
 

 

ECONOMIC DEVELOPMENT AUTHORITY 

MINUTES 

January 10, 2023 

 

Present: Present: James Kelly, Bill Kennedy, Nicole MacStay, Andy Peterson, 

Jerry Galus, Caroline Hough, Dewey Clark and Laura Gingras and Keith Ackerly  

(via Zoom)  

Also Present: Danica Melone and Laura Norton, Office of Planning & Building 

Mr. Kelly called the meeting to order at 11:00 a.m. with a welcome and 

introductions. 

TIF Districts and Proposed Changes: 

Ms. Melone reviewed the limitation the TIF District were subject to (total acreage 

(10%) and total assessed value of taxable property (16%) of the municipality). She 

noted a change in the RSA now requires one or the other but not both limitations 

and went on to begin a Powerpoint presentation explaining how TIFs work, 

Peterborough’s TIFs and the proposed expansion of the South Peterborough TIF 

District (SPTIF).  

Ms. Melone began with a graphic how the tax rate is formed without a TIF (total 

valuation for the town with associated budget for town, school, county and state) to 

create the overall tax rate. “Once a TIF is in place you have all those factors with 

an addition of any increase in incremental value of the district going to that district 

creating the TIF Fund” adding “the tax rate is still being calculated the same way 

with the taxes attributed the incremental value of the TIF property is sequestered to 

the fund.    
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As an example, Ms. Melone noted “so if you have $100,000 of valuation it stays in 

the top box. Once a TIF is in place anything after that $100,000 falls below it in the 

green box, it is still generated the same way but anything over the $100,000 after 

the TIF is created becomes TIF funds.” 

 

A brief discussion about the school system and how they bill out on the total 

valuation of the communities followed. “They bill out to each community and what 

comes into play with the TIFs is how their bill gets broken up by the communities, 

which is based the total valuation of the town without the TIF District” interjected 

Ms. MacStay adding “what get billed out is the school budget which is passed by 

the voters.” Mr. Galus read a prepared synopsis of what Ms. Melone had said and a 

brief discussion of how the school district bills communities followed.  

 

Before moving on Ms. Melone clarified that the incremental value was associated 

with new development, improvements, re-development and expansion within the 

TIF District. She emphasized the TIFs achieve town-wide goals while enhancing  

all town properties and allows the town to fund  projects quicker and  reduce the  

debt service burden. She told the members TIF Districts have an Advisory Board, 

made up of business owners, representatives of business, own property or live in 

the in the district. Mr. Galus noted the Chairman of each TIF District must be an 

EDA member who can exercise local perspective and oversight and report back to 

this group. It was noted the each TIF must also have a Planning Board member as 

the Vice Chairman. He concluded by noting the TIFs report to the EDA who report 

to the Selectboard who then go before the legislature (the town) for approval to 

allocate the funds. 

 

Ms. Melone continued with a description of the three TIFs in town with a list of the 

identified goals and action plans of the TIFs adopted at town meeting. This 

includes specific improvements to sidewalk and crosswalk improvements, bridge 

and culvert construction and rehabilitation, attention to road and pedestrian safety 

and public parking lots. 

 

Moving on Ms. Melone projected a plan to expand the South Peterborough TIF 

which included the addition of one lot currently in the Greater Downtown TIF and 

19 parcels along the Route 202 South corridor with an estimated incremental value 

addition of 15.5 million dollars. She noted bridge and culvert refurbishment, and 

water and sewer infrastructures for both residential and commercial uses were on 

the list for expenditure of TIF funds. Ms. Melone pointed out everything proposed 

for this district was highlighted in a hot pink color on the graphic for clarity.  
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Mr. Peterson pointed out a point from the last meeting and clarified for the 

members that the new valuation added to a TIF district does count in the school 

district calculation, “so that is an advantage of having a TIF.” He also asked for 

confirmation that gains in valuation in a TIF goes solely to the TIF and not to the 

general fund (the taxpayers) which Ms. MacStay replied, “that is correct.” 

true.” 

Going back to the graphic the members briefly discussed the status of several 

projects for the SPTIF. Mr. Peterson interjected “the big picture is that we are 

spending a boatload of money to benefit Rivermead (the Morison Bridge and the 

pedestrian bridge at Noone’s Falls with the main water source to Rivermead) 

which led to a brief discussion of how other developers would have been treated 

and required to improve access to the Rivermead campus and all the development 

there as well as (the lack of) impact fees for developer to pay for accesses. 

The members briefly discussed the other bridge and culvert projects slated for the 

SPTIF with Ms. MacStay telling the members that the current SPTIF is generating 

enough money now “that we will not have to bond a penny for these projects.” Mr. 

Peterson interjected “so you have an area in town that wants their own 

improvements and the keep all the money in their TIF. They have a pocket of 

dough they are not going to let it come back to the taxpayer, every time there is a 

discussion about what to do with the money at sunset they want to keep the money 

and not let it come back to the taxpayer. West Peterborough is a good example of 

that.” Mr. Peterson went on to say “the only thing the taxpayer gets is the expanded 

value of the development that has happened in the TIF and the increased tax 

benefit to the community once the TIF is over with. So you have to be careful 

about it - a ten year run on a TIF with an option to renew them can end up with 

these huge amoeba-like districts taking all the new valuation we have on our tax 

rolls, you are talking about a lot of extra money flowing into a proprietary fund 

(that the public never gets a dime of) for the next ten years.” 

Ms. MacStay noted a recommendation to the Selectboard could be made to 

extinguish the TIF once the funs have been raised and the identified goals for the 

district have been accomplished. Mr. Peterson replied “the thought that an 

Advisory Board would extinguish a TIF before its scheduled sunset is fantasy. You 

are never going to get through. The fact is we have a substantial decision before us 

today which is whether or not to recommend a very substantial expansion and it is 

going to count because a dollar costs a dollar on everybody’s taxes that are not and 

are not in that TIF. “So you’re saying we should not approve the expansion?” 

asked Mr. Kelly with Mr. Peterson replying “correct, what we should do is let the 

existing TIF develop the monies it has to deal with the projects we have and get 
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back to a normalcy where we don’t pretend that we have all the money in the 

world to do all the things in the world.” Mr. Peterson went on to say the 

Selectboard conducts itself in a very transparent way “so much so that we don’t 

even need a second review of the budget anymore suggests that we have gone nuts 

in our spending.” “That is not quite true” replied Mr. Kennedy adding “review the 

minutes.” Mr. Peterson reiterated they had just been presented with an expansion 

without reviewing any fact “and we should just push it through, adding “and if I 

am going to be on the Committee, I am going to say what I believe to be true.” 

Questions about the general fund versus the expendable fund and who makes the 

spending decisions followed. Ms. MacStay noted conversations with the 

Department of Revenue and the Attorney General’s office as to what to do with 

what is considered the “leftover” funds at a TIF’s sunset. She noted their reply was 

to move all the funds into an expendable trust fund to continue to serve the projects 

developed throughout the TIF’s plan or put the funds through the tax rate process 

for the whole district, not just Peterborough to go back to the school and the 

general fund to be credited which benefits all the communities in the school district 

as well as Peterborough. “It’s complicated” she said adding “that is why the 

Selectboard has the opinion to in the meantime, that is considered using those 

funds in an expendable fund to continue to meet ongoing maintenance to the 

projects and infrastructure created by the plan in that district and not have as much 

of an impact on the overall tax payer in town.” Mr. Kennedy added “when a TIF 

sunsets, all those incremental valuation go into the general fund.”  

“But it is a dodge around the school district in the meantime that may run you into 

a legal hiccup on this” said Mr. Peterson. Ms. MacStay reiterated that “whatever 

happens it is not taking money away from the school district.” He added “the 

question is when you have a large and productive TIF, do we want to expand it? If 

we do, we have a type of success that produces a massive amount of money that in 

ten years you’ll have the West Peterborough problem you are facing now in a 

much, much bigger way.” He told the members he understood the TIF legislation 

and how it can be a good thing “and I think it is all well-intentioned but you could 

have too much of a good thing” he said. A brief discussion about the total town 

valuation and how that valuation gets broken up, tax rate increases and how a TIF 

concludes and rolls over followed with Mr. Peterson summarizing “there is a point 

at which we need to stagger projects and be careful “as this allows a free and easy 

ride to spend.” 

Mr. Clark asked if the SPTIF had funds to start with projects (it does) with Ms. 

MacStay noting “actually we are going to start working on some of the smaller 
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projects beginning July 1st.” When asked about what types of projects were on the 

list Ms. MacStay replied, “smaller culverts, smaller bridges.” 

Citing their last meeting Mr. Clark noted it was determined that the criteria for a 

TIF was defined by land mass or assessed valuation and asked which the SPTIF 

was. Ms. Melone noted “this particular area in the south was by land mass but we 

still under the limit of both.” 

Mr. Peterson again advocated caution noting the idea of all this extra money 

sounds great, “but the fact is a dollar is a dollar, sorry for the message, but it is 

true.” 

Mr. Kennedy asked if the Advisory Boards for both the SPTIF and GDTIF have 

been informed and agree with these suggestions with Ms. Melone replying, “yes 

and they are both in favor.” 

A motion was made/seconded (Kennedy/Galus) to expand the SPTIF with the 

addition of one lot currently in the Greater Downtown TIF and 19 parcels along the 

Route 202 South corridor as described by the Town Planner with all in favor but 

Mr. Peterson who voted no and Ms. Gingras who abstained.  

Next Meeting: TBA 

The meeting adjourned at 12:20 p.m. 

Respectfully submitted,  

Laura Norton 

Office of Planning & Building 


