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I.       Introduction 
 

A. The Site and Development Project 

The Town seeks to establish a tax increment financing (“TIF”) district in order to facilitate 

and promote the development of a senior memory care facility on North High Street.  The 

development and the TIF district also present opportunities for the Town to invest in its own 

economic development projects and activities described more fully herein. 

The Town proposes to enter into a credit enhancement agreement with the developer of the 

project to be located in the District (the “Developer”).  The development project will include a 

proposed 24,000 square foot memory care facility serving approximately 48 residents. 

 

B. Establishment of the Development Project 

The Town hereby establishes the “Woodlands Senior Living Municipal Development 

and Tax Increment Financing District” (the “District”).  The District will exist for a total of 

twenty (20) years beginning on July 1, 2022 and is more fully described below in this Development 

Program.  The District is depicted on the maps attached as Exhibits C and D.  The Town plans to 

capture one hundred percent (100%) of the increased assessed value of taxable real property 

located within the District for twenty (20) years and will use the property taxes paid on such 

captured value (the “TIF Revenues”), not otherwise obligated under the credit enhancement 

agreement described below, to fund the projects described in detail in Table 1 herein.   

C. Advantages of TIF District   

                In designating the District and adopting this Development Program, the Town can 

accomplish the following goals: 

 Maintain existing tax revenues;  

 Realize new tax revenues generated by new development within the District; 

 Improve the health, welfare, and safety of the inhabitants of the Town; 

 Create long-term, stable employment opportunities for area residents; and  

 Improve the overall economy of the region and the State of Maine. 

In addition, by creating the District, the Town will “shelter” the increase in municipal 

valuation that development in the District will bring about. This tax shelter will mitigate the 

impacts that the District’s increased assessed property value would have on the Town’s share of 

state aid to education, municipal revenue sharing and its county tax assessment.  An estimate of 

the tax shelter benefit is shown as Exhibit F attached hereto.   
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E. Operational Components 

1. Commercial Improvements Financed Through Development Program 

Please refer to Table 1.  The Town will enter into a credit enhancement agreement with the 
Developer to support commercial improvements in the District. 

2. Relocation of Displaced Persons. 

Not applicable. 

3. Transportation Improvements

Please refer to Table 1.   

4. Environmental Controls

The improvements made under this Development Program will meet or exceed all federal, 
state and local environmental laws, regulations and ordinances and will comply with all applicable 
land use requirements for the Town.  

5. Plan of Operation 

During the term of the District, the Town Manager or his designee will be responsible for 
all administrative matters within the purview of the Town concerning the implementation and 
operation of the District. 

III. Financial Plan

The District will encompass a total of 20.94 acres of property.  The Original Assessed 
Value of the District was $198,529 as of March 31, 2020 (April 1, 2019). The Town will capture 
one hundred percent (100%) of the increased assessed value for the 20-year term of the District.  
The TIF Revenues so collected will fund and/or contribute to the funding of the approved 
municipal projects, including each of the projects described on Table 1 hereof, and will provide 
funding for the credit enhancement agreement so authorized herein, which collectively will 
improve the Town’s economy and increase the Town’s ability to stand out in a competitive 
marketplace as a dynamic place in which to run a business.  All taxable real property value captured 
in the District will be added to the general tax rolls at the end of the TIF term.   

Upon each payment of property taxes by the future property taxpayers in the District, the 
Town will deposit into a development program fund (the “Development Program Fund”) the 
entirety of the property tax payments constituting TIF Revenues.  The Development Program Fund 
is pledged to and charged with the payment of the project costs in the manner provided in 30-A 
M.R.S.A. § 5227(3).  The Development Program Fund consists of two segregated accounts, a 
sinking fund account (“Sinking Fund Account”) and a project cost account (the “Project Cost 
Account”).  The Town will deposit the TIF Revenues necessary to pay debt service on any bonds 
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issued to pay for District improvements, if any, into the Sinking Fund Account.  The money in this 
account is pledged to and charged with the payment of interest and principal on municipal 
indebtedness related to the improvements in the District.  The Town will deposit any additional 
TIF Revenues into (a) a subaccount or subaccounts of the Project Cost Account to be used for 
credit enhancement payments, if any, and/or (b) to a subaccount of the Project Cost Account for 
other approved municipal projects outlined in this Development Program and not financed with 
Town indebtedness. 

A. Increased Assessed Values & Tax Shifts

Estimates of the increased assessed value of the District property and the anticipated TIF 
Revenues generated by the District are shown in Exhibit E and the estimated tax shifts are shown 
in Exhibit F.    

B. Sources of Revenues 

It is anticipated that all private improvements located within the District will be funded 
through private sources.   

C. Public Indebtedness 

The Town anticipates potentially funding some of the public infrastructure costs through 
public indebtedness.  The Town reserves the right to incur bonded indebtedness for approved 
projects in the future, provided that the timing and funding of any bonded projects complies with 
all statutory requirements for paying bonded indebtedness with TIF Revenues. 

D. Original Assessed Value 

Certification by the Town’s Tax Assessor of the original assessed value of the District is 
set forth in Exhibit B. 

VI. Municipal Approvals

A. Notice of Public Hearing 

Attached as Exhibit G is a copy of the Notice of Public Hearing regarding the establishment 
of the District and adoption of this Development Program for the District, published in the Bridgton 
News and the Portland Press Herald, each a newspaper of general circulation in the Town on a 
date at least ten (10) days prior to the public hearing.  The public hearing on the District designation 
and Development Program, was held on March 9, 2021, in accordance with the requirements of 
30-A M.R.S.A. § 5226(1).   

B. Minutes of Public Hearing Held by Board of Selectmen 

Attached as Exhibit H is a certified copy of the minutes of the public hearing held on March 
9, 2021, at which time the proposed District, Development Program and Credit Enhancement 
Agreement were discussed by the public.   
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C. Authorizing Votes 

Attached as Exhibit I are copies of the Town of Bridgton warrant for town meeting, 
return of posting of the warrant, sample referendum ballot, and certified voting results for the 
referendum designating the District and adopting this Development Program and authorizing the 
execution of a credit enhancement agreement and associated agreement regarding property tax, 
which question was adopted by the town meeting at a duly called secret ballot referendum 
election on March 30, 2021. The Town Manager is thereby authorized and directed, on behalf of 
the Town to execute and submit to the Commissioner of the Maine Department of Economic and 
Community Development (“DECD”) such applications and further documentation as may be 
necessary or appropriate for any necessary final approval of this District and Development 
Program; and the Town Manager is thereby authorized and empowered, at his or her discretion, 
from time to time, to make such technical revisions to the District or the Development Program 
for the District as he or she deems reasonably necessary or convenient in order to facilitate the 
process for review and approval of the District and the Development Program for the District by 
the Commissioner of DECD, so long as such revisions are not inconsistent with the Development 
Program as adopted or the basic structure and intent of the District.
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CREDIT ENHANCEMENT AGREEMENT 

Between 

THE TOWN OF BRIDGTON, MAINE 

and 

WOODLANDS SENIOR LIVING OF BRIDGTON, LLC 

DATED:  











DRAFT 

3 

“Project” means the senior living memory care facility being undertaken by the 
Developer. 

“Project Cost Account” means the project cost account described in the Financial Plan 
Section of the Development Program and established and maintained pursuant to Title 30-A 
M.R.S.A. § 5227(3)(A)(1) and Article II hereof. 

“Property Taxes” means any and all ad valorem property taxes levied, charged or 
assessed against the Developer’s Property located in the District by the Town, or on its behalf. 

“Original Assessed Value” means $189,529, the taxable assessed value of the District as 
of March 31, 2020 (April 1, 2019). 

“State” means the State of Maine. 

“Tax Increment Revenues” means that portion of all real property taxes assessed and paid 
to the Town in any Tax Year, in excess of any state, or special district tax, upon the Captured 
Assessed Values.    

“Tax Payment Date” means the later of the date(s) on which property taxes levied by the 
Town are due and payable from owners of property located within the Town, or are actually paid 
to the Town with respect to taxable property located within the District. 

“Tax Year” shall have the meaning given such term in 30-A M.R.S.A. § 5222(18), as 
amended, to wit:  April 1 to March 31. 

Section 1.2.  Interpretation and Construction. 

In this Agreement, unless the context otherwise requires: 

(a) The terms “hereby,” “hereof,” “hereto,” “herein,” “hereunder” and any similar 
terms, as used in this Agreement, refer to this Agreement, and the term “hereafter” means after, 
and the term “heretofore” means before, the date of delivery of this Agreement. 

(b) Words importing a particular gender mean and include correlative words of every 
other gender and words importing the singular number mean and include the plural number and 
vice versa. 

(c) Words importing persons mean and include firms, associations, partnerships 
(including limited partnerships), trusts, corporations and other legal entities, including public or 
governmental bodies, as well as any natural persons. 

(d) Any headings preceding the texts of the several Articles and Sections of this 
Agreement, and any table of contents or marginal notes appended to copies hereof, shall be 
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Section 8.5.  Counterparts. 

This Agreement may be executed in any number of counterparts, each of which, when so 
executed and delivered, shall be an original, but such counterparts shall together constitute but 
one and the same Agreement. 

Section 8.6.  Governing Law. 

The laws of the State of Maine shall govern the construction and enforcement of this 
Agreement. 

Section 8.7.  Notices. 

All notices, certificates, requests, requisitions or other communications by the Town or 
the Developer pursuant to this Agreement shall be in writing and shall be sufficiently given and 
shall be deemed given when mailed by first class mail, postage prepaid, addressed as follows: 

If to the Town: 
Town of Bridgton 
3 Chase Street, Suite 1 
Bridgton, ME 04009 
Attention: Town Manager 

If to Developer: 
Woodlands Senior Living LLC
141 West River Road, Suite 300 
Waterville ME 04901 
Attention: Lon Walters and Matthew Walters 

Either of the parties may, by notice given to the other, designate any further or different 
addresses to which subsequent notices, certificates, requests or other communications shall be 
sent hereunder. 

Section 8.8.  Amendments. 

This Agreement may be amended only with the concurring written consent of the parties 
hereto.  Section 2.3 may be amended by the Town upon approval from the Commissioner 
without consent from the Developer as long as any change in the percentage of the Increased 
Assessed Value retained as Captured Assessed Value in the District pursuant to Section 2.3(a) 
does not affect the amount of Tax Increment Revenues transferred to the Developer’s Project 
Cost Subaccount of the Project Cost Account pursuant to Section 2.3(a).  In the unlikely event 
that the Department or the State of Maine prevents the Town from capturing Increased Assessed 
Value and/or spending Tax Increment Revenues in a manner consistent with the provisions of 
this Agreement or the Development Program, to the extent possible the percentages of Property 
Taxes paid on Increased Assessed Values listed in Section 2.3(a) hereof, and the payment 
obligations related thereto, shall be reduced on a pro rata basis for the applicable Tax Year. 
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Section 8.9.  Reserved.

Section 8.10.  Benefit of Assignees or Pledgees. 

The Town agrees that this Agreement is executed in part to induce assignees or pledgees 
to provide financing for improvements by or on behalf of the Developer within the District and 
accordingly all covenants and agreements on the part of the Town as to the amounts payable 
hereunder as hereby declared to be for the benefit of any such assignee or pledgee from time to 
time of Developer’s right, title and interest herein. 

Section 8.11.  Integration. 

This Agreement completely and fully supersedes all other prior or contemporaneous 
understandings or agreements, both written and oral, between the Town and the Developer 
relating to the specific subject matter of this Agreement and the transactions contemplated 
hereby. 

Section 8.12.  Reserved. 

Section 8.13.  Dispute Resolution. 

In the event of a dispute regarding this Agreement or the transactions contemplated by it, 
the parties hereto will use all reasonable efforts to resolve the dispute on an amicable 
basis.  [SHOULD THERE BE A PROVISION FOR NONBINDING MEDIATION BEFORE 
ARBITRATION?] If the dispute is not resolved on that basis within sixty (60) days after one 
party first brings the dispute to the attention of the other party, then either party may refer the 
dispute for resolution by one arbitrator mutually agreed to by the parties, and judgment on the 
award rendered by the arbitrator may be entered in any Maine state court having 
jurisdiction.  Any such arbitration will take place in Bridgton, Maine or such other location as 
mutually agreed by the parties. The parties acknowledge that arbitration shall be the sole 
mechanism for dispute resolution under this Agreement.  In the event the parties are unable to 
agree, within a reasonable period, on the selection of an arbitrator, each party shall appoint a 
neutral and the selected neutral shall be charged with selecting an arbitrator.  Provided however, 
that in the event the selection of an arbitrator by the parties and through a neutral fails, either 
party may file suit to resolve the dispute in any court having jurisdiction within the State of 
Maine. This arbitration clause shall not bar the Town’s assessment or collection of property taxes 
in accord with law, including by judicial proceedings, including tax lien thereof. 

Section 8.14.  Tax Laws and Valuation Agreement.  

The parties acknowledge that all laws of the State now in effect or hereafter enacted with 
respect to taxation of property shall be applicable and that the Town, by entering into this 
Agreement, is not excusing any non-payment of taxes by the Developer.  Without limiting the 
foregoing, the Town and the Developer shall always be entitled to exercise all rights and 
remedies regarding assessment, collection and payment of taxes assessed on the Developer’s 
Property.  In addition, the Development Program makes certain assumptions and estimates 
regarding valuation, depreciation of assets, tax rates and estimated costs.  The Town and the 
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Developer hereby covenant and agree that the assumptions, estimates, analysis and results set 
forth in the Development Program shall in no way (a) prejudice the rights of any party or be 
used, in any way, by any party in either presenting evidence or making argument in any dispute 
which may arise in connection with valuation of or abatement proceedings relating to the 
applicable Developer’s Property for purposes of ad valorem property taxation or (b) vary the 
terms of this Agreement even if the actual results differ substantially from the estimates, 
assumptions or analysis. 
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IN WITNESS WHEREOF, the Town and the Developer have caused this Agreement to be 
executed in their respective corporate names and their respective corporate seals to be hereunto 
affixed and attested by the duly authorized officers, all as of the date first above written. 

WITNESS:  TOWN OF BRIDGTON 

________________________________ By:_________________________________ 
Name:  
Its Town Manager, Duly Authorized  

WITNESS:  WOODLANDS SENIOR LIVING 

BY:  

________________________________ By:___________________________ 

Name: 
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1.  SITE: THAYER ENGINEERING
               ELLIOT THAYER, PE
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                HEWETT & WHITNEY ENGINEERS
                WINTHROP, MAINE
                207 - 808 - 0310
5.   STRUCTURAL ENGINEERING:
                SHELLEY ENGINEERING
                TIM SHELLEY, PE
                GRAY, MAINE     207 - 657 - 8031
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