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Welcome to the Webinar

Commonwealth of Massachusetts

Executive Office of Housing & Economic Development

Charles D. Baker, Governor │ Karyn E. Polito, Lt. Governor │Mike Kennealy, Secretary

During the presentation, if you have questions please utilize the “chat” function (see 
picture of icon below) and enter them at any time during the presentation. We will 
allow time for a Q&A period at the end of the presentation to address your questions 
directly. Please note: this meeting          is being recorded.

Specific questions that may relate only to your community or particular project, 
should be sent via email.  MOBD contact information is found at the end of this 
presentation.  This PowerPoint presentation will be emailed to everyone who 
registered for this webinar as soon as it concludes.  
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Massachusetts Office of Business Development 
(MOBD)

Mission

• Facilitate access to 
resources

• Promote job growth and job 
retention

• Stimulate private 
investments

• Help businesses thrive in 
Massachusetts

Regions: Merrimack 
Valley / MetroWest

West
Northeast

Greater Boston

Southeast

Central



Kick-starting growth through incentives, grants, 
capital financing and more……. 

• Financing Partnerships

• International Trade Investments

• Infrastructure Support

• Industry Expertise

• Innovation & Technical Assistance

• Start-up Assistance

• Permitting & Regulatory Assistance

• Economic Development Incentive 
Program (EDIP)

• Covid-19 Business Resource Liaison

• State Trade Expansion Program 
(STEP) Export Grants

• Life Sciences Tax Incentive Program

• Workforce Development & Training

• Site Selection

• Business Planning
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• Designed to foster job creation and stimulate business growth

• Companies may receive state tax credits and local property tax incentives in 
exchange for job creation, job retention and private investment 
commitments.
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Economic Development Incentive Program - EDIP

Involve MOBD regional director from the start!



Does a “But For” Exist?

“But for” these EDIP tax credit incentives, the project would not 
occur?

“But For” Considerations:
 Is property already purchased?
 Is lease already signed?
 Has news article appeared on front page of local paper?
 Has a groundbreaking ceremony been held?
 Is equipment already placed on order?
 Has a public announcement been made?
 Has construction begun?

All indications the project will likely proceed without incentives
*EACC is the Economic Assistance Coordinating Council, the Board that approves EDIP projects.
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Factors EACC* Board Considers



Regional Director will ask whether…..

• Municipality will be awarding TIF or STA

• The company has Massachusetts state tax 
liability today
– If not, are they in business outside of MA?

– Pre-revenue companies are not a good fit

• The company will be creating net new jobs to 
Massachusetts

• The company has sales today or they sell outside 
Massachusetts

• Are they a manufacturer?
–If so might make sense to use classified manufacturers  investment 
tax credit
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For EDIP Projects Advancing Forward

• EDIP Review Team screens 
preliminary applications 

• Decisions made as to which 
projects progress forward to next 
stage for state tax credits

• Selected projects receive a 
supplemental application 
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EACC Board Criteria Considerations for Awards

• Municipal support in form of TIF or STA 

• Number of jobs to be created

• Timing of the job creation

• Size of capital investment

• Wages of jobs to be created

• Healthcare? 401K, IRA, pension?

• Level of out-of-state sales

• Industry

• Community Profile

• Competitiveness of situation

• MA HQ? US HQ? Divisional HQ?

• Commitment to local procurement 
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Local-Only Incentives Application

• For projects ineligible or 
uninterested in tax credits, but 
seeking local property tax relief 

• Applications due at same time 
supplemental applications are due

• Projects receiving tax credits do 
not complete this application; 
following slides discuss types of 
local tax relief that may be 
available.
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Tax Increment Financing (TIF) is a negotiated Agreement between business 
and host municipality.  The percentage exemption applies to the incremental 
increase of accessed value of the parcel and the agreement may include 
exemptions on personal property tax.  Per M.G.L. 40 § 59:

– TIFs have a 5 year minimum, 20 year maximum or anything in between; 

– Business pays full tax rate on the “base value”; 

– Exemption from property taxation on all or part of the increased value 
accrued as a result of development (the “increment”);

– Percentage of exemption (for incremental real and personal property tax 
value) may range from 5% to 100%;
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Local Incentives:
Tax Increment Financing (TIF)
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Local Incentives:
Tax Increment Financing (TIF)
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Local Incentives:
Tax Increment Financing (TIF) Valuation

EDIP Local Incentive Only Application Exhibit 1: Local Incentive Valuation

FY
Municipal Tax 

Rate Per 
Thousand 

Incremental 
Assessed 

Value

Projected Annual 
RE Property Tax 

Bill for 
Incremental 

Assessed Value

TIF/STA 
Yearly 

Exemption % 

Exempted 
Annual RE 

Property Taxes 

Exempted 
Annual 

Personal 
Property 

Taxes 

Total Yearly 
Value of 
Local Tax 
Incentives 

2022 $39.07 $250,000.00 $9,767.50 90% $8,790.75 $0.00 $8,790.75

2023 $39.07 $250,000.00 $9,767.50 80% $7,814.00 $0.00 $7,814.00

2024 $39.07 $250,000.00 $9,767.50 70% $6,837.25 $0.00 $6,837.25

2025 $39.07 $250,000.00 $9,767.50 60% $5,860.50 $0.00 $5,860.50

2026 $39.07 $250,000.00 $9,767.50 50% $4,883.75 $0.00 $4,883.75

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

Enter Year $0.00 $0.00 $0.00 0% $0.00 $0.00 $0.00

TOTALS $34,186.25 $0.00 $34,186.25

The Municipality (Assessor) determines the Incremental assessed value (which 

is the difference between current and new after real-estate improvements).   It 

then decides what percent of that difference it is willing to forgive.    TIF’s may be 

for as little as 5% for 5 years or 100% for 20 years.



• Total Yearly Value of Local Tax Incentives minus PILOT = ________

A PILOT means:  Payment in Lieu of Taxes

• The TIF Valuation spreadsheet has you subtract anything else required by 
the municipality from the business from the total value of the TIF

• Examples include:  fire engine, annual donations to the library, annual 
donation of some amount to the municipal economic development fund, 
etc. 

• EACC Board wants to see some “skin in the game” from the municipality
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Local Incentives:
Tax Increment Financing (TIF) Valuation



• STAs are a negotiated Agreement between business and host municipality that 
applies to entire assessed value of a parcel, not just the increment. 

– Current, as well as future local tax revenues are exempted. 

• Unlike TIF Agreements, no Personal Property Taxes may be exempted under an STA 
Agreement 

• STAs have 5-year minimum and 20-year maximum terms and must minimally 
comply with the following 5-year schedule:

– Year One: not less than 50% of total property taxes exempted

– Year Two: not less than 25% of total property taxes exempted

– Year Three: not less than 25% of total property taxes exempted 

– Year Four: not less than 5% of total property taxes exempted 

– Year Five: not less than 5% of total property taxes exempted 

May elect to exempt a greater percentage (not less) in any given year; may not elect 
to go less than 5 years in length.
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Local Incentives:
Special Tax Assessment (STA) 



Local Incentives:
All TIFs and STAs Must……….

• Must be approved by City Council or 
Town Meeting

• Must come to EACC Board for final 
approval

• Cannot be changed or amended 
without going through the same 
“approval process”

• Amendments must come back to EACC 
Board for final approval

• EACC Board meets 4 times per year:  
March, June, September, December

• Do not want projects coming to EACC 
Board before the municipal vote
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What is a Tax Credit vs. a Tax Deduction?

Tax Credit: 
Lowers the Tax Bill

Tax Deduction:  
Reduces an amount off 
the taxable income
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10% Abandoned Building Renovation Deduction

• A one-time deduction (not a credit) 
taken for the costs of renovating an 
abandoned building

• EACC definition of abandoned 
building: at least 75% or more vacant 
for the preceding two years

• Cannot tear down the building and 
replace

• MUST be part of a Certified Project

• DOR letter ruling:  costs do not 
include purchase price of building or 
land  
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EDIP Contracts, Annual Reporting, Job Compliance

• All approved Certified Projects enter into 
a contract with the Commonwealth

• Terms spell out job creation by year

• Monitored Annually for Job Compliance

• Jobs are required to be maintained for at 
least 5 years

• Annual reporting continues with state 
for 5 years after the last jobs are hired 
for projects receiving tax credits or until 
TIF/STA expires

• Municipalities can access company 
annual reports online to monitor

• Joey Giovino can provide link and 
passwords to Cities and Towns
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Vacant Downtown Storefront Initiative
Step 1 – Vacant Storefront District

• Municipality applies to EACC to 
designate a defined downtown or 
other commercial area, as a “Vacant 
Storefront District”

• Identify vacant storefronts that have 
been vacant for 1 year or longer

• Discuss their municipal match
(i.e. CDBG funds, forgivable loans, façade improvements, 
BID matches, MassDev TDI funds, permit fees exemptions, 
municipal utility breaks, etc. – List not all inclusive)

• Municipality must create a district 
prior and receive certification BEFORE 
any business may apply to qualify as a 
project
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Vacant Downtown Storefront Initiative
Step 2 – Vacant Storefront Project

• Businesses locating in an identified 
first-floor vacant storefront within a 
Vacant Storefront District apply to 
Commonwealth for tax credits 

• A Vacant Storefront Project  may
receive refundable tax credits up to 
$10,000

• Preference given to projects that 
generate pedestrian traffic or 
complement existing businesses in 
district that achieve stated municipal 
goals
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EDIP Wrap-Up

Contact local MOBD regional director: 

• They can guide a business through the process

• Can help “pre-qualify” a project

• Can help company determine whether EDIP tax credits or if 
other programs may be more advantageous

• Help improve project application

• Help a business with next steps and paperwork

• Know the deadlines, program nuances, eligibility 
requirements and the municipalities’ historic use of EDIP

• Help to set realistic company expectations
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MOBD Contacts

Annamarie Kersten, EDIP Director
Phone:  617-710-3572
annamarie.kersten@mass.gov

Joey Giovino, EDIP Program Manager
Phone:  617-973-8536
joey.giovino@mass.gov

Nhat Le, Chief Operating Officer
Phone:  617-973-8538
nhat.le@mass.gov

Visit:
www.mass.gov/mobd
www.mass.gov/edip
www.mass.gov/mvsp 
www.mass.gov/hed

Peter Milano, Senior Director, Business Development - Merrimack Valley, 
MetroWest
Phone: 617-939-4380
peter.milano@mass.gov

Maria Nigro Di Stefano, Regional Director - Northeast
Phone: 617-519-9380 
maria.g.distefano@mass.gov

Debra Boronski, Regional Director - West
Phone: 617-595-6363
debra.boronski@mass.gov

Kevin Kuros, Regional Director, Central, Southeast, Cape & Islands
Phone:  617-549-1803
kevin.j.kuros@mass.gov

Susan Whitaker, Regional Director – Greater Boston, Southeast, C&I
Phone:  617-620-1005
susan.whitaker@mass.gov

Margaret LaForest, Regional Director – Greater Boston, Southeast, C&I
Phone:  617-939-3097
margaret.laforest@mass.gov
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