
This presentation is an introduction to one of the Economic Development tools 
available to Windham.
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TIF is an acronym for Tax Increment Financing. It’s a public financing tool used 
to help spur economic development in areas that may need incentives to grow. 
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It is very important to note that a TIF assessment is significantly different from a 
betterment assessment. With a betterment assessment, certain properties are 
assessed an amount in addition to the regular property tax assessment, resulting 
in additional taxes. With a TIF assessment, there is no additional amount 
charged to the properties within the TIF district. Taxpayers see no difference in 
their property tax bills than they would otherwise.

The concept of a TIF is relatively simple: property tax revenue generated within 
an established TIF district is split into two components. The first is the property 
tax revenue based upon the original assessed value of all properties within the 
district boundary as of the date the district was formed. The second is the 
incremental, or increased property tax revenue that is based upon the difference 
between the current assessed value of the new or redeveloped properties in the 
TIF district. This is known as the captured assessed value.
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This graph describes TIF value capture and shows value increase benefit to all at 
the end of the program.
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Windham is part of the Southern NH Regional Water Project. The project is 
currently building infrastructure that will interconnect the water systems of 
Manchester, Derry, Salem, Windham, Atkinson, and Plaistow. The objective of 
the project is to address current and future drinking water concerns related to 
(MtBE) contamination. Each community respectively has lost water supply 
sources due to contamination adding significant stress and impacts on their 
water needs. The primary goal is to ensure that a flow of safe and reliable water 
source providing potable water to and through the aforementioned 
communities to meet the needs of the water systems and create reliability and 
sustainability for the present and future. The red line depicts the route currently 
under construction and fully funded by the Drinking Water & Ground Water 
Trust Fund. The blue line is being considered to address water quality concerns 
along Route 111 west to about Ledge Road.

5



Why are we considering this route? The Town received notification in 2017 from 
the New Hampshire Department of Environmental Services, that the Town is 
responsible for contamination associated with measurable releases of (PFOS) 
and (PFOA) at both our new and former fire stations. The investigation is 
ongoing. In this notice, the Town was advised should additional water supply 
wells be identified through the site investigations with maximum 
concentrations above health advisory levels, it is NHDES expectation that the 
Town will provide an alternative water supply. 
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In this area, you’ll see PFAS detections at concentrations above health advisory 
levels. That level is currently 70 PPT (Red dots). Those in yellow are within 
acceptable levels, but the level of acceptability may be changing from 70 to 20. If 
so, we believe those in yellow will become red dots.
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(After 1st bullet) At the request of the Selectmen, I have drafted a TIF District 
plan. It is important to re-state, this is a draft plan and is expected to go through 
several public meetings and discussions. 

(After 5th bullet) A District Advisory Board of at least five (5) members will be 
appointed by the Select Board and, in accordance with law, it will be made up of 
a majority of members who are owners or occupants of property that is within 
or adjacent to the District. The election of officers of the Advisory Board will be 
done by the Advisory Board annually. Members of the Board are encouraged to 
be residents, but are not required to meet Town residency requirements. The 
Board of Selectmen shall delineate the duties of the advisory board and 
establish rules of procedure in accordance with the law.
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This map shows our proposed TIF District parcels highlighted in yellow. The 
district encompasses property immediately abutting Route 111 and those who 
could benefit from a municipal water line.

We have identified 61 parcels that meet this criteria.
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This slide shows the property along Route 28 and Route 111 extending to 
Klemm’s Mobil and McDonald’s at Gateway Park where a water line is under 
construction. 

The property highlighted in green represent those to be released from the 
Pennichuck franchise to Town of Salem DPW water system management. 

While we haven’t included these in our base TIF District financing model, we 
know if they were, they certainly could accelerate the funding and reduce bond 
payoff period.
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At our request, the engineering firm of Weston & Sampson completed a 
preliminary study of the water demand, best route and construction cost to 
extend a water line west on Route 111. Their estimate for engineering and 
construction is $9.5 Million. The NH DWGW Trust has funds available to 
municipalities with water contamination issues. We expect to apply for a grant 
to pay 1/3 of the total cost. In our financing plan, we anticipate asking for a $6.5 
Million bond and have calculated the annual payments based on current rates. 
It is important to note we expect to have commitments from locale developers to 
contribute to our up-front costs and believe the TIF district value capture will 
fully cover annual bond payments.
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This bond payment calculation is intended for forecasting purposes only. The 
term, amount and interest are estimated for discussion. It is expected these 
factors will be updated in TIF District discussion.
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The area highlighted in yellow has 61 parcels. It is important to note these are all 
located within commercial & business zones. I have identified each parcel in my 
report, TIF District Plan.
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To understand how a TIF District performs, one must look at existing zoning of 
the land, consider what may be its highest and best use, and forecast a value 
based on that occurrence. To demonstrate this, I have considered three 
scenarios. Scenario 1 is an estimate reflecting all 61 parcels and all who could 
benefit from development or redevelopment. This could bring $2.1 Million 
annually. 
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In Scenario 2, I only forecast the change of value for 14 parcels that we have seen 
development plans on. This estimate shows $1.5 Million. Note, this scenario 
includes property that are currently under construction. The building next to 
CVS on Wall Street and the development on 14 Haverhill Road.  If these are 
completed and their assessment changes prior to accepting a TIF plan, the 
increased value would not be captured.

You will also 14 Ledge Road, whereas the Town has seen development plans but 
has an ongoing legal matter. 

Therefore, I turn your attention to Scenario 3.
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Scenario 3 is the most reasonable, feasible and easiest to understand. It includes 
only 6 parcels, 3 owners, and each have presented a conceptual development in 
Planning Board meetings. 
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There are only three entities involved and all have discussed interconnectivity 
encouraged for the VCD. 
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(Highlight the 6 lots.) Focus on this area. While there is more possible future 
developable land, I am selecting just 6 to demonstrate the ability of TIF District 
financing to cover infrastructure costs. We know what can be built here and I 
can reasonably project future values based on historical assessing models to 
provide revenue estimates.
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Village Center Place, 3 buildings approved, Enterprise Bank, MVC Eye are open. 
Third building, 12,600 square foot office/retail multi-tenant building is on hold 
pending water.

19



Building C will have 11 Indian Rock Road as address.
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Additional development envisioned behind 11 Indian Rock Road. All 
development planned with interconnectivity and to have walkable community 
space.
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Additional development envisioned with 17 & 19 Indian Rock Road. 
Conceptual plans have shown some 70,000 square feet of mixed use, retail, 
office and residential space.
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This is one design envisioned for Town Center. A Town Beautification Project 
for the Village Center would incorporate existing town buildings, and make 
walkable connectivity to business and public spaces.
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Considering Scenario 3, this slide shows the growth at 10% year and applies the 
bond payments.

In this graph, I have not factored developer contributions. This simply projects 
Annual Revenues over 10 years and up to full buildout of the 6 identified 
parcels.
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This slide shows the bond payments, TIF capture, and developer contribution. 
With developer pre-payments, this financing plan envisions no impact on the 
Tax Rate. Note this revenue growth estimates the bond payoff in about 20 years. 
This scenario still only considers 6 parcels.

25



This slide shows Scenario 2 and includes 14 parcels. You will see the bond is 
satisfied in 10 years.

If Route 28 was added, it is my feeling we will have sufficient TIF revenues to 
pay off the bond in much less time. We have several large scale projects 
approved and pending development. Gateway, Flat Rock, Garabedian are 
pending access to water and expected to begin within a year or so.

I want to emphasis this is an economic development tool. It we don’t obtain up-
front private contributions, significant grant $ or determine development will 
not occur as expected, No TIF. If our residents do not want commercial 
development, No TIF.
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