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To: "Selectboard@natickma.org" <Selectboard@natickma.org>

Select Board,

Having listened to the Town’s recent budget discussions, I would like to offer some recommendations with the intent of making the proposed override more
palatable for Natick’s residents.

It’s important to note that over the past ten years (FY 2016 to FY 2025) taxes paid by some of Natick’s largest commercial taxpayers have declined, while taxes
on an average single-family home have increased by 53%.  For example, taxes paid by Middlesex Savings Bank on 8 Washington St. declined by 7.04%, Cognex
on 1 Vision Drive declined by 5.69%, MathWorks Apple Hill declined by 8.71% and McDonalds on Route 9 declined by 9.88%.  Attached are an Excel summary,
and the property record cards for the four properties for both FY 2016 and FY 2025. 

Declining taxes paid by the commercial class shifts the tax burden to the residential class.  I recommend analyzing the annual amount of taxes that have
shifted between the property classes for each of the past ten years to quantify the long-term impact of current market conditions.  An annual calculation of
the dollar tax shift between property classes should also be added to the Tax Assessor’s report provided at the Tax Classification Hearing so that the tax
classification percentage can be modified as needed.

My analysis indicates that the combination of a 130% split tax and a $8 million override would shift almost $8 million from the residential class to the
commercial class.  The attached FY 2025 tax levy Excel model calculates the impact of the tax levy on both residential and commercial properties with and
without an operating override using tax classification ranges from 100% (single rate) to 150% (maximum shift).  

A split tax has been adopted by most Massachusetts municipalities with similar populations and commercial/residential mixes as Natick and most use higher
150% or 175% splits.   A commitment from the Select Board to seriously consider tax classification may increase the likelihood of passing the override, as well
as future debt exclusions for the Memorial School, etc. 

Regards,

Bob Caplin

508 655-7686

10 attachments

1 Vision Dr FY 2016.pdf
760K

https://mail.google.com/mail/u/0/?ui=2&ik=511b0f41ab&view=att&th=194fbfc010dded18&attid=0.1&disp=attd&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=511b0f41ab&view=att&th=194fbfc010dded18&attid=0.1&disp=attd&safe=1&zw


















Town of Natick
10 Year Change in  Assessments and Taxes for Sample Properties

10 Year 10 Year
FY 2016 (Tax Rate - 13.57) FY 2025 (Tax Rate - 11.96) Assessment Change Tax Change

Parcel ID Owner Name Property Location Property Class Assessment RE Taxes Assessment RE Taxes Dollars Percent Dollars Percent
44-00000018  MIDDLESEX SAVINGS BANK 8   WASHINGTON ST Commercial ( 3,394,900)       ( 46,069)       3,580,911 42,828 186,011 5.48% -3,241 -7.04%
19-0000022A  COGNEX CORPORATION 1 VISION DR Commercial ( 22,058,500)     ( 299,334)     23,605,000 282,316 1,546,500 7.01% -17,018 -5.69%
19-00000007 MATHWORKS 2 APPLE HILL DR Commercial ( 49,542,400)     ( 672,290)     51,313,900 613,714 1,771,500 3.58% -58,576 -8.71%
20-0000001B MCDONALDS REAL ESTATE CO 290 WORCESTER ST Commercial ( 1,733,500)       ( 23,524)       1,772,600 21,200 39,100 2.26% -2,323 -9.88%

AVERAGE SINGLE FAMILY Residential ( 506,084)           ( 6,868)         877,913 10,500 371,829 73.47% 3,632 52.89%



2/12/2025 Page 1

Fiscal Year 2025 Tax Levy Calculation

FY2025  Levy Limit Calculation
II. To Calculate the Levy Limit Totals
A. FY2024 Levy Limit ( 131,858,638)        
A1 Add FY2024 Amended Growth (0)

B. Add (A + A1) X 2.5% ( 3,296,466)            

C. Add  Current FY New Growth New Growth FY2024 Single Tax Rate  Tax by class 
FY 2024 

Classification %
FY 2025 New Growth 

% by Class
Residential ( 113,489,182)                                            12.26 ( 1,391,377)               82.0762% 82.6035%
Commercial ( 23,901,060)                                             12.26 ( 293,027)                  17.9238% 17.3965%
Total Current FY New Growth ( 137,390,242)                                            ( 1,684,404)               ( 1,684,404)            

D. Add  Current FY Override
E. Current FY Subtotal - Levy Limit ( 136,839,508)        
F. Current FY Levy Ceiling Total assessed property  * 2.5% ( 304,098,994)                      FY2025 Levy Ceiling

 12,163,959,770 * 2.5% 
III. To Calculate the Maximum Allowable Levy
A. FY2025 Levy Limit ( 136,839,508)        
B. FY2025 Debt Exclusions ( 8,717,477)            
G. FY2025 Maximum Allowable Levy ( 145,556,985)        

Single Tax Rate - FY 2025 ( 11.96)                                             Rate per thousand = Actual Levy/Total taxable property * 1,000 

FY2025 Actual Levy ( 145,480,959)                                 
 excludes excess levy 
capacity of 76,026 excess levy capacity results from rounding tax rate to 2 digits

Total taxable property   12,163,959,770

Fiscal Year 2025 Impact of Tax Classification Tax Shift by Property Examples

Single Tax Rate - 100% Residential (RO) Commercial (CIP) Tax Shift by Class
Avg Single 

Family Single Family Office Bldg Mall
Classification percentages 82.9426% 17.0574% Assessment 877,913 1,800,000 25,000,000 360,000,000
Assessed Property by class 10,089,106,457 2,074,853,313
Tax Rate per thousand - Single ( 11.96)                                                       ( 11.96)                                 Single Tax Rate ( 11.96)                ( 11.96)                      ( 11.96)                  ( 11.96)                      
Levy by class ( 120,665,713)                                            ( 24,815,246)                        (0) Tax (10,500) (21,528) (299,000) (4,305,600)
Percentage share of total tax levy 82.9426% 17.0574%

Avg Single 
Family Single Family Office Bldg Mall

Residential (RO) Commercial (CIP) Tax Shift by Class Assessment 877,913 1,800,000 25,000,000 360,000,000
Split Tax Rate per thousand - 110% 11.71 13.16 10.00% 110% Tax Rate 11.71 11.71 13.16 13.16
100% Levy by class ( 120,665,713)                                            ( 24,815,246)                        
10% shift - residential to CIP ( (2,481,525)                                              ( 2,481,525)                          
110% Levy by class  - without Small Commercial Exemption ( 118,184,189)                                            ( 27,296,770)                        ( 2,481,525)               Tax (10,280) (21,078) (329,000) (4,737,600)

Percentage share of total tax levy 81.2369% 18.7631%
Change from Single 

Rate (219) (450) (30,000) (432,000)
Rate Change from single -0.25 1.20
Percent change -2.09% 10.03%
Residential Factor at 110% CIP shift ratio 97.94% 110.00%

Avg Single 
Family Single Family Office Bldg Mall

Residential (RO) Commercial (CIP) Tax Shift by Class Assessment 877,913 1,800,000 25,000,000 360,000,000
Split Tax Rate per thousand - 120% 11.47 14.35 20.00% 120% Tax Rate 11.47 11.47 14.35 14.35
100% Levy by class ( 120,665,713)                                            ( 24,815,246)                        
20% shift - residential to CIP ( (4,963,049)                                              ( 4,963,049)                          
120% Levy by class  - without Small Commercial Exemption ( 115,702,664)                                            ( 29,778,295)                        ( 4,963,049)               Tax (10,070) (20,646) (358,750) (5,166,000)

Percentage share of total tax levy 79.5311% 20.4689%
Change from Single 

Rate (430) (882) (59,750) (860,400)
Rate Change from single -0.49 2.39
Percent change -4.10% 19.98%
Residential Factor at 120% CIP shift ratio 95.89% 120.00%

Avg Single 
Family Single Family Office Bldg Mall

Residential (RO) Commercial (CIP) Tax Shift by Class Assessment 877,913 1,800,000 25,000,000 360,000,000
Split Tax Rate per thousand  - 130% 11.22 15.55 30.00% 130% Tax Rate 11.22 11.22 15.55 15.55
100% Levy by class ( 120,665,713)                                            ( 24,815,246)                        
30% shift - residential to CIP ( (7,444,574)                                              ( 7,444,574)                          
130% Levy by class  - without Small Commercial Exemption ( 113,221,140)                                            ( 32,259,819)                        ( 7,444,574)               Tax (9,850) (20,196) (388,750) (5,598,000)

Percentage share of total tax levy 77.8254% 22.1746%
Change from Single 

Rate (650) (1,332) (89,750) (1,292,400)
Rate Change from single -0.74 3.59
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Percent change -6.19% 30.02%
Residential Factor at 130% CIP shift ratio 93.83% 130.00%

Avg Single 
Family Single Family Office Bldg Mall

Residential (RO) Commercial (CIP) Tax Shift by Class Assessment 877,913 1,800,000 25,000,000 360,000,000
Split Tax Rate per thousand - 140% 10.98 16.74 40.00% 140% Tax Rate 10.98 10.98 16.74 16.74
100% Levy by class ( 120,665,713)                                            ( 24,815,246)                        
40% shift - residential to CIP ( (9,926,098)                                              ( 9,926,098)                          
140% Levy by class  - without Small Commercial Exemption ( 110,739,615)                                            ( 34,741,344)                        ( 9,926,098)               Tax (9,639) (19,764) (418,500) (6,026,400)

Percentage share of total tax levy 76.1197% 23.8803%
Change from Single 

Rate (860) (1,764) (119,500) (1,720,800)
Rate Change from single -0.98 4.78
Percent change -8.19% 39.97%
Residential Factor at 140% CIP shift ratio 91.77% 140.00%

Avg Single 
Family Single Family Office Bldg Mall

Residential (RO) Commercial (CIP) Tax Shift by Class Assessment 877,913 1,800,000 25,000,000 360,000,000
Split Tax Rate per thousand  - 150% 10.73 17.94 50.00% 150% Tax Rate 10.73 10.73 17.94 17.94
100% Levy by class ( 120,665,713)                                            ( 24,815,246)                        
50% shift - residential to CIP ( (12,407,623)                                            ( 12,407,623)                        
150% Levy by class  - without Small Commercial Exemption ( 108,258,090)                                            ( 37,222,868)                        ( 12,407,623)             Tax (9,420) (19,314) (448,500) (6,458,400)

Percentage share of total tax levy 74.4139% 25.5861%
Change from Single 

Rate (1,080) (2,214) (149,500) (2,152,800)
Rate Change from single -1.23 5.98
Percent change -10.28% 50.00%
Residential Factor at 150% CIP shift ratio - Minimum Residential Factor 89.7174% 150.00%




