing

REQUIRED to choose 
 Choose residential factor/CIP shift for FY2017 (amount of tax burden shift)

OPTIONAL (yes or no)
 Choose to have a residential exemption for FY2017
Framingham has not adopted this previously. Reduces the tax burden for domicile property owners; adds 
more tax burden to other residential property owners. Typically adopted in vacation communities or high 
non-owner occupied communities.

OPTIONAL (yes or no)
 Choose to have a small business exemption for FY2017
A small commercial business exemption is an option that can reduce tax burden for qualifying small 
businesses. This is up to 10% reduction, however, the tax burden increases other non-qualifying 
businesses.  Framingham has not adopted this previously. 

OPTIONAL (yes or no)
 Choose to have a open space discount for FY2017

Framingham has not adopted this previously. 



Thank You
For your attention

Any questions?
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