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1. SUMMARY
The proposed Woburn Village will have a favorable fiscal impact on the City of Woburn. At
completion, the redevelopment of the Woburn Mall site as a mixed-use project will provide $1.00
in General Fund revenue for every $68 cents the City spends to provide services to the
development's residents and businesses, i.e., a cost- revenue ratio of 0.68. The cost-revenue ratio
for this development has been calculated using a conservative approach to forecasting municipal
expenditures and revenue. Please note that all dollars expressed in our report are based on
Woburn's budgeted revenues and expenditures for FY 2019 (the most recent fiscal year).

REVENUES
Woburn Village will generate the following recurring revenues to the City of Woburnri
Annual Gross Revenue: $2,281,500
Minus Existing Taxes: $1,025,000
Net New Tax Revenue: $1,256,500
New Service Costs:
o
o

Schools: $341,000
Municipal (Residential and Nonresidential): $509,500

Total New Service Costs: $850,500
Net Revenue: $406,000

EXPENDITURES
Woburn Village will place some demands on Woburn's municipal services, principally the Police,
Fire, and School Departments. The most conservative way to estimate fiscal impact of new real
estate development is to impute the costs of municipal services by extrapolation and proration
based on the historical budgets of the affected City departments. This approach is conservative
because it does not take into account the fixed costs for providing services or any existing surplus
capacity of departments, persormel, or equipment.
Total armual General Fund expenditures:
• Fire Department: $240,600
• PoUce: $189,000
• Schools: $341,000
• Other: $79,900
Based on the above analysis, the net fiscal impact of Woburn Village is projected to be at least
$406,000, but it may be even more favorable to the City after factoring in fixed costs and surplus
I Numbers may not total due to rounding.
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capacity. The revenue and expenditure estimates in this report do not capture any of the other
benefits that Woburn Village wiU bring to the City of Woburn: new jobs, a much better range of
goods and services, amenities, and high-quality mixed-income housing with 25 percent
affordable units.

2. PROJECT OVERVIEW
EDENS and AvalonBay Communities have engaged Barrett Planning Group EEC to estimate the
fiscal impact of a proposed redevelopment of the Woburn Mall. Upon completion, Woburn
Village will offer retail, restaurant, entertainment, and residential uses in a contemporary
"lifestyle" development that generates more local revenue and other community benefits than
the existing underutilized mall.
LOCATION
Woburn Village will occupy the 23-acre site at 296 Mishawum Road that has been used as the
Woburn Mall since ca. 1984. The property lies at the intersection of Mishawum Road and
Commerce Way, minutes from Exit 36 off Route 95 South.

PROCESS AND TIMELINE
Earlier this month, the City Council adopted a Chapter 40R Smart Growth Overlay District for
the Woburn Mall site. Chapter 40R is a state law that encourages cities and towns to remove
barriers to multifamily housing by simplifying the permitting process and allowing higherdensity development by right. The law favors the creation of so-called "smart growth" districts
in areas with access to public transportation or established areas with capacity to absorb growth,
e.g., through redevelopment or infill development. The Woburn Mall site is a good example of
the type of location contemplated by Chapter 40R, for it is close to commuter rail and can
accommodate both housing and commercial space. In fact, the inclusion of housing in this
location will play a key role in rejuvenating the Woburn Mall, which is no longer a competitive
retail location on its own.

UNDERSTANDING FISCAL IMPACT
Fiscal impact is the relationship between municipal revenues and municipal and school service
costs associated with a given land use. We express that relationship as a ratio of service costs to
revenue, or a "cost-revenue ratio." A land use that generates more revenue than service costs is
"revenue positive," i.e., a ratio <1.00, or a low cost-revenue ratio. A "revenue neutral" land use
represents the break-even point (1.00), and a "revenue negative" land use costs more in
community services than the amount of revenue it produces (>1.00), or a high cost-revenue ratio.
The ultimate questions for any fiscal impact analysis is this: can the proposed development
generate enough revenue to pay for itself? Is it likely to have a positive or negative impact on the
tax rate?
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A fiscal impact analyst typically begins by determining the amount of General Fund revenue that
various land uses already generate and the community's General Fund expenditures to serve
those land uses. This type of existing conditions assessment matters because fiscal impact studies
have to rely on known land use and municipal finance conditions in order to predict the unknown
- that is, the impact of a project that has not yet been constructed. The emphasis is placed on
General Fund activity because it is the General Fund that supports traditional municipal and
school services.
It is important to note that the service cost projections in a fiscal impact analysis may not
materialize as actual changes in spending. Our job is to quantify the impact of Woburn Village
on Woburn's municipal operations, but we do not control decisions that City officials will make
later. To refine and update some of the assumptions we use in our fiscal impact studies, we often
do a post-construction and occupancy assessment of projects that we reviewed during the
permitting phase. On balance we have found that our forecasts of community service demands
were quite accurate. In some cases, the communities made spending decisions to address those
demands, e.g., by approving budget increases for the affected departments as development
generated revenues increased. In other cases, the municipal service demands we predicted did
materialize, but the communities declined to increase funding for the affected departments even
though there was enough development-generated revenue for mitigation. Instead, the revenue
growth was allocated to other municipal operations or the school department. Cities and towns
make appropriation decisions based on local policies and priorities, not on estimates and
projections reported by fiscal impact analysts.

3. WOBURN DEMOGRAPHICS
Woburn is a small city north of Boston, strategically located at the crossroads of two interstate
highways: Route 93 and Route 95/State Route 128. Route 1-93 runs along the City's east side and
offers direct access to Boston. Route 1-95 bisects the City in an east-west direction, providing
access to regional employment opportunities adjacent to Exit 36 and along the entire Route 128
corridor. The City is bounded by six other Greater Boston suburbs: Wilmington, Reading,
Stoneham, Winchester, Lexington, and Burlington.
The Census Bureau estimates that about 39,500 people currently live in Woburn, and the majority
(98 percent) are in some type of household.^ Woburn's population has been growing slowly since
the 1990s, following two decades of modest declines between 1970 and 1990 (see chart), or the
"post-Baby Boom" era.3 Like many Greater Boston suburbs, Woburn grew dramatically following
World War II, but the city was already growing by then because of its proximity to Boston and
access along the then-new Route 128. Much of the housing in Woburn is mid-century stock.

2 Approximately 350 people reside in semi-institutional settings such as group homes for adults with disabilities.
3 University of Massachusetts, Donohue Institute, State Data Center.
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To a large extent, communities control the makeup of their population by the choices they make
to control housing growth, and those choices affect the types of demands placed on municipal
services. In Woburn, 60 percent of all housing units are detached single-family homes and, not
surprisingly, 86 percent of them are owner-occupied by families.^ Woburn has a relatively diverse
mix of housing and as a result, it has a broader range of household types than many other Bostonarea suburbs. Its multi-family inventory (buildings with three or more units) is mainly renteroccupied, and families make up less than half of the occupants. However, the percentage of
families in rental housing in Woburn is somewhat larger than in most suburbs, including all the
surrounding towns. Today, approximately 19 percent of Woburn's total population is under 18
years (slightly less than the avertage for Middlesex County as a whole), and 27 percent of all
households have at least one dependent child.s
Seniors - defined here as the population 65 and over - comprise 16 percent of Woburn's current
population.® The Metropolitan Area Planning Council (MAPC) predicts that by 2030, Woburn's
senior population will have increased 62 percent over Census 2010 conditions.^ Woburn is not
immune to the nation's population aging trends, and it is important to note that according to
Census Bureau estimates, seniors already make up a larger percentage of the population in
Woburn than Middlesex County as a whole. Demand for services to meet the needs of seniors
will continue to grow, affecting not only the Council on Aging and local hansportation services
but also Woburn's public safety departments. Aging tends to generate unique demands on
municipal services, especially human services and public safety personnel. By contrast, younger
age cohorts typically place fewer demands on municipal services, e.g., people between 25 and 34:
people new to the workforce or in the early phases of their careers. Woburn surpasses Middlesex
County and Greater Boston for percentage of young working-age adults, and this bodes well for
Woburn's ability to balance total population demands on City departments. The presence of so
many younger people is indicative of Woburn's inventory of rental opportunities and relatively
affordable ownership stock.

American Community Survey Five-Year Estimates, 2013-2017, accessed through Social Explorer. All demographic tables
published in Social Explorer are based on ACS estimates.
5 Social Explorer, SE-TI67, SE-T9.
6 ACS 2013-2017.
7 Metropolitan Area Planning Council, Population and Housing Demand Projections for Metro Boston (2014).
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4. OVERVIEW OF CITY FINANCES
In FY 2019, Woburn's total operating
budget is $164,900,000 (rounded).
About 43 percent is devoted to
public education, 19 percent for
municipal departments, 29 percent
for shared municipal and school
costs, and 9 percent for the capital
improvements plan. The City is in a
strong financial position with an Aal
bond rating from Moody's. Woburn
supports its municipal and school
operations wilh several revenue
sources and, like most communities,
most of Woburn's revenues derive
from the property tax. In FY 2019,
the tax levy represents about 65
percent of all City revenues.®

FY19 Operating Budget & Other
Expenditures
(Source: FY19 City Budget)

■ Woburn Schools

■ Shared Expenses
43%
■ City Departments

■ Capildl
Improvements

Since Woburn is primarily a
residential suburb, it makes sense
that residential property comprises
most of the local tax base. However,
the City has operated with a split tax
rate for many years, so while
residential property accounts for 71
percent of Woburn's total assessed
value today, it generates 50 percent
of the total tax levy. In FY19, the
residential tax rate is $9.50 and
nonresidential, $23.72, for a CIP shift
of 1.750, the maximum allowed by
law. The average single-family tax
biU is $4,520 and average single
family home value, $475,745.®

8 City of Woburn, Mayor’s FY 2019 Budget; Moody’s Credit Opinion, 12 September 2017.
’ Municipal Data Bank, “Tax Rates 2003-Present,’’ “Average Single-Family Tax Bill,” and “CIP Shift” (Excel).
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Table 1. Comparison of Woburn Assessed Values and Tax Levy, 2013-2019
Tax Levy
Fiscal

Residential

Commercial

% Residential
Industrial

Year

%CIP

Personal
Property

19,105,546

7,632,350

46.2%

53-8%

22,710,472

19,312,198

6,847,626

47-3%

52-7%

45,780,068

23,943,733

19,129,867

6,734,771

47-9%

52.1%

2017

48,408,633

24,065,368

18,852,008

6,247,187

49-6%

50-4%

2018

51,745,376

24,640,924

19,882,238

8,751,480

49-3%

50-7%

2019

53,911,733

25,075,567

20,208,313

8,398,899

50.1%

49:9%

2014

42,066,710

22,347,305

2015

43,829,276

2016

Assessed Values
2014

$4,029,378,368

$815,297,532

$697,028,300

$278,451,280

69.2%

30.i
30.1%

2015

$4,309,663,340

$863,516,060

$734,304,100

$260,365,990

69.9%

2016

$4,555,230,687

$928,411,513

$741,755,200

$261,138,860

70.2%

2017

$4,870,083,757

$963,771,243

$754,986,300

$250,187,700

71.2%

28.8%

2018

$5,232,090,622

$987,612,178

$796,883,300

$350,760,710

71.0%

29.0%

2019

$5,674,919,223

$1,057,148,677

$851,952,500

$354,085,120

71-5%

28.5%

Source: Department of Revenue, Municipal Data Bank.

5. IMPACT ON CITY SERVICES
In our experience, the impact of new multifamily and mixed-use development is almost always
felt in public safety and public schools more than any other type of community service. There are
obviously public works impacts as well, and some other City departments may experience some
uptick in demand from the 350 new apartments that will be located in Woburn Village. However,
compared with public safety and schools, there will he a de minimis impact on other services the
City provides to its residents. For this reason, our analysis focuses on the service groups for which
the City will want to plan ahead.
RESIDENTIAL COMPONENT
H Woburn Public Schools
Woburn operates a K-12 local school district with nine elementary schools, two middle schools,
and one high school. According to documents included in the City's budget book, the combined
operating capacity of the schools is approximately 5,000 students, but there is reportedly some
overcrowding in classrooms due to current programming at various grade levels. The School
Department employs approximately 750 full-time equivalent (FTE) personnel.io
10 Our firm attempted to reach Superintendent Crowley, but we were unsuccessful. Data in this report are based on
information found on the websites of the Woburn Public Schools and MA Department of Elementary and Secondary Education
(DESE), and in the Mayor’s FY 2019 Budget (detail version). The estimate of FTE school employees is from Karen Linehan,
Payroll Supervisor, Human Resources Dept, (telephone interview, 01/24/2019).
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Data published by the Massachusetts Department of Elementary and Secondary Education
(DESE) show that over the past several years, the City's K-12 enroUment has begun to decline.
This is consistent with the majority of school districts in the Greater Boston area.

Woburn Public Schools K-12 Enrollment Trends
(Source: Mass. DESE)
5,000
4,900
4,800
4,700
4,600
4,500
4,400
4,300
4,200
4,100
4,000
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2016

2017

2018

K-12 Enrollment

AvalonBay Communities maintains extensive school-age population data for its multifamily
rental developments. Based on Avalon's experience, Woburn should expect to see approximately
70 school students at Woburn Village, or an average of one student per five apartments.^ Our
analysis assumes that 60 percent of Woburn Village students wiU enroU in grades K-5 (46
students), 20 percent in grades 6-8 (14 students), and 20 percent in grades 9-12 (14 students),
because this distribution is fairly typical of rental housing developments.
The estimates provided above will probably fluctuate somewhat from year to year, but they are
generally reliable estimates for planning purposes. For purposes of our study, we assumed that
the greatest impact will be felt at the elementary level. The middle and high school impact is
effectively five additional students per middle school grade and four per grade at the high school.
It is difficult to imagine that absorbing numbers like these would have a measurable impact on
school spending because the total enrollment for grades 6-8 is about 1,000 students and at the
high school, about 1,350 students.12 For this reason, we focused our analysis on the elementary
school. Working with available data, we assumed an additional $120,000 for a classroom teacher
and support staff per 20 students at the elementary level, and one additional school bus. Table 2
summarizes these costs and our total estimate of additional school expenditures. To be
conservative, we have not assumed any revenue offset from Chapter 70 aid.

11

Julia Wynyard, AvalonBay Communities, to Barrett Planning Group LLC (12/20/2018).

12

Based on K-12 enrollments reported by DESE.
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Table 2. Estimated Cost Impact: Additional 46 K-5 Students, Woburn Public Schools
Item
Teacher & staff

Per 20
Students
$120,000

At 40
Students
$240,000

Prorated @ 6
Students
$36,000

Total for 46 K-6
Students
$276,000

Additional school bus

$65,000

Total additional school spending

$341,000

I Fire Department
The Woburn Fire Department provides 24-hour coverage for the City with 75 sworn
fire/emergency medical personnel. This includes the fire chief, deputy chief, five captains, 18
lieutenants, 43 firefighters, and administrative personnel. The Department operates with 16
uniformed personnel per shift. In 2019, the Fire Department's total budget is $7,666,847, 94
percent of which is for personnel costs and 6 percent for other non-salary expenses.i^ The average
per capita cost of fire department services in Woburn is $194 (rounded). This does not mean that
every new resident costs the City an additional $194. Rather, it simply expresses the City's
spending on fire department services on a per capita basis.
To estimate the demands that Woburn Village will place on the Woburn Fire Department (and
the Police Department), we reviewed fire and emergency medical call data for mixed-use and
multifamily developments in five other Eastern Massachusetts communities and used their
experience as a guide because Woburn does not have a project comparable to Woburn Village.i^
In our data set, the average number of fire calls per year is 0.074 per unit and the average number
of emergency medical (ambulance) calls, 0.162 per unit. For the proposed 350 AvalonBay units in
Woburn Village, these statistics indicate that in any given year, the residential component of
Woburn Village will generate 83 new calls. With an average cost in the comparison group of
$2,100 per call, we estimate the annual residential demand from Woburn Village at $173,500
(rounded). Some of this additional cost will be offset by ambulance receipts, which we have
conservatively estimated at $250 per call or $14,200 (rounded) per year for 57 ambulance calls.
Table 3. Woburn Village/ Estimated Demand on Woburn Fire Department
AvalonBay 350 Apartments
Item

Per Unit Average

Estimate for 350 Units

Average fire calls per unit

0-074

26

Average medical

0.162

Total new calls
Average cost per call, comparison group

$2,100

Additional cost, fire/emergency medical

$173,500

13 Mayor’s FYI9 Budget; telephone interview with Chief Adgate (0I/22/20I9).
I4

Lynnfield, Westford, Hingham, Randolph, Avalon OaksAVilmington.
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Revenue offset/ambulance receipts

$14,200

$250

Net new cost of fire/EMS services

$159,300

■ Police Department
The Woburn Police Department employs 76 full-time officers, 19 part-time officers, 36 school
crossing guards, two animal control officers, and five civilian staff. In FY 2019, the Police
Department's total budget is $ $9,519,800 (rounded), 92 percent of which is for personnel costs.
To estimate the demands that Woburn Village will place on the Woburn Police Department, we
reviewed data for police calls in the same five communities surveyed for Fire Department calls.
In our data set, the average number of police calls per year is 0.46 per. For the proposed 350
AvalonBay units in Woburn Village, these statistics indicate that in any given year, the residential
component of Woburn Village will generate 161 new calls. With an average cost in the
comparison group of $350 per call, we estimate the annual residential demand from Woburn
Village at $54,700 (rounded). Some of this additional cost will be offset by ambulance receipts,
which we have conservatively estimated at $250 per call or $14,200 (rounded) per year for 57
ambulance calls.

Table 4. Woburn Village/ Estimated Demand on Woburn Police Department
AvalonBay 350 Apartments________________________________________
Per Unit Average

Item

Estimate for 350
Units

Average police calls
Average cost per call, comparison set

Additional cost, police
Revenue offset
Net new cost of police services

0.460

161

$340
$54,700
$0
$54,700

I Community Services
We have attempted to account for potential demands on services that Woburn groups under the
general heading of "Community Services," including Recreation, Library, Veterans, Council on
Aging, and Historical Commission, as well as the Health Department. For this purpose, we
calculated the average cost per capita based on Woburn's FY19 budget and arrived at $70 per
person (rounded), i.e., $2,379,000 for the combined departmental budgets divided by 35,900. With
the estimated 679 people who will reside in the AvalonBay apartments, the estimated service cost
will be $47,500 (rounded).

6 Resnik Road, Suite 201, Plymouth MA 02360 | 781-934-0073 | www.barrettplanningllc.com

Mr. Keith Hague
Woburn Village Fiscal Impact Analysis
January 30, 2019
Page 10

Community Services & Public Health
(Source: FY19 Budget)

$368,499

■ COA ■ Health

■ Recreation

■ Library

■ Historical

Veterans

■ Other Departments
We have not assigned any new/ additional costs to the Building Department because they are not
permanent annual impacts and will be more than offset by revenue from building permits.
While there may be impacts on the City's public works operations, it is important to note that to
obtain DHCD approval of a Chapter 40R district, communities have to certify as to the adequacy
of infrastructure and utilities to serve the anticipated new housing units. We have assumed the
City can accommodate Woburn Village, and in any case all of the internal access roads will be
maintained by the developer, so the City will not be responsible for maintaining additional roads.
Our service cost estimates include $10,000 for general administration and finance costs that may
be incurred for Woburn Village, e.g., appraisals that may be needed by the assessing department
to determine assessed value, additional records processing by the City Clerk, and miscellaneous
other costs.
COMMERCIAL COMPONENT
The cost of municipal services for nonresidential development is typically estimated in one of the
following ways: as a proportion of total valuation, a cost per employee, or on a cost per square
foot basis, with different factors assigned to retail/restaurant and office uses. The latter usually
generates the most conservative estimate because it is an average cost approach that does not
account for variable costs (e.g., administrative costs or overhead) or existing capacity. We have
collected and analyzed municipal service cost data for nonresidential development for many
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years. We track it because so many communities assume that commercial and industrial uses are
simply revenue generators with no associated service costs, but this is not true. On average, we
find that uses such as those at Woburn Village - retail, food service, and entertainment - cost
approximately 94 cents per square foot for municipal services (mainly police, fire, and emergency
medical). With this as a guide, the proposed 238,125 square feet of nonresidential development
at Woburn Village will cost approximately $223,800 in City services.

SUMMARY: COST OF CITY SERVICES
As proposed, the 350 apartments and 238,125 of commercial space at Woburn Village will cost
the City of Woburn approximately $850,500 for municipal and school services, as shown below.
We underscore that these are conservative estimates and that the actual new cost of services will
be less.
Table 5. Total Cost of Community Services for Woburn Village
Residential

Commercial

Combined

$54,700

$134,300

$189,000

Fire

$173,500

$67,100

$240,600

Schools

$341,000

$341,000

Community Services & Health

$47,500

$47,500

Other

$10.000

$22,400

$32,400

$626,700

$223,800

$850,500

Service Category
Police

Total

6. REVENUE
RECURRING REVENUE
The principal sources of revenue from Woburn Village will be real and personal property taxes
and motor vehicle excise taxes. The developers have provided the following estimates based on
project completion assessed values, including land plus replacement cost for the nonresidential
space and estimated value per unit for the residential space. Motor vehicle excise tax assumes an
average of 1.3 vehicles per unit and $250 taxes per vehicle per year.
Table 6. Estimated Gross Revenue, Woburn Village
Units

Total Revenue

238,125 sq. ft.

$1,432,700

Residential

350 units

$735,000

MV Excise

350 units

Source
Commercial

Total

$113,800
$2,281,500
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7. NET FISCAL IMPACT
The net fiscal impact of Woburn Village - that is, total revenues minus total expenditures - wiU
result in a cost-revenue ratio of 0.68.
Table 7. Net Revenue Estimate, Woburn Village
Revenue

Existing Taxes

Adj.

Service

Net

Revenue

Costs

Revenue

Commercial

$1,432,700

$1,025,000

$407,700

$223,800

Residential

$848,800

io

$848,800

$626.700

$2,281,500

$1,025,000

$1,256,500

$850,500

Total

$406,000

8. CHAPTER 40R REVENUES (ONE-TIME, NON-RECURRING)
Woburn Village will generate a considerable amount of one-time revenue from building permit
fees, but it also will generate unique revenue sources under Chapter 40R. First, the City stands to
receive a Chapter 40R Zoning Incentive Payment (ZIP) of $350,000 because the Council has
adopted the zoning. Second, when construction begins and the City issues a building permit for
the AvalonBay apartments, Woburn will be eligible to receive a "bonus unit" payment of $3,000
per unit, or a total of $1,050,000.
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