
 
 

Town of Bridgewater 
Community and Economic Development Committee 

June 3, 2025 
5:00 PM 

66 Central Square 
Academy Building 

Conference Room 201A/2nd Floor 
A quorum of the Town Council may be in attendance 

 

 
MEETING AGENDA 

 
 
 
A. Call to Order 
B. Public Comment 
C. Items Referred 
  a) Order O-FY25-064:  An Order Creating an Ad Hoc TIF Oversight Committee for 60-86 Broad 

Street 
D. Items for Discussion 
  a) Future Meeting Topics 
  b) Future Meeting Dates 
E. Adjournment of Meeting 
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NOT FOR ACTION - FIRST READING 

 

Bridgewater Town Council 
  

 

 
Introduced By: Paul Murphy, Councilor 

Johnny Loreti, Councilor 
Date Introduced: 5/20/2025 
First Reading: 5/20/2025 
Second Reading:   
Amendments Adopted:  
Third Reading:  
Date Adopted:  
Date Effective:  

 
Order O-FY25-064:  An Order Creating an Ad Hoc TIF Oversight Committee for 60-86 Broad Street 

 
WHEREAS, the Town of Bridgewater is committed to promoting strategic private investment and 
redevelopment in its Central Business District – Redevelopment Zone; and 
  
WHEREAS, the properties located within the Bridgewater Economic Target Area (ETA) and are eligible for 
local and state economic development incentives under M.G.L. Chapter 23A; and 
 
WHEREAS, the Town seeks to explore the possibility of creating a Tax Increment Financing (TIF) District as 
a prerequisite for consideration of a TIF Agreement under M.G.L. Chapter 40, Section 59 and Chapter 23A. 
 
NOW THEREFORE, BE IT ORDAINED: 
  
Council Ad Hoc TIF Oversight Committee 

1. A Council Ad Hoc TIF Committee is hereby established to provide assistance in the review  of 
a  potential development project located at 60-86 Broad Street  and any proposed or approved TIF 
Agreement associated with the project 

2. The Committee shall consist of three (3) members of the Town Council, appointed by the Town 
Manager. 

3. The Committee shall provide its feedback and findings to the full Council, the Community and 
Economic Development Department and the Town Managers Office and will 

• Review documentation to determine that the project requires tax relief with an operating pro-forma; 
• Review documentation to demonstrate that the TIF agreement is essential to the applicant’s decision to 

establish a new business or expand an existing business; 
• Review documentation to demonstrate that the TIF request does not equal the entire new revenue 

amount calculated over the term of the TIF Agreement; 
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• Review financial information such as business tax returns, year to date financial statements, banking 
and credit references (may not be applicable); 

• Review documentation to verify the number of projected jobs including comparison of new job salaries 
with Bridgewater’s Median Income; 

• Provide the Community and Economic Development Department and the Town Manager’s Office all of 
the documentation they receive and review, (for internal Town review); 

• Report regularly to the full Council on the status of the project and any recommendations for action. 

 
4. The Committee shall remain in effect until the issuance of a final certificate of occupancy for all components 
of the development and/or until it is determined that a TIF Agreement should not be executed by the Town. 
 
Committee Referrals and Dispositions: 

Referral(s) Disposition(s) 

•   •   

•   •   

•   •   

 
  
Attachments: 1. TIF Summary 
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PROPERTY TAX EXEMPTIONS TO PROMOTE 

ECONOMIC DEVELOPMENT, AFFORDABLE HOUSING AND MANUFACTURING WORKFORCE 
DEVELOPMENT 

 

SUMMARY: 

These guidelines explain the implementation of property tax exemptions available under the 
Economic Development Incentive Program (EDIP) and parallel programs to promote affordable 
housing in urban centers, manufacturing workforce development and construction of middle-
income housing. They also explain the standards and procedures that apply to these property 
tax exemptions. For guidance regarding the plans and agreements required to permit these 
property tax exemptions, cities and towns should consult with their municipal counsel and 
review the relevant regulations and guidance issued by the agencies with jurisdiction over these 
programs.   

TYPES OF PROPERTY TAX EXEMPTIONS 

Five property tax exemptions are available under four different programs. The programs are: (1) 
the Economic Development Incentive Program (EDIP); (2) the Urban Center Housing Tax 
Increment Financing Zone; (3) the Manufacturing Workforce Training Tax Increment Financing 
Plan; and (4) the Workforce Housing Special Tax Assessment Plan. Under each of these 
programs, property taxes are exempted through either a tax increment financing (TIF) 
exemption or a special tax assessment (STA). 

Economic Development Incentive Program (EDIP) 

The EDIP provides for two types of local property tax exemptions intended to spur economic 
development: a TIF exemption and STA. A municipality may grant either exemption to eligible 
businesses with real estate projects meeting certain conditions, with the approval of the 
Economic Assistance Coordinating Council (EACC). G.L. c. 23A, § 3E. The EACC has regulatory 
authority over the EDIP program, including the local TIF and STA exemptions. 402 Code of 
Massachusetts Regulations (CMR) 2.00. 

EDIP-TIF Exemption 

To promote economic development a municipality may grant an EDIP-TIF exemption.  G.L. c. 
23A, § 3E(b); G.L. c. 40, § 59; G.L. c. 59, § 5, Clause Fifty-first. EDIP-TIF incentives may be offered 
by a municipality to an eligible person or entity in an EACC-designated TIF-eligible area. 

An EDIP-TIF agreement with an eligible person or entity must be approved by a city or town by 
vote of its town meeting, town council or city council with the mayor’s approval where 
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required. EACC approval of the agreement is also required before the agreement is valid and 
enforceable. EACC must also approve amendments to an EDIP-TIF agreement. 

The EDIP-TIF exemption covers a percentage of the increase in a parcel’s fair cash value due to 
incentivized development, net of inflation, over its base value in the fiscal year before the first 
fiscal year in which the EDIP-TIF agreement is in effect. The parcel’s base value is adjusted to 
ensure that the exemption applies only to increases in its value that exceed the ordinary 
inflationary increases in the value of other commercial and industrial properties in the 
community.  The term of the exemption cannot exceed 20 years, and the percentage of the 
incremental value that is exempt can be up to 100 percent.  Both the duration of the exemption 
and the percentage of increased value that is exempt are fixed by the EDIP-TIF agreement 
between the municipality and the property owner.  In addition, the EDIP-TIF agreement may 
exempt up to 100 percent of the value of taxable personal property situated on a TIF parcel. 
Personal property otherwise exempt from local property tax (for example, under G.L. c. 59, § 5, 
Clause Sixteenth) remains exempt. 

IMPLEMENTATION OF EXEMPTIONS 

Administration of Exemption 

1. Individual Tax Exemption Agreements 

The owner of each parcel that will receive an exemption must enter into an agreement with the 
city or town setting out the terms of the exemption applicable to the parcel. See Section I above 
for requirements for individual tax exemption agreements under each of the five property tax 
exemptions, including the approval procedure for agreements under each exemption. 

An agreement may not establish a payment in lieu of tax (PILOT) or include a schedule of pre-
determined tax payments to be made during the term of the agreement. Instead, the 
agreement must establish exemption percentages which are used by the assessors to calculate 
the exemption amount during each fiscal year of the agreement. (See Section B below for 
information on calculating the exemption amount.) 

2. Notice of Agreement to Assessing Officers 

The board, agency, or officer responsible for executing TIF agreements on behalf of the 
municipality must forward a copy of each agreement to the assessors, together with a list of the 
affected parcels.  G.L. c. 40, §§ 59(viii), 60(d), and 60A(a)(vi). While sending the assessors a copy 
of an STA agreement is not required for those agreements to take effect, all agreements and 
lists of affected parcels should be forwarded to the assessors to ensure timely and proper 
implementation of the exemption. 
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3. Effective Dates 

The STA or TIF exemption takes effect on July 1 of the fiscal year specified in the agreement, 
provided all necessary approvals have been given. 

4. Ownership Changes 

A change in the ownership of a parcel receiving a TIF exemption does not disqualify the parcel 
from receiving the exemption. 

5. Abatements 

Property owners claiming an error in the assessment, i.e. overvaluation, miscalculation of the 
exemption, or a failure to apply the exemption, must apply for abatement by the same deadline 
and follow the same rules that apply to abatements for other parcels. 

6.          Amendments 

EDIP-TIF agreements or STAs approved by the EACC cannot be amended without the approval of 
the EACC. 

7.           Recordkeeping 

Assessors should maintain a copy of each agreement establishing a TIF or STA exemption, a 
record of the vote approving the TIF agreement or STA, and a table of the exemption 
percentages for each fiscal year that the exemption is in effect.  In the case of EDIP-TIF, UCH-TIF, 
and MWF-TIF exemptions, a year-by-year table of the inflation factors for each fiscal year of the 
TIF agreement should also be kept. 

Calculation of Exemption 

Generally 

 Real Estate Valuation and Assessment 

For both an STA and TIF exemption, the fair cash value of the property must be determined by 
the assessors in each year of the agreement. The tax committed by the assessors, however, is 
based upon the value of the parcel reduced by the exemption amount, rather than upon the 
parcel’s fair cash value. By using the property value reduced by the exemption, no abatement or 
charge is made against the overlay account as a result of these exemptions. The parcel value 
reduced by the exemption is also used to calculate the levy class percentages under G.L. c. 40, § 
56 and the minimum residential factor under G.L. c. 58, § 1A. 
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TIF Exemptions 

Real Estate 

The TIF exemption on real estate is determined by applying the exemption percentage specified 
in the agreement to the fair cash value of the real estate less the parcel base value adjusted 
annually for inflation. This calculation is described in detail below. The value of the EDIP or 
MWT-TIF exemption is adjusted annually for inflation in the value of commercial and industrial 
properties in the municipality.  The UCH-TIF exemption is adjusted for inflation in the value of 
residential properties, or residential and commercial properties where the TIF zone includes 
mixed uses. 

(1) Parcel Base Value 

To calculate the TIF exemption on the parcel, the assessors start with the base value of the 
parcel.  The base value is the assessed valuation of the parcel in the last fiscal year before the 
TIF exemption went into effect. 

(2) Adjustment Factor 

The base value is then multiplied by an adjustment factor, which is the product of the inflation 
factors for all the years the TIF exemption has been in effect for the parcel. 

Each exemption year’s inflation factor is a fraction.  If the fraction is less than one, then the 
inflation factor for that fiscal year is one. 

Numerator – For EDIP and MWT-TIFs, the numerator of the fraction is the current fiscal year’s 
total assessed value of all commercial and industrial parcels in the municipality that are being 
assessed at fair cash value (i.e., excluding TIF parcels), minus the part of that year’s Proposition 
2½ tax base growth adjustment that is attributable to commercial and industrial real estate.  For 
UCH-TIFs, the numerator is (a) the current year’s total value of all non-TIF residential parcels, 
minus residential new growth or (b) if the TIF zone includes mixed use properties, the current 
year’s total value of all non-TIF residential and commercial parcels, minus residential and 
commercial new growth.  

Denominator – For all TIFs, the denominator of the fraction is the total assessed value for the 
preceding fiscal year of all the parcels included in the numerator.   

In determining the numerator and denominator in the subsequent fiscal year, note that the 
prior year’s new growth is included in the total assessed value of the properties for the fiscal 
year. 
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Exempt and Assessed Value 

In each fiscal year of the agreement, the assessors must determine the fair cash value of the 
parcel for the fiscal year in accordance with usual assessment methods. The fair cash value is 
then reduced by the base value of the parcel multiplied by the inflation factors for all the years 
of the exemption up to and including the current fiscal year. The difference is then multiplied by 
the agreed-upon TIF exemption percentage for that fiscal year to arrive at the exemption 
amount. The assessed value is the fair cash value of the parcel minus the value of the 
exemption; tax is assessed upon this amount.  G.L. c. 59, § 5, Clause Fifty-first. 
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If the exemption percentage is 100%, the assessed value will simply be the base value multiplied 
by all the inflation factors.  

See Attachment 2 for examples of how to calculate the TIF real estate tax exemption, including 
examples of how to calculate the adjusted base value. 

CALCULATION OF TAX BASE GROWTH 

Increases in the value of a parcel receiving a special tax assessment or TIF exemption during the 
exemption period will be treated as tax base growth for the levy limit calculation under G.L. c. 
59, § 21C(f) in the year or years when the increased value attributed to the tax base growth first 
becomes taxable. For tax base growth examples, see Attachment 3. See also the Annual IGR for 
“Determining Annual Levy Limit Increase for Tax Base Growth.” 

END OF  EXEMPTION 

Exemption Period 

TIF agreements may run for any period up to 20 years, at the election of the municipality. EDIP-
STA agreements must run for at least five years, but not more than 20 years.  WH-STA 
agreements may run for a period not to exceed five years. 
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Revocation of EDIP Project Certification by EACC  

A revocation of a project’s certification by the EACC terminates the EDIP local property tax 
incentive (STA or TIF) unless the written agreement between the municipality and the taxpayer 
provides otherwise. The municipality may seek to preserve the EDIP local tax incentive by 
amending the written agreement with the taxpayer through the same process by which it was 
approved, subject to EACC approval.  

Upon revocation of certification, a municipality may recapture the EDIP tax benefit received by 
the taxpayer before revocation by making a special assessment on the taxpayer in the tax year 
that follows the EACC decertification. The omitted assessment procedure is used to commit the 
recaptured tax, but the time limit for making the assessment does not apply. G.L. c. 59, § 75. 

Termination of Exemption before End of Exemption Period /Recapture of Tax Benefits 

The local property tax incentive (exemption) may be terminated by the municipality before the 
end of the exemption period described in an agreement if the agreement includes provisions 
describing what constitutes a default by the taxpayer under the agreement and the remedies of 
the municipality in the event of such default include termination of the agreement. The 
municipality may also recapture tax benefits afforded taxpayer under the agreement in the 
event of such termination if the agreement so provides. 
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