John –

Enclosed is a sheet showing the total residential valuations for the most recent 5-year period.  The average annual growth is 6.62%, far from the 2.5% you assumed.  You may want to adjust the number in your table accordingly.  That, of course, will make the goal of 20% C/I/P of total valuation in 5 years even harder to reach.  The big jump from FY 1997 to FY 1998 is due to a revaluation, which occurs periodically.  Therefore, I did not ignore it as a stray figure.

Here are my thoughts to the questions in item 4 of your 12/17 memo:

Kelley’s Corner is probably the area in Town with the most thorough analysis, including public review and discussion, as to what the area could or should handle in additional growth.  The ~562K number comes from the KC plan with an assumed maximum build-out of FAR 0.60.  The master plan update Table 71 gives you the maximum build-out numbers for the other zoning districts.  All of them have been subject to some level of review, be it during the South and West Acton Village Plans or as part of the 1991 Master Plan or the recent update.  I would shy away from making progress on the KC Plan contingent on more detailed or new estimates of what build-out other areas can handle.

Whether or not KC or any other C/I district will meet its target in any given year will have more to do with market conditions than anything else.  I don’t think that a failure by one district to meet the target should obligate another to make up.  Market forces may not respond to anything we might try to do, or they might overwhelm us from time to time.  All we are setting with zoning FAR’s is an outside limit.  The rate of growth and changes in annual valuations are largely beyond our control.  How sensitive these numbers are to shifts in the economy show the two sheets with the 12-year growth history for total valuation and growth valuation that Brian McMullen (assessor) gave me.

Finally I think we’d rather not want to reach full C/I build-out in a 20-year time period.  Such growth might be too rapid for the Town to adjust to, and could trigger strong anti-commercial-growth sentiments.  Further, full build-out is more a theoretical number that will be approached with an asymptotic curve, meaning the closer we get to the build-out number the slower becomes the rate of growth.

For now I did not forward the memo to Steve, thinking you might at least want to adjust the assumption for growth in residential valuation.  Call me Monday and let me know what you want to do.  Have a nice weekend.
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