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CITY OF CARIBOU
DOWNTO\ryN TAX INCREMENT FINANCING DISTRICT

Development Program

Development Program-"a statement of means and objectives to ímprove the quatity of tife, the
physical facilities and structures and the quality of pedestrian and veh.icular trafìc control and
transpartation within the development district... "

Executive Summary: At the March 13,2006 meeting the City Council exercised their authority
pursuant to the Tax Ûrcrement Financing Ordinance as adopted by the City Council on September
13,2004, to designate a Downtown Tax Increment Financing District and approve a
Development Program. The first objective of the Development Program is to provide Tax
Increment Financing to Caribou Management, LLC to be applied wholly towards its proposal
fbr thç co-located DHHS office space in Caribou, called the Skyrvay Plaza project (the Þroject).
The City Council has so voted on 1/24/2005 to provide Tax Increment Financing for the pioject
in the amount of a ß}Yo TIF on all newly captured assessed value relevant to this project t¡i tS
years from the date of the first applied assessment in the form of a Credit Enhancement
Agreement' The value of this Credit Enhancement Agreement is to be applied by the Developer
to affect a lower cost per square foot for the duration of the fifteen year period, as submitted in
the associated bid proposal, equivalent to the accumulated value of the TIF for said period.

There are additional Downtown TIF District projects that have been identified, which are still in
the planning stage. As they are prioritized and engineered, cost estimates, and other details will
be finalized, and the Development Program will be amended to allocate District TIF revenues
accordingiy.

Financial Plan...

A ntícip øted ínvestment for Dístríct Projects

The total costs for the Skyway Plaza project are estimated at $1.5 million to make the facility
ready for DHHS operations, Additional Downtown TIF District improvements are still in the
project development stages and are unknown at this time. The Development program will be
amended to address those projects as estimates become available.

Antícípated fndebtedness to be incarred

It is anticipated that Caribou Management, LLC wiil secure all funding necessary to complete the
renovations to the facility. There will be no municìpal debt created by the projeci.



Sources of unticìpøted revenues

Caribou Management,LLc will líkely borrow funds for the Skylvay Plaza project at

convsntional rates and terms.

Estimate of the cøptared øssessed value of the dßtrìct

The municipal assessor has certified that the original assessed value of the Skyway Plaza project
property is $335,000 and the total for the District is $27,397,500.
The CAV frorn incremental new assessed value from the Project is estirnated to be $1,500,000.
There wil1be additional CAV from other District projects once they are developed and
completed.

ll/hat portion aJ'the CAV will be applíed to the development progrøm?

The City will apply 100% of the captured assessed value ûom the Downtown TIF District to the
Development Program, and proposes to develop a Credit Enhancement Agreernent in support of
100% retum of the tax increment Aom improvements made at the Sþway Plaza Project properfy
for a period of 15 years to Caribou Management,LLC.

Estìmated impøct of tax íncrement financimg on the local taxìng jurísdíctíon

It is estimated that the impacts upon Caribou will be very positive. The proposed improvernents
from the Sk¡.way Plaza project will support the relocation of a signifìcant new tenant into a
commercial space that has been vacant for a long time. This relocation will result in
approximately 27 new full-tirne jobs and I part-time job, and will ensure the retention of 84 jobs
that already exist at the DHHS offices in Caribou. The economic spin off in sales for other
commercial enterprises in the Caribou aroa such as food, fuel, and retail goods should spur
additional employrnent and economic activity.

Reøl properfit assembly costs

There will be no assembly costs associated with the Sþway Plazaproject because the project
will take place on property already owned by Caribou Management, LLC. As for future District
projects, any assembly costs will be identified as the activities become better defined, and the
Development Program will be amended to reflect those findings.

Professíonal seyvíce costs...

To date, the only service costs associated with the project wi1l be the cost for the preparation of
the TIF application, which will be reimbursed to the Cityby Caribou Management, LLC from the
TIF proceeds. As future District projects are developed, professional service costs will be
identified and the Development Program wili be amended to reflect those findings.
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Administrøtive costs...

While there does not appear to be additional costs that City would incur as a result of the
Downtown TIF District, the City has proposed that a portion of the property taKes generated from
the new investment will be set aside to cover such costs, as they becomi known.

Relocøtion Costs...

It is not anticipated that relocation of individuals of families will occur as a result of this project
or future District activities.

0rganìzøtíonøl costs...

Al1 organizational costs associated wíth the Skyway Plaza project will be borne by Caribou
Management,LLc or through public funds should they be available, Organizatíonal costs
associated with future Dishict activities will be borne by the Cify, but pãia fo. from Downtown
TIF District revenues set aside for that purpose.

Payments møde at the discyetion of the locøl legßlative body,..

At this tìme there do not appear to be additional costs to be made by the City for this project.

Thøt portìon of the costs related to the construcîion or alteyation of wøstewøter treatment
plønts or other envíronmentalprotection systems or devíces...

The Skyway Plaza project will not involve the construction of any new water or seïver
infrastructure, and will not result in a designed increase in air emissions or particulate matter. As
fi'lture District projects are developed, costs associated with any necessary alterations to
wastewater treatment or other environmental protection systems will be identified and the
Development Program will be amended to reflect those findings,

Trainîng costs,,.

The Skyway Plazaproject will result in approxim ately 27 new employees that will begin
employment in 2006. Any associated training costs will be paid for by DHHS for the project.
No other training costs have been identified as a result of District activities at this time.

Improvements such øs promoting publíc events, udvertßíng..,

DHHS will absorb any such costs, if any, for the Project. Future District promotion of events,
marketing, or advertising will be paid. for from TIF District revenues set aside for those purposes.
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List of publicføcilitíes to be constructed...

There is no anticipated need for the construction of any public facilities associated with the
Skyr,vay Plaza project. As future District projects are deveioped, costs associated with any
necessary construction of public facilities will be identified and the Development Program will
be amended to reflect those findings.

Use of private property wìthin Dístríct..

Proposed use of the Skyrvay Plaza project properfy will be for customary business occupancy
Other uses of private property in the District will be in accordance with the City of Caribou's
Comprehensive Plan.

Plans for the relocøtion of displaced individuals.. .

The proposed and anticipated activities in the District will not affect families or individuals as
well as can be determined at this time. Should future District project plans identifr the need to
relocate displaced families or individuals, Downtown TIF District revenues will be allocated to
help cover those costs.

The propo sed reguløtions and facílitìes to ímprove transportatíon,..

There will be no appreciable impact on eKisting transportation systems by the Skyway Plaza
project. All future District projects will be reviewed by the City to determine if outcomes are
consistcnt with or will alter identified transportation improvement strategies in Caribou's
Comprehensive Plan.

Envíronmental controls to be øpplíed.".

There are no additional environmental control needs generated by the Skyway Plaza project.
Should fi;ture District project plans identifu the need to apply additional environmental controls,
Downtown TIF District revenues will be allocated to help cover those costs.

Proposed operatíon of District once development is completed..,

Caribou Management, LLC will operate and maintain all facilities as they are proposed in the
Skyway Plaza project at their expense, and will assume any and all responsibilities and liabilities
tbr this project. The operation of the District will be determined and defined as capital project
plans are fuliy developed. The Development Program will then be amended to detail how the
District will be operated after these capital improvanents are completed,
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The duration of the Progrøm

It is anticipated that the duration of the Development Program and District designation will be for
a period of 15 years. The City will have entered into a Credit Enhancement Agreement with
Caribou Management, LLC for 15 years as well.
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APPI,ICATION COVER SHEtrT

M U N I c I P A L T A x I N C R I M E N T F I N A N C T N G

A. General Information

B. Disclosure

C. Employment Data

D. Annual Report

I Name: Caribou
2

J

Address:2-f Street
Telephone: 2A7.49 3, 3 324 4. Fax: 207.498.3954 5. Email

6. Contact Person: Steven R. Buck

7. Business Name: Caribou LLC
8. Address: I 71 Madíson A Suite 201 New NY LOOI6ve,
9. Telephone: 212.686.8050 10. Fax: 212.686.3805 1 1. Email: mjr _realestate@yahoo. com

12. Business Contact Person Daniel

13. Place of Business: lu{aine
14, Structure etc. : LLC
15. Plaee of Maíne
I 6. N of Officers Danielame$

t7 Name: Daniels

18. Address: sa,me

1. Check the that will be met the business this incentive that
_Xjob creation X job retEntion X capital invesfinent
I training investment X tax base improvement ! public facilities improvement
E other
2. Check the fic items for TIF will thatusedwhich rgvenues
fJ real estate ¡ & n cssts
X debt reduction E other

List the company' s goals for the number tlpe and wage levels of bs to bc created retainedt Jo or as
of this TIF ect use next

Does the business anticipate receiving more than $ 1 0,000 m TIF revenues ln calendar
during the term of the

any yeâr
TIF development program? Yes x No (rfSO, please revlø^) the example

by May I5'h
ofan annual report at the back ofthe TIF manuaI a current version will be mailed
each to

A
year

JI
the business contøct person on thís page and by law must then bertled with DECD



A. Iab Creatíon Goøls (see note helow)

Cluster* Full-t¡,me Partlime Level
1. Executíve, Professional & Technical 22 1

2
$959,455

2. Administrative Support, inc. Clerical 5 $129,481
896

3. Sales & Service $

4. Agriculture, Forestry & Fishing $

5. Maintenance, Construction, Production,
e,

$

Job Retentíon Goøls (see nate below)B,

Cluster* Full-time Partlime Level
Professional & TechnicalI Executive, 67

7 162
$2,489,835

2. Administrative Support, inc. Clerical t7 $449,402

3. Sales & Service
$

4, Agriculture, Forestry & Fishing $

Maintenance, Construction,) Production,
& $

*Please use the thison the nextCluster to

Note: Job creation tnd retentlon goals arc those of the tenant - DHHí - enøbled by the applicatìonof Tax rncrement Fínøncíng to rehab¡títøte øn øcieptableføcilîty in Caribou, wn¡cn ß the slcyway
Plaza proiect element of the Downtown Developmrit pro[ro ,"

EMPLOYMENT GOALS
Company Goals for Job Creation and Job Retention

INSTRUCTIONS

A' Job creatíon Goals. Please list the number, 
-type_ønd 

wage level of jobs created- as a result of theeconomi.c development incentive. N}TE: For this form, "¡iUi*"" -e*ptoyn 

"nt 
*eans 30 hours ormore; "port-time" employment means less than Sb.no,irí. "'wigu levei,, *ro* the average annualwage paid þr jobs ueated within an occupational clusten e.jT either their unnual salary, or theirhaurly wage times lheir a,nnual hours. AIso, "type" meilns "occupational clutter,, which reþrs to the12 categories deJined below. Pleqse ¡nchãe jià.numler o¡yilít^ployees þoth full-tíme antt part-time) workÍng within the category that most crosery ,rltr*kíii¡rii duties.

B' rob Retention Goals' Please list the nttmber,-type and wage level ofjobs retained as a result af theeconamic development incerutive' Part B should báio*pt"þàïti"g same deftnitions in pørt A.



OCCUPATIONAL CLUSTERS

1. E)ßCUTTVE, PROF,ESSTONAL & TECHMCAL

Exeeulive, ødmínistralive ønd managefitl Worke¡s in executive, administrative and managerial
occupations establish policies, make plans, determine staffing requirements, and direct the activities of
businesses and other organizations. 

.Workers 
in managemeni support occupations, such as accountant

and auditor or undenvriter- nrovide technicnl assistance to managãis.

ProfessìonøI specialE, This group includes engineers; architects and surveyors; computer,
mathematical, and operations research occupations; iife, physical, and social scientists; lawyerì aná
judges; sooial, recreational, and religious workers; teacúers, librarians, and counselors; health
diagnosing, assessment, and keating occupations; and communications, visual arts, and performing arts
occupations.

Technícìans and related support. This group ineludes health technologísts and technicians, engineering
and science technicians, computer programmers, tool p.ogrumm".r, aircraft pilots, air traffrc
controllers, parale gals, broadcast technicians, and library technicìans.

2. ADMINISTRATM StippoRT, TNCLTJDTNG CLERICAL

Admìnístrøtive support, includíng clerical.'Workers in this group prepare and record memos, letters
and reports; collect accounts; gather and dishibute informatió"; ãpè.uL office machines; and handle
other adrninistrative tasks.

3. SALES AIYD SERVICE

Marketíng ønd sales, Workers in this group sell goods and services, purchase commodities and
property for resale, and stimulate consumer interest,

leryle, This group includes a wide range of workers in protective, food and beverage preparation,
health, personal, private household, and clèaning and building services.

4. AGRICULTURE, F'ORESTRY A¡TD FISHING

Aglictllture, fote!ry ønd fishing. Workers in these occupations cultivate plants, breed and raise
anirnals, and catch fish.

5. MAINTENANCE, CONSTRUCTION, PRODUCTION AND TRA¡ISPORTATION

Mechønìcs, ínstallers, ønd repøirels. workers in this group adjust, maintain, and repair automobiles,
industrial equipment, computers, and marry other types of måcninery.

construction trødes and extrøctìv¿. Workers in this group construct, alter, and maintain buildings and
other structures or operate drilling and mining equipment.'

Production' These workers set up, a-djust, operate, and tend rnachinery and/or use hand tools and hand-
held power tools to make goods ánd assembie proúucß.

Transportøîìou ønd n-ltlríal novlng. workers in this group operute the equipment used to novepeople and materials' This group alsolncludes handlers, r[uif-r":t rleaners, nËryer., and laborers whoassist skilled workers and perform routine tasks.
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DE NARRATIVEr. YELOPMENT PROTE CT

A. Introduction and Background
Tax increment financing (TIF) is a funding mechanism that takes advantage of an increase in
assessed valuation, resulting from new private development, to pay for improvements necessary
to accornmodate that development. As the assessed value of a parcel of land within the TIF
District increases as a result of new private investment, the resulting new property tax revenues
are dedicated to retire the debt incurred for the provision of those public or private
improvements.

B. Objectives of the Caribou Downtown Tax fncrement

TIF financing is necessary and appropriate when the private sector acting alone cannot absorb the
cost associated with the development activity and the necessary public iirprovements or in so
doing will jeopardize the project in its entirety. At the March i¡, aooO,''""ting the City Council
exercised their authority pursuant to the Tax Increment Financing ordinance as adopted by the
$YjT""il on september 13, 2004,to create a Downtown Tax Increment Financiãg District
(CDTIF) in accordance-with the goals, policies, and shategies within the Caribou Comprehensive
Plan, which addresses the needs and oplortunities for dolintown redevelopment. The creation of
the CDTIF allows the city to captr¡re ioot¿ ort* revenue ganerated from incrernental new
assessed value in the District for eligible economic developãrent activities within the District,
including the use of TIF revenues to finance the costs of constructing or improving facilities or
buildings used by state Govemment that are located in the approved CDTIF.

Financing District
The designation of the Caribou Downtown Tax lncrement Financing Dishict will provide
substantial benefit to private developers and building owners as well as the CityofCaribou. TheCaribou Managemen t, LLC, owners of the retail space formerly occupied by Ames Department
Stores, will benefit from the creation of the CDTIF as it can be applied to the renovation of this
space for the co-location and consolidation of the presque Isle and Caribou Department of Health
and Human Serviccs (DHHS ) office'space in Caribou. The City Council has so voted on
I/24/2A05 to provide Tax Increment Financing for this project in the amount of a 100% TIF on
all newly captured ass essed value relevant to this project for 15 years Êom the date of the first
applied assessment irr the form of a Credit Enhancement Agreement. The value of this Credit
Enhancement Agreement is to be applied by Caribou Management, LLC - the Developer - to
affect a lower cost per square foot for the duration of the fifteen year period, as submitted in the
associated bid proposal, equivalent to the accumulated value of the TIF for said period. Benefits
to the City of Caribou will include the fo llowing:

estimated additional amual property taxes to the City of Caribou following completion of the
project will be $17,721per annum, with an estimateå municipal valuation-o tS1gq,gll.
anticipated 27 full-time and 1 part-time jobs created from così savings provided by
consolidation of offices;
retention of 84 existing full-tirne jobs.

a

a

o

JCaribou TIF Âpplication
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c.Description of the Development Program
Certain property located in the City of Caribou (see Exhibit - C) has been designated as the
Caribou Downtown Development (the *'Development Program';) and Tax lncrãment Financing
District (the "District') by the City of Caribou (the "City''j. The Development program described
herein is proposed for the purpose of aclministering the District as a tax increment financing
district pursuant to Chanter 207 of Title 30-A sf the Lrteine p.el,ised Stat;tos, as amcnded. Úpon
the vote by the City's Legislative body (City Council Meeting) designating the District and
adopting this Development Program on March 13,2006,theãecision has become final, subject
only to the approval by the Maine Department of Economic and Community Development.

The purpose of the District is to assist in financing the implementation of Downtown
redevelopment activities as outlined in the Development Þrogram, including the Skyuvay plaza
project, which involves renovations to the former Ames retaii space for use as business offices
that will consolidate DHHS operations from Presque Isle and C-aribou. Under the Development
Program, the City will retum 100% of the property tax revenues from the incremental new
assessed value to the Developer in accordance with Table I in Section D - Credit Enhancement
Agreement.

The acquisitions and improvernents contemplated by Developer for the Skyway Plaza project
included in the Development program will result in an inveshnent of approximately $ 1.5 million
in 2006, thereby creating additional tax base within the Town, initially retaining 84 jobs on site,
and helping to consolidate DHHS operations in the central Aroostook area. Accordingl¡ the
implementation of the Dishict will provide significant economic benefit to the public through:o increased local property tax base
. revenue stream to help implement Downtown redevelopment activitiesr job retention and future growth potential
r increase in flow ofrevenues to local area from retail sales and services¡ increased savings to the state by consolidating two offices into one

There are additional Caribou Downtown TIF District projects for inclusion in the Development
Program that are still in the planning stage. As they are prioritízed and engineered, cost estimates,
and other details will be frnalized, and the Developmeni P.ogrom will be ãmended to allocate
District TIF revenues accordingly.

D. Credit Enhancement Agreement

This Downtown TIF District is being proposed to ensure a tax revenue stream to the City while
simultaneously reducing the company's property tax liabilify for the life of the Caribou
Downtown TIF District. The reimbusement schedule will provide an incremental reduction in
the reimbursement percentage of local property tax revenues to Caribou Management, LLC for
the Skyway Plaza project as follows:

4Caribou TIF Application 3n412006



* Based on
yea¡.

Table 1 - TrF R"hbo.r.-ort s.h.dor" fo. sknr"" pturu proi..t

Assumptions of a local tax mil rate of $25.50/$ 1,000 valuation; 5% depreciation per

Table 2 - Sources and Uses of Funds
Including TIF Funded portion-..

Sources

$t 500,000.00 250
2007 1 000.00 338 1

750.00$t 0. 521 100 $34,521
062.50 795 1 795

0 $t 221 759.38 $31 155 00 1 155
11 $1,1 1.41 97 1 597

637.84$1 I 0 't17 fi28,117
2013 o47 .94 0 711 100 711

130.65 100 376
74.11 107 00 107

6 105.41 $ 902
2017 20a.14 757 ,l

$21 757
20 l31 669

3.12 $t 635 100 $l
$731 2.47 654 18

TotaIs $410,582

Private Inveshnents I
Total Sources $t

E. ect Existin and fnfrastructure
All ìmprovements will cornply with all the requirements and regulations of the City of Caribou.
The Project, as it is currently proposed, will not adversely affect vehicular or pedestrian traffic.
No additional public sewer, water, transportation, or other public facilities will be constructed atthe City's expense for this project, All licenses and permits in connection with the project either
have been, or will bc applied for and obtained by the company as required by applicable law, ruleand/u regulafion.

cCaribou TIF Application
311412006



F. Plan of Operation uDon Construction and Comnletion
The Skyway Plaza project improvements funded through TIF will at all times be owned and
operated and maintained by the principals of the Compan¡ whose costs will include payment of
all maintenance expenses, and insurance, and property taxes on said property. During the life of
the Diskict, the City Manager of Caribou or hiì designee will be te.fon*iUtr for all
administrative matters concerning the imnlementation and operation of the Distdct.

For future public irnprovements in the Development Program funded through Caribou
Downtown TIF Dishict revenue, operation, maintenanca, and ownership *itt b" by the City or
the utilify district as is the case.

6Caribou TIF Applicarion 3/t412006



ua PHYSICAL DESCRIPTION oF' DISTRICT

The parcel map illustrating the subject property and proposetl Caribou Downtown Tax lncrernent
Financing District is included as Exhibit B. The 267.\8--acre District area, which represents the
locally approved Downtown TIF District, provides the City an opportunityto utilize Tax
Increment Financing as a local tool to direòtly assist in 

"cónomiõ 
development to realize the

long-term economic benefits of retaining *ujo, employers, improving buildings and
infrastrueture, and fostering new private investment without the need for the cómmunity to rely
solely on other State assistance programs for projects to proceed.

Also included in Exhibit B is the listing of parcels by map and lot, with assessed real estate and
personal property values, and individual parcel u"r"ág". 

'

There are 50,747 acres of land within the City of Caribou, and the city currentlyhas no area
underTIF designation. The proposed Downtown Development and Tax lncrement Financing
District represents 0.53o/o of the Town's acreage, but as an approved downtown tax increment
financing district it is not subject to inclusion ioward the 5y" liirnit on TIF District area or
assessed value to the total city area and value as stated in Title 30-A S5223-3.D.

7Caribou TIF Application 3/14t2006



III. FINANCIAL PLAìI

A. Cost Estimates for Program
TLaf^ll^rti-^l^Ll^^^-1^:-^ -- ^^t:.-^^L^ ^frt-^ ^^-L - oLt ñi ñt '' .t1¡uv ¡v¡rvyY¡¡ré rqurv vur[(rrrlù (¡u çùr.rrllilrI' ur tI¡ç uust uI ulg ùÁyway naza proJecl porl on oI Ing
Development Program.

Table 2
Estimated Developmcnt Costs

B. lndebtedness

The City will enter into a Credit Enhancement Agreement (CEA) with the Companypursuant to
which the City will make available l0O% of tax increment revenues over a period of ten (15)
years for the purpose of reducing the square foot lease rate for DHHS, making the SkywayPlaza
Project proposal acceptable. Assuming a CAV of $1,500,000 with an estimated local mil rate of
$25.50 per $1,000 valuation for a period of 15 years and,5% depreciation per rurnum, the Credit
Enhancement Agreement allows the City to help the company offset $410,582 of capital
investment over the life of the CEA.

C. Sources of ÂntÍcipated Revenues

The proposed CEA allows for no revenues to the City during the 15 year term. The Company
will be responsible for making annual property tax payments to the City of Caribou as billed and
will bear the expense of any additional debt incurred as a result of the Skyway PlazaProject.

The following table reflects the original assessed value of Skyw ayPlazaProject, the cost of
improvements in the District, and the estimated tax increment revenues per year following
irnplementation of the Development program:

I

Buildinss $l.,500,000

& $0

Larrd $û

Total Estimated Costs $1,500,000

Estimated CAV $1.500,0CI0

Pro Blement Cost

Caribou TIF Application 3/t4/2006



PROPO$EÐ TIF PROGRAM

s1,500.000.00 $38,250
$1,425,000.00 $36,338
$1,3õ3.75û.00

$34,521
$1,286,CI62.50 70s $32,795

2010 $1,221,759.38
1 s31 ,1 55

11 $ 1,160,671.41
$29,597

2 $1,102.637.84 117 ç28,117
20 $1,047,505.94

$26,71',|
201 130.65 $25,376
2015 $945,374.1 1

1 '107

2016 $898,105.41 100 $22,S02
$853,200.14

1 $21,757I $810,540.13 $20,669
2019 $770.013.12 $19,635

$731,512.47 $18,654

ïotal benefit to company over 15 year TIF $410,582

Estlmated tâx revenue to Caríbou after TIF: $17 ]Z1
for 15

Assumes a 5% yearly depreciation.

' Assumes no annual íncrease in mil rate.
3

Note: TIF Dístrict for lS Credit Enhancement

TABLE 4
ESTIMATED PROJECTED T.4X INCREMENT REVENUES

Assumptions:
t orígínal assessed varue of sþway plaza projectføcility ís g33s,000
i Captured assessed value of Sþway Pløza projectfacitity is estimated at g1,500,000o Annual depreeiation rqte SoÁ
c Locsl mil rate valued at 525.50/91,000 valuation 2004_05.

Caribou TIF Application
3/t412006I



D. Statistical and Financial Data
A summary of financial and statistical information relating to the District's satisfaction of
conditions imposed under Chapter 206 of Title 30-A of the Maine Revised Statutes, as amended,
is set foÚ-h in Fxhibit H. The CiSunderstærds..hat appiove,l Dowäiow¡i TiF Disiricis arc cxempt
from the aforementioned conditions, but has provided additional information as follows:

a

o

o

o

o

a

a

Total value of equalized taxable property in caribou as of March
31,2005:

Aggregate value of equalizedproperty value in the proposed tax

Tcrement financing district as of March 31, 2005 piecèding the
Disbict's designation:
Percentage of total of equalized taxable property as it relates to the
aggregate value of all taxable property in the proposed tax increment
financing districts(item þ) divided by item (a) eipressed as a
perceirtage)-(30-A MRSA, g 5253, sub-gl, tfC):
Total acreage of the City of Caribou:
Total acreage of proposed District
Total acreage of existing Districts

$279,000,000

$27,397,5Q0

9.82%
50,747acres

267.18 acres

0 acres

a

Ratio of total Dishict acreage to total acreage within city (30-A
MRSA, $ 5253, sub-91, t[B): 0.53%
The current principal amount of municipal indebtedness will not be affected as a result of this
project. The total aggregate principal arnount of municipal indebtedness from existing tax

lllgment financing districts in A¡oostook County wfrictr does not exceed $50,000,000(30-A
MRSA, $ 5253, sub-$1, t[D). See list of currently existing tax increment financing districts
attached as Exhibit L

Attached hereto as Exhibit J is a certification of original assessed value executed by the
Assessors of the City of Caribou in accordance witli the requirements of 30-A MRSA, $ 5254(2)
certifying that the original assessed value of the District as àf March 3l , 2005,was $27,397,500.

E. Estimated Jmpact of Financing upon Town
In accordance with Maine statutes governing the establishment of tax increment financing
districts, the table set forth below identifies a'yoided tax shifts which will result from its
establishment during the term of the District, using information supplied by the Maine
Department of Economic & CommunityDevelopment, Town, Count5 *d Cu.iboo School
Department officials.

Caribou TIF Application l0 3114/2006



TÄBLE 5 A¡INUAL TAX SHIFTS
Education Tax shift $1 628

Revenue Tax Shift 5
Tax Shift $r48

F. Duration of Proqram

Note: The amounts shotw in the table above represent theJìscal impact to the city of caribou should theCity decíde not to create a Downtown Tax Increment Finance Dístiict, ønd consequently not sheltering
an estímated CAV of 81.5 mi_llion over the 1S-year term. These qmounts were obtainedfrom the MøineDept Edueation, the Maine Municipøl Association, and Aroostook County Commissioner,s olJìce
through the Caribou City Ofìce

The Development program shall continue
all TIF proceeds to the Developer.

in effect (15 years) until final maturity and payment of

A. Public Hearings

Attached hereto as Exhibit F is a copy of the Notice of Public Hearing held in accordance with
the requirements of 30-A MRSA, $ 5253. The Notice was posted in a number of consprcuous
locations in the communi fy and in accordance with the local municipal warrant notifi cation
procedure. It was also advertised in the March 3,2006 edition of the Bærgor Daily News andplaced on the local Channel 8 television program guide.

B. Votes

Attached as Exhibit G is a copy of the votes adopted at the public Meeting of the City of Caribou
duly called and held on March 13, ?006 approung the designation of the Caribou Dorvntown
Tax Increment Financing Disfict by the city officials and approving the adoption of the District
Development Program.
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Exhibit A Credit Enhancement t

The original and two copies of this ogreement have been previously forwarded to DECD under
sepa¡ate cover, and are included again on the followingpages.
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CREDIT ENHA¡ICEMENT AGREEMENT

TïIIS CREDIT BNHANCEI'IENT AGRFEMENT dared as of February 2grh,2005,between the city of c,aribou, ;**ì;ü b.o{r cgrnorate and politic and a political subctivisionof the state of Maine (herein trru;;Cì-rriädca¡ibou Mr*g.ä*r, LLC, a rimired riabilitycompany duly organized. and existínguíder the laws ortnr s-t"rtr of Maine, with a place ofbusiness in Caribou, Maine (herein iñ" Cãmpunyl,

WITNESSETH THAT:

WHEREA'S' the city has designate{ tf caribou skyway plaza Development Districtand Tax rncremenr Fi*r*g Þ!ût;{h:rein the,,Disrrict,,jpursuanr to Tirre 30-A M.R.S.A.

üi::rï"å',í; 
bv vote at a cltv counciì Meeting duìv 

""ii.ä and herd on i.pr"*uff rz,z.os

WHEREAS' pursuant to the vote adopted-a development progmm and financial plan forthe District enrirred't*iu*-skyJuy pr*._ri"ud"p*;;',;; 
Tax Inôrement FinancingDevelopment program" (the . Devetpment program,); and

WHEREAS' the District and theDevelopment Program will be reviewed by MaineDepartment of Economic and CommuJty Development; and

wrIERÞAs' the Development Program.contemplates the execution and delivery of acredit Enhancement Agreeme"i¡"t*L.n ttre city ana-,ã, õã,npuoy; and

WHEREAS' the city approved the execution and derivery of a credit enhancementagreement conremorared by and described in rh: D;;J;;å.î, rrogu* by the ciry counc¡, inthe name of and oti u"nuriär ri". Ctrt 
'îìm 

zuch terms 
"ãã frou,.ions nor inconsisrent with the

3":å:l",Xffii,ii:ffi ;ää:,:ll#';^riö;ä,'äapprovari"u"ï",,r"sivery
WHEREAS' the city and the company desire and intend that this credit Enhancement

*i:i:i:ffi älii:ffi ,'f#il"'i*;;,;;õ;;;conremprate¿uvã¿described
wI{EF€As' the city designated the Di.sfict adopted the Development program andentered inro rhis Aøeaneniin orðer rolnduccg" q;dr;],-to.o*pt*re rhe project by enablingi,,"¿f*gU*Xf l*l**iilü-îïi:ä''*:,*"*rscontempiaredbyrhe

NoTV' THEREFORE' in consideration of the foregoing and in consideration of themutual promises and covenanrs set forth *rurrrul';:iärr" as fo'ows:

DEFINITIONS

Oaa¿
Êx hiui++- r "



As used in this Agteement, unless the context othenvise indicates, the following termsshall have the following meanings,

"Agreement" shall mean this Credit Enhancement Â or.cmanr ho,.,,o-- +L^ rt:a-, ^- r ¿r- -

iläiliff l"å;"t'n'datesetrùh;b;;''^'*:ñ;;;l;;;äoïî'å-"^'ö'Jî'äì:*'
"caphued Assessed value" shall mean the amount of Increæed Assessed value that isutilized from year-to-year to finance the project ,or,, .oniuined within the Development District;

"ciy means the city of caribou, Maine, a municipality duly organized and existingunde¡ the laws of the State oiÙfuirr"; 
-

"Company', means Caribou Management, LLC;

"current Assessed value" lnea¡s the assessed value of the District certified by themunicipal assessor as of Aprii t" oie*t year thar rlt; D;;;ùpment District ¡emains in effect;

"DECD" means the Maine Department of Econornic & community Development;

"Development Program" me¿urs the caribou Sþway plaza Development and TaxIncrement Financing DevJlopment nåOuq

"Dlilrs" means the state of Maine Deparlment of Health and Human services, theintended lessee of the project f"iil;iü*deveropment by the company

ut,,*jlßff|.rît*t the caribou sk¡nvayPlaza Developmenr Distric and ra,r tncrement

orr.,";åt#ïå'Jff;'means the fïnancial plan described in rhe "Financial plan,,section of the

'Fiscal year;'meÍms January I to December 31;

"Increased Assessed value" meâns the valuation amount bywhich the current Assessed.value of the District exceeds the o¡dã errrrrããî;i;;;rh. Disrricr. If rhe currenr assessedvalue is equat ro or less tnan ttre ";;ilî rherc is 
"" 

i;;;;ju*r.rrrd value.

Ma¡ch ;tiflî|,*sessed 
value" means the assessed value of the Development District as of

"Project" meâns an ofliee builcling for the co-located offices of the Maine Department ofHealth & Human services to u* ¿*vJopäa.*g. o1.oi;,ï;ä*pany as more specifrcallydescribed in rhe Devetopmenr p;äiriäd TIF Application;
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- '?roject Costs" l.Tt *y expenditures incuned or expected to be incuned that are
autho¡ized by Title 30-A MRSA 

-Sectìon 
5225 asset forth andìncluded in the Dishict;

.. "frgPerty Taxes" means all real and personal property taxes assessed by the City of
Caribou in its govemmflt3t.-tp1.ity against real and personal property owned by Compan¡ orits successor, located within th; Dislric;;

"Tax Increment" means. real and personal property taxes assessed by the City, in excess
:f Ty state, county or special district tax, upon the Inõreased Assessed Value of the property inthe Development Diskiõt;

"Tax Payment Date" means the date as determined by the City from time to time onwhich property taxes assessed by the City are due and puyuui. without interest from owners ofproperty located within the City;

ARTICLE tr

DEVELOPMENT PROGRAM FUND AND FLINDING REQ{JIREMENTS

Section 2.1. Creation of project Cost Account.

lvithin fo*v-five (45) days of the date $e listict is approved by DECD, the ciry agreesto create and establish a project cost account, the funds from *r,i.t are pledged to and chargetlwith payment of Project 
-costs 

accordance with fhe terms ;d conditions o{ the DevelopmentProgram' The account shall be known as the skyway pru"r pi"¡rct cost Account (herein the'?mject Cost Account').

$ection 2.2- Deposits rnto the skyway plaza project cost Account

within ten (1j) days of each payment of Property Taxes by the Company, the city shallcredit to the project Cost Account thå foUowing amåunts: 
- -

.(¿) For Prope*y Taxes assessed during the fifteen (15) year life of the District, anamount equal to rcCI% of the Tax Increment revenues generated from the Increaserl Assessedvalue of the properfy in the District. liir rlt" intentioñof ttre cityttra t 100%of the Taxi:rcrement revenues be designaled as caitured Assessed value. It is understood and agreed thatthe credit to the Proiect colt Account-ií specr/ìed above rnl*lln, due and payable solelyfromsuch Property Tax payments by Compiny.

Notwithstanding any other provision of this Agreement, any and all revenues resultingûom investment of monies ilocateã to trr. Project coJt ¿...ount after payment of all amounts

March 
'Tax Year" mears the period of time beginning on April l't and ending on the succeeding
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fgr fue to the Company hereunder shall be transferred to and become revenue available to the
City for other purposes.

Se.ction 2.3. Use of Monies in project Cost Account.

Monies credited to the Proiect Cost Account shall he naid and delivcre.l rn cnmnanrr in
accordance with the terms of thi, Âgr.rrrnt. 

vv¡r¡r's¡¡r r¡¡

Section 2.4. Monies Held By City

All monies actually paid by the Company to the City pursuant to this Agreement and
credited to the Skyw ay-PlazaProject Cost Account under the provisions hereof and the
provisions of the Development Program shall be held by ttre iity for the sole benefit of the
company in accordance with the terms ancl condition, órüri, Àgreement.

SEction 2.5. Allocation of partial Tax payments

If in any year during the term of this Agreement, the Company fails to pay any portion of
the Property Taxes assessed by the City, the Property raxes actually paid by the Company shall
be applied: (a) first to the qlyrnent of Pioperty taxes due on the original Assessed Value ofproperty in the District and (b) second to ihe rroject cost Account.

ARTICLE M

PAYMENT OBLIGATIONS

Section 3.1. Credit Enhancement payments

withil forty-{ve (45) days following the paynenr of raxes by Companyon properry in
the District, the City shall pay to the Company aliamounts then credited to the project CostAccount' exclusive of anyãeduction or *ittthätaing rrqoir*luv Federal or state law.

All payments made to Company hereunder shall be used to pay directly or to reimbursethe Company fqr narr-ngnt of quatilied"'Prrrject Costs" as that termis defined uneler Chapter 206of Title 30-A of the Maine Revisecl statutei which *. ropitutired for federal income taxpurposes.

Company cavenants, w&fta,nts and agrees-that laT% of thefunds to be receívecl bycompany pußuant ta tlk Agreemenl will bi applied by cåmpnoy to redace the lease puymentschargerl to the state of 
!uraù3, Bureau of Genåiat y"ittii¡r, the eoJocated affces of DHHSand that amount of such reduction is reflected ìn the ,"ntoio*ounts reeited triine Company,sIease wìth DHHS.

Any amount in the Project Cost Account after making such payment shall be transferredto the City of Caribou as otheirevenue.
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Section 3,2, Manner of payments.

payments provided for in this Article III shall be paid in immediately available funds
directly to the Company in the manner provided hereinabove for its own use and beneñt.

Section 34. No Suspension ofpayments- No Right of Set Off

Except as otherwise expressly provided in this Agreement, the City shall not suspend ordiscontinue any such payment ôr terminate this Agreem.ãt b..uuç of: (a) any acts or
circumstutces that may constitute failure of consiãeration or frustration of purpose or (b) any
change in the tax or other laws of the United States, the Stat. orMaine or anypolitical
subdivision of either thereof.

City agrees to make the payments from the Project Cost Account irrespective of any rightof set of{ recoupment or counterclaim it might ttur. uiuioriä. co*p*y for unpaid taxes
assessed ogainst other property owned by Cðmpany oiott .*ir.,

Notwithstanding the above, the parties acknowledge that the public value of all TaxIncrement Financing must be evaluated on a case by caseîasis by the City. Therefore the Cityreseryes the right to suspend payments, equitably modify tft"tenns of the Agreemeüt orterminate this Agreement if the lease wittrthe State of lr,iaine is terminated as set forth in ArticlexI herein or upon preliminary injunction or other court order. Further, in the event that thisAgreement is declared illegai or invalid by a court of competent jurisdiction, this Agreementshall be tenninated effective as of the date that such decision becomes final.

Sectioq 3.L Limited Obligation.

The City's obligations of payment hereunder shall be limited obligations of the Citypayable solely Êom Tax Increment revenues and any eamings thereon, pledged under thisAgreement' The City's obligations hereunder shall not r""rt"tt"t" a general debt or a generalobligatioa on the pa* of the city or a gener-al obligation oirt urg. against or pledge of the faithanj.griait or-taxing 
?owe¡ grthl city,*ihe state oíMain", oiãr*v municipatiry or politicalsubdivision thereo{, but shall ¡e p"yaúte solely from the iax Increment Revenuãs received bythe CitS and any earnings thereon.-

This Agreement shallnotdirectly-or.indirectly or contingently obligate the City, the State
3f 

M3ine, 9r any other municipality ot potiti..t suu¿ivrsionìo rrvy or to pledge any form ofta'tation whatever therefore oito mateãy appropríation for payment duä irnãer this Agreement,excepting the cityts obligation to assess propertyiaxes upon the project and to appropriate theTax Increment Revenuei and eamings tirrron, predged under this Agreement.

Notwithstauding the above, in the event that the company pays the taxes assessed againstthe District and the citt failÊ to creelit tn n*¿r 
" 

,rt p.¡.ribou Account or fails to make thecredit enhancement Dayments to the Company as set forth herein, the city shall be obligated tomake such payments norn grn.irì-ãpiråiri.rions and taxation.
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The City shaf 
.!9t create any liens, encumbranoes or other interests of any naturewhatsoever, nor shall it hypothecutå trc nol.ct cost ¿cr;;;t any funds therein or revenuesresulting from investment ãrn¡n¿s therein, ãther than ttrose interests created in favor of thecornpaly hereunder; provided, holv€ver, nothing rt"rci" ,t uii-frohibit creation of real andpersonal proPorty tax liens ln qt company's prop..tv i" ur.oí¿*ce with, and entitled to thepriorityprovided under, Maine law. ''-

ARTICLE VI

ACCESS TO BOOKS AND RECORDS.

AII books, records a¡ld documents in the possession of the cify relating to the District, theDevelopment Program,,the Agreement and *t" *onies,;;""*;r and receipts on deposit orrequired to be deposited into rle Project cost Fund shall beopen to inspection by the compan¡Its agents and emproyees during normar ¡osioess ho;s õ;üã hours norice.

LIENS

ARTICLE VII

DEFAULTS AND REMEDIES

Section 7.1= Events of Default.

,Event iå*n'i:.following 
events shall constitute and be referred to in rhis Agreemenr as an

ARTICLE tV

FURTHER INSTRTIMENTS

. . -St City shall, upon the reasonable request of the Company, from time to time execute

3:,*j':j|]::l.l':y jry:-ents and tuk; ;;;h ñnúä;i as maybe reasonabre and as'^"t vv ¡vuq¡¡çr¿ ru ually uut Ine pronslons-of this Agreement; provided, however, that no suchinstruments or ¿ctions shall pledle üe credit ortnr õity, *äir.iäly disadvantage the city, ormaferially change this Agreãmenì.

ARTICLE V

Any failure by the city to pay any amounts due to company when the same shallbecome due and payable; 
- -

6

(a)



(b) Any failure by the city to credit to the sþwayplaza project Cost Account æ and
when due;

(") Any failure by the City or the Company to observe and perfonn in all rnaterial
respects any respective covenant, condition, agreement òr provision contained
herein on the part of the City or the Compaáyiespectively to be observed orperforrned which failure is not cured within útitty (¡O) days following written
notice thereof

(d) If a receiver, conseryator or^liquidator is appointed for Company by any court of
competent jurisdiction; or if-the Company-should file a uotuntary p.titlon in
bankruptcy or fail to have-a have a p.iitián inbankruptcy oismissåa within aperiod of 90 consecutive days following its filing; orìru.ouJoicåmpetentjurisdiction orders the winding up or liquidu-tion óf co-p*y.

Section 7.2. Remedies on Default.

'Whenever 
any Event of Default referred to in section 7.1 hereof shall have occurred andbe contiruing for a p^*Iof olthittv (30) d"y: uftgr r;;il ,ä.ipt from the other parry of writtennotice of an Evenr of Defaulr_by títr purty,'th" othr;;urtí;;y (a) specifically enforce rheperformance or observance of ãny oúligations, ugrrr*"rrt, oi.oven*ts of trre defaulting partyunder this Âgreement and any documeñts, ins&uãenrc Ãã ugt**ents contemplated hereby orto enforce any rights or remeàies available irereun¿er oi(ul *i.p"n¿ its perforrnance under thisAgreement for so long as the Event of Defaurt continues or remains uncured.

Section 7.3. Remedies Cumulative.

' No remedy herein c-onferred upon or reserved to the company or city is intended to beexclusive of any other availabl" ,".*åy or reinedies but each and every such remedy shall becumulative and shall be in addition to tíe remedy gi',rrn *á.. this Agreement or now orhereafter existing at law, in equity or by statute. oetay or omission to exercise any right orpower accruing upon âny default or to insist upor,r,"itlrt iurø""*ce of any of the covenantsand agreements herein sèt rotth or to exercise any rights or iemedies upon the occurrence of adefault.shall not-impair any suc-h ¡giiã.po*er or bË considered or taken as a waiver orrelinquishment for the ñrture glthe dgh;ito insist 
"p* rãî enforce, from time to time and asofien as mav be deemed expeclient, uvl"¡ytio;.ãil;;iropcrt, legal or equ¡abte remedy,strict compliance by either i,uttv *it¡ uliof the covenants alã-conditions hereo{ or of the rightsto exçrcise any such rights õr rémedies, ifsuch defauübe õiinor¿ or repeated.

Section 7.4. Agreement to pay Attomeys, Fees and Expenses.

Notwithstanding the application of gr other provision hereof, in the event a party shoulddefault under any of the prouition, 
"tthir 

Agreemeni uo¿ th, otrr.r party shall require andemploy attomeys or incur other expenses or costs for the collection of payments due or tobecome due or for thl tofot um.oi;¡ñrf"**." o.ìùr.î*ce of any obligation or agreementon thç part of the pafy herein conta¡nJ¡,ìhr ¡;;;rili"ñõ; any litigarion to enforce the
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provisions of this Agreement shall be entitled to be reimbursed for reasonable attorneys fees
from the party in default.

Section 7.5.. Tax Laws.

The parties acknowledge that all laws of the State now in effect or hereafter enacted,¡¡ith
respect to taxation of property shall be applicable and th¿t the City, by entering into this
Agreement, is not excuslng îy non-puyrrnt of taxes by Company. ri/ithout fmiting the
foregoing, the City and the Company shall always ¡e entitte¿ tã eiercise all rights ani remedies
regarding assessment, collection and payment of taxes assessed on Company's property.

Section 7.6. Failure of Company to timely pay property taxes.

Should the Company fail to pay its assessed Property Taxes for two consecutive years the
City is under no fi.uther obligation for payments to the Cornpuoy and the Tax lncrement Finance
Dishict is dissolved, except in the .att oia pending ptop"rty t* valuation appeal. In the case of
a pending property tax valuation appeal, thicompãny rhutþuy any uncontested amount by the
Property Tax due date and the remãinder immediåtely upon iæotution of the appeal

ARTICLE VTII

TERM

Section 8.1. Effective Date

This Agreement shall be effective upon written approval of the Development program byDECD and shall expire fïfteen (15) years fròm the date #such approval.

Section 8.2. Expiration of Term.

. 
Upgn the expiration of the Term, or the earlier termination of this Agreement, andfollowing-firll payment of all amounts due and owing to the Company hereunder or provision forpayment thereof, theCity and the company shall eaðh execute and deliver such documents and

take or cause to be taken such actions aì rnay be necessary tá evidence the termination of thisAgreement. No such expiration or terminatión shall "ff."í"y.ightr or obligations then
outstanding.

ARTICLE IX

ASSIGNMENT AND PLEDGE OF COMPANY'S INTEREST

Section 9.1. Consent to pledge and/or Assignment.

The City hereby acknowledges that the Company may pledge and assign its right, titleand interest in, to and under this Agreement æ collai.rui fo, irnancing for the project, although
no obligation is hereby imposed on thr company to make such assignment orpledge.
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Recognizing this possibility, the City does høeby consent and agree to the pledge and
assignment of all the Company's rigírt, titte and inte¡est in, to and under this Agreement and in,
and.to the payments to be made to Óompany hereunder, to thir¿ parties as collateral or securityfor indebtedness or othenrise, on one oi*orc occasions during the term hereof.

Section 9.2. Pledge, Assignment or Securit¡¿ Interest.

The City hereby consentslo the pledge, assignment or granting of a security interest bythe Company of its right, title and interest in]to and-under trris egr.ement to any lender which isfinancing the project in whole or part.

Section 9.3. Assignment

The Company shall have the un¡estricted right to hansfer and assign all or any portion ofits rights in, to and underthis Ageement, at anytirie, and from time to time, as Companyma¡in its sole discretion, deem apprópriate.

ARTICLE X

NO ADDITIONAL DEVELOPMENT

It is understood and agreerl.that any additional development within the District byCompany not within ü...ttop.. of F* o*ginal Project ot *yî¿oitional development within the
lltfiI by any person other than the coåpany shall be outside the scope of this Agreement. TheCity shall have no obligations to.malg qr l*r*"nts into the project cost Account from anyincreæed reYenues recãived by the City from assessments made against such additionaldevelopment.

ARTICLE XI

TERMINATION OF LEASE WTTH STATE OF MAINE

In the event of the expiration or termination of ths lease between cornpany and the stateof Maine Bureau of General bervices on behalf of the Maineleparrment of Health & HumanServioes during the term-of this Agreement for any rear¡on, this Agreement shall expire andterminate at the option of the Cityl

ARTICLE XII

M]SCELLANEOUS

Section 12. 1. Successors.

In the event of the dissolution of the Company or any sale or other transfer of all or
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substantially all of the Project, the covenants, stipulations, promises and agreements set forth
herein, by or on behalf of or for the benefit of such putry rírän bind or imue to the benefit of the
successors and assigns thereof from time to tirne and any entity, officer, board, commission,
agency or instnrmentality to whom or to which anypower or duty of such party shall be
transferred.

Section 12.2* Parties in Interest.

Except æ herein otherwise specifically provided, nothing in this Agreement expressed or
implied is intended or shall be construed to cõnbr upon any prrón, fìrm oi corporation othert|9 the City and the Cornpany or its assigns any right, t.tn.äy or claim under ór by reason of
thls Agreement, it being intended that thiJAgrrá.ä rtturiuã for the sole and exclusive benefit
9f the City and the Company; provided, howãver, that if the payment obligations of the City to
the Company hereunder are held by a linal and bínding prorårãirrg to be iílegal or invalid, rhis
Agreement shall terminate. In sucL event all obligatioiå ortne parties shall terminate, and no
parby shall have any ñrther liability to the other hereunder.

Section 12.3. Severability.

.--In case *y 
9.n: 

ot TgI€ of the provisions of this Agreement shall, for any reason, be held
to be illegal or invalid, such illegalif år invalidíty shall noi arred any other proíi.ion of this
Agreement and this Agreement shall be construeå and enforced as if such illågal or invalid
provision had not been contained herein.

section 12.4- No personal Liability of off,rciars of the city.

No coveoa¡rt, stipulation, obligation or agreement of the City contained herein shall be
deemed to be a covenant, stipulation õr obligafiõn of *y p*.nt or future elected or appointed
offrcial,.offrcer, agent, servant or employee ãrtnr Citv in his or her individual capacity and
neither the members of the City Counc¡1, City Cor¡rcit *.r*ãr, nor any official, offi.cer,
employee or agent uf tl: City shall be liable þersonalty wittt t"rpr.t to this Agreement or be
subject to âny personal riability or accountarinty uy,.*on t error.

Section 12.5. Counterparts.

This Agreement may be executed in 
"ny 

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

Section 12.6. Goveming Law.

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

Section 12.7. Notices.
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- All notices, certificates, requests, requisitions or other communications by the City or the
Çompanypursuant to this Agreemänt shall be in witing *ã rrt"il be sufficiently given and shall
{¡em9d given when mailed by first class mail, postage[repu¡¿, u¿¿r.rr.d as follows:Ifto the City:

City of Caribou
Attn: CityManager
25 High Street
Caribou, Maine 04736

With a cop¡ which shall not constitute notice, to:

Solman & Hunter, p,A.
P.O. Box 665
Caribou, l\/ß,04736

If to the Company:

Caribou Management, LLC
171 Madison Ave., Suite 201
NewYork, ¡[Y 10016

With a copy, which shall not constitute notice, to:

Erik Stumpfel
Eaton Peabody
Fleet Center, 80 Exchange Süeet
P.O. Box 12l0
B angor, lvIE O 4402 -t ZI0

Either of the parties ma¡ by notice given to the other, designate any further or differentaddresses to which subsequent notices, certificates, requests år other communications shall besent hereunder.

Section I 2.8. Amendments.

Neither this Agreement nor the Development Program may be amended. without theexpress written consent of all of the parties hereto.

frh\\i\ç- tr



Section 12.9. Benefit of Assignees or pledgees.

. - 
The City agrees þt this Agreement is executed in part to induce assignees or pledgees to

provide financing for the Project and accordingly all .ou***t, and agreements on the part of the
City as to the amounts payable hereu¡der æe hleieby cleclared to be for the benefït of any such
assignee or pledgee from time to time of the Comoanv's risht. title ancl interest herein

Section I2.t0. lntegration.

- This Agreement completely and fully supersedes all other prior or contemporaneous
understandings or agreements, both writtenãndìral, between tn" bity and the Company relating
to the specific subject matter of this Agreement and the hansactions contemplated hereby.

- -. - The Company and the City agree, and the City hereby acknowledges that the Company
shall have no obligation to go forwarã with the r:apiti pro¡eóts referred to herein or in the
Development Program. All such projects are subþct to ¡nat approval by the company.

Failure of Company to go forward with the capital projects referred to herein shall result
in termination of this Agreement. ¡ r J

Section 12.12 Original Assessed Value

The original assessed value of the District is $355,000.00 for la¡rd and buildings.

Section 12.13 Authority of Ciry

Company ryd,m. City waive any right which either may have to contest, and shall
not take any action to challenge, the other's autfro¡ty to enter into, perform or enforce the
Agreement or to carry out thaDevelopment Program or the validity or enforceability of this
Agreement, the Diskict or the_Developrnent Prog*t. The CiÇ and the Company shall eachutilize their respective best "F tr to ophota thebistrict, the o"rr"topment piogr'am, this
Agreemenl and the clvs authority to ãnter into this Ag¡eernent and the validity and
enforceability of the District, the Development Prograri and this Agreement, including withoutlimitation opgo¡ing, to the extent permitied by lawiany litigation or proceeding cha[enging such
authority, validity or enforceability.

Section 12.14 Indemnification.

The Company shall at its^own expense defend, indemnify, and hold harmless the City, itsofficers, agents, and employees from aná against any and att tiauitity, claims, damages, penalties,
losses, €xpenses, or judgments relating in any **nu to, or arising out of the Development
Program or this Agreement, except tolne extent that such liability]claims, damageg penalties,
losses, or expens€s, result in whoie or in part from any negtigent act or intentional omission ofthe City, its officers, agents, employees oi servants. Óo*l*y shall, at its own cost and expense,
defend any and all suits or actions, iust or unjust which -ày t" t.ought against City upon any

l2



st¡ch abov+me¡rtioned matter, craim or claim,s,.incr_u$1s craims of contractors, emproyces,laborøs, materiar¡nen, *a rui¡ienu. 
-i;;* 

i" *hirhilan, äa party, rhe ciry shalr have theright 
P 

particþate at its- own ãiscretionand at ite own expense and no such zuit or action shall bes€$led without prior wrítten consent orae iity. Ñoffiid;tanùöäy other pmvision of thisAgreement, rhis section sha[ sr¡¡vive roy t *íruti";;f tt i- Ë-Jment.
In the eve'nt of any titigation or proceeding challenging this Agreomeirt or the authority ofthe parties to enter into orperror* lereir¡¿et, üre€ompany snan in¿er¡l¡r¡fy aud hold hamrlessthe city against all costs, ¡irtu¿ioeã" *i or¿.r""r"ãnäää resutting from suchchallenges' Provided'bowever, trütìiti" ð".pany a*s'mes trre defense of all challenges, thecity agrees to ret rhe bo*p*/"ñ; *.eieniuour prrti.s urcoropany,s expense.

SEC"TION XII

CITY COSTS.

Ïhe comoany shall pay or rçimburse ltre cìty for all rcæonable fees, expenss¡ and othercharges of the ci?v .ir¿ l,- 
"ãrÅ"1ärtr]i#ir¿¡r,e rri"-iirrbuti;.* and rhe city,s consurtant,rn connection with the negotiation, ,*ñtioo and approval ofrhis Agrcement and the

Ëlåf;*ffi#$ # äffi* iï*i1qq*r' þöb rrovided in oJtitv orrd.'Ã;"iäi'ir"*'h'';ei.;;äîi!äîi.iiiiil'mgl;:A#.ï,*i¡tr"
such pa1æent due from. cl"¿it e'rn 

"c.mJnì 
pay,nrerats ¿ue thc ,o*p*y. Notwitbstanding anyother pmvisior or t'is eert**t ìñ;;;.d;A;îöä;""*i¡arion 

of this Agreement.
IN wITl-IEss WHEREOF, the citv¿nd,tfr3 

Çomnanr have causar this Agreement to beexecuted in their resoective totpot * n*iL¿n¿ ut.ir rãpãiiîJlorpooru sears to bshereuntoarfixed and anesred tv oe ¿u-rväüãää"om.r'üi;îîîåä,, 
firsr above witten.

CMY OF CARTBOU

CARIBOU MAI.IAGEMENT COMPANY,rlc

Érh,hì+$-13

By
Daniel Rosenberg;



Exhibit B Parcel

Please refer to the following pages.

Caribou TIF Application l3 3tr4/20Q6
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Exhibit C of TXF Þistrlet

The following exhibit is a complete description of the Caribou Downtown Development and Tax
Increment Financing District. The following exhibit includes a listing of properties from the City
tax record as shown on the City of Caribou Downtown Areamap in Exhibit B, indicating tax
map and lot, acreage, real estate valuation, and personal property valuation assessments as of
March 31,2006.

The Caribou Downtown Development and Tax Increment Financing District shall be defined as
shown on the City of Caribou Downtown fuea Map, which is based on the official zoning map
of Caribou. The Caribou Downtown TIF District encompasse s 267 .lB acres including the
Skyway Plaza project property being a portion of Map 39 Lot 58 containing the commercial
properties owned and operated by Caribou Management Company, LLC and being that portion of
sai_d property formerly occupied by the Ames Corporation, as an Ames retail store, being so
delineated on the Caribou assessing records as the portion of the SkywayPlaza being 53,285
square feet in area and being the eastem most portion of said complex.

Caribou TIF Application t4 31t412006



As of 03/03106,the valuation of taxable property in the zones to be
considered in a TIF district as follows:

Map 11 $ 3,409,100

Map 30 967,90A

Map 31 12,056,400

Map 32 1,352,900

Map 34 1,269,2A0

Map 38 1,306,900

Map 39 6,975,700

Map 41 59,600

Total of all Maps in the proposed TIF districts. g 27 ,397,5A0.

q-rr-o.-"--.*



/ DeveloExhibit D CostsPro

Caribou Downtown Development and
Tax fncrement Financing District
ESTIMATED DEVELOPMENT COSTS

Skyway Plaza project

* That portion of the TIF proceeds that are to be reü¡rned to- the company have not been re shicted by the City ofcaribou to any one or more activities, therefore the table referenc" uùouá is for guidance purposes only and could bezubject to modification.

I BUILDINGS $1,500,000 $1,500.000
2, $0 $0

Caribou TIF Applicarion 15 3/t4t2006



Exhibit E Tax Sh¡fr tr'ormulas &

Required 
in *y application for designation as a tax increment financing district is the calculation

of tax shifts that result from the crea-tion of the District. These tax shifts are noted in the
following basic formulae that use local property tax valuation as a basis for calculation. These
forrnulae provided by DECD are:

. Municipal Share of County Taxes
'Revenue Sharing
. Education Costs

The following is the process used to derive these tax shifts.

lCnnhtvpi ,4.ç.ses.<e¡t X Estimated Average
Annual County Tax

(Captured ,4sse.rsed Volue * Current County State Valuation)

Revenue Sharins Shift

The total Municipal Revenue Sharing amount was obtained from the State Treasurer in order to
complete the following formula:

Countv Tax Shift:

In order to produce this result, information was obtained from the Maine Revenue services and
Aroostook County Govemment. First, the most recent County State Valuation was obtained. The
auetage Captured Assessed Value for the District for the lifeãf the project was then determined.
The averaged Captured Assessed value was then divided by the Current County State valuation.

Theestimated average county tax over the life of the District was determined. To arrive at this
lu'b-el' the County Tax for the City for the last five years was obtained. The average change was
then determined and projected to the middle of the District's life. This projected taiwas
multiplied by the factor áeveloped above to a:rive at the countyTax Shift.

)

Step One:

Stqte Local Valuation
Step Two:

State Local Valuation * Captured Assessed yalue

: Current Factor

= Adjusted Factor

Step Three:
Curuent Factor
Adjusted Factor

Caribou TIF Application

: I.X

l6 3lt4/2006



Step Four:
l.X- l.A =.X

Step Five:
.X(Total Municipal reyenue Sharing Amount) = Revenue Sharing Shift

Education Tax Shift

State law requires that an estimate be made of how much of a loss in State aid to education a
communify would experience had the Caribou Downtown Development and Tax Increment
Financing District not been created. The premise for this requirement is that if the TIF did not
exist and the development still occurred, other taxing jurisdictions would benefit by the City
payrng morc and receiving less.

There is no direct tax shift created by the establistnnent of a TtF District. All taxing jurisdictions
in Caribou School Department continue to receive school aid funds as before the establishment
of a TIF District. However, because the establishment of the TIF Districtfreezesthe tax base for
the purpose of funding the Development Program, those revenues derived from the new
development in the CDTIF District aren't counted toward the Town's valuation.

Historically, the methodologyused to determine the fiscal impact from the establishment of a TIF
District was to multiply the Captured Assessed value by the ôonstant .009. The result would be
an annual and cumulative "Education Tax Shift" for the proposed district. Changes in the
distribution of State funding for education have required trn applicants to develãp other
methodologies that more accuratery reflect the ,,Education shift".

The current outlay from the City of Caribou toward education in Caribou School Department is
83,092,763. At a $1,500,000 dollar increase in State valuation, tft" vrui""b.p"rtr""rr, of
Education has determined that the City would experience an arrnual decrease in State Aid to local
Education of about $15,988 per annum over the is-yr* term of the TIF District. In addition,
Caribou's share of the educational assessments would experience an arurual increase of $16,62g,
or fi249,420 over the lS-year life of the District.

Assumptions
.2000 Citypopularion
.2404 Local mil rate:
. 2404 Local tax levy (commitment)
.2006 Countymil rate:
.2004 Municipal State valuation:
.2004 Current County State Valuation
. Captured Assessed Value
. County tax:
. Estimated Annual Average CountyTax
. 2004 State Revenue Sharing to City:
.20A4 Local outlay toward education

8,312
.02550
$6,334,01ó
.00t237
$279,000,000
s3,443,700,000
$1,500,000
$338,5 17

$218,599
s923,594
s3,092,763

Caribou TIF Application t'7 3l14/2006



Exhibit F Pubtic II Notice

Please refer to followingpage.

Caribou TIF Application l8 3lt4t2o06



Legrl Notlcer
Nollce of Publtc Heering

Downtotvn T¡r Incrcmcna
Flnå[cln€ Dktr¡ct

Thø¿ will bc a public
Hearíng at the Caribou Círv
Council Chrmbcrs, 2J High
Sbeq,onMarch lj,2006¡t
7:00 p.m. Thc f{caring wilt bc
lo mceÍve vffbal snrt wrí¡sn
comrncnt on tlre adoption of
thc C¡ribou Þowntown Tax
lncrenænt Financing DísticÇ
pursuânt to MRSA Tirlc 30.A
0J226.

March l,2006



CITY OF CARIBOU
NOTICE OF PUBLIC HEARING

Notice is hereby given that the city councii of the city of caribou will hold a public hearing onMonday, september 
!?,390.5 ltz:oo p.m. in the council chambers of the city of caribouMturicipal Building 25 High street, iaribou, Maine, for the purpose of receiving public

comments on the designationof the proposed Skyway plaza'tvtunicipal Develop"..nt Districtand rax Increment Financing Disrrici, .n¿ th. adóptión of a dwelopment program for saidDistrict, pursuant to the provìsions of'Chapter 206 of Title 30-A of the Maine Revised Statutes,as amended.

The proposed Municipal Developrnent Dislrict and Ta,r lncrement Financing District consists of53,300 square feet of the ptop..ty located at the skywuyiil; ò"mplex, the area formerlyoccupied by the Ames corp., identified as part of iax Mup, ãr, rot sa.

* tÏT"ty of the propot^.d 
l.rlopment program for the Diskict will be on file at the office ofthe caribou city clerk after 8:004m on sãpternb er 7,2005and may be reviewed. at the office ofthe Caribou City Clerk during nonnal business hours.

All interested persons are invited to attend the public hearing and will be given opportunity to beheard at the time.

City Clerk
Caribou, Maine

Posted this 25th day of August 2005



CITY OF CARIBOU
NOTICE OF PUBLIC HEARING

lgtic¡ is hereby given that the City Council of the City of Caribou will hold a public hearing on
Monda¡ March 13th at 7:00 p.m. in the Council Chambers of the City of CariËou Municipal
Building, 25 High Street, Caribou, Maine, for the purpose of receiving public comments on the
designation of the proposed Caribou Municipal powntown Tax Increñrànt Financing District and
Development Program, and the adoption of â development program for said District, pursuant to
the provisions of Chapter 206 of Tiile 30-A of the Maine RfviJed Statutes, as amended.

The proposed Caribou Municipal Downtown Tax Increment Financing District and Development
Program consists of 267 .18 acres as mapped as the Downtown Area of Caribou, a designated
Growth fuea and containing the zoning designations of c-r, c-z *¿ c-:.

A summary of the proposed development progr¿tm for the District will be on file at the office of
fe larib-o} City Clerk after 8:004m oo nir.h 3,2006 and may be reviewed at the office of rhe
Caribou City Clerk during normal business hours.

All interested persons are invited to attend the public hearing and will be given opportunity to be
heard at the time.

, City Clerk
Caribou, Maine

Posted this l3th day of March2}06



Exhibit G Vote
Please refer to following page.
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September IZ,Z005 
05_16

f reæl_ar meeting ofthe caribou city council was held at 7:00 p.rn. on Monday,
September 12,2005, in Council Chambers with the following members present: Deputy
Yury. christopherA.R. Be[, wilfred Marrin, Jr., Kenneth ð. Murchisoi, philip J.
McDonough II, and Miles R. Williams. Ma,vir Reginalá R. Reed and Councilor Lucinda
J. Hebert were absent and excused,

Steven R. Buck, City Manager, and David Ouellette, Director of public 'Works, 
were

present.

Also attending the meeting were ccc&I member wendy Landes; Noreen Norton,
Economic Development Consultant with Eaton and reabody; Daniel Rosenberg, ownerof caribou Management Company LLC; Alain ouellette, 

"iivrvroc; 
and Sandy Manett,

Time Wamer covered the meeting.

council Agenda item #r: public input session. rhere v¡as no pubric input.

'Çouncil Aeenda ite{Il #-e Public Hearing: to receive public comments on the proposed
designation of the C-aribou Sì<yway pueä vunicipal bevelop*.nt District, pursuant toMRSA Title 30-4, Chapter 206.

7:00 p.m. Public Hearing opened.

lhg citr Manager noted that this public hearing \ry¿$ a requirement in the process ofdesignating a Development Distriãt and rax Inõrement Financing Dishict and approving
the Development Program. As he pointed out, the councit voted in January to offer a
ÏF *-T tttlntive package to theieveloper, who was successflrl in bidding the co-located DHHS offîce space in caribou. Daniel Rosenberg, of caribou ManagementcompanyLLC, was thatdeveloper, and now the city is õó*ing toward providing TaxIncrernent Financing for his proj.ci.
Alain ouellettq of NMDC, presented the development program, which is the operativedocument used' to develop and submit an applicaiion tor u õ*elopment Dishict and TaxIncrement Financing qualification by the Depurt*"nt of Economic Development. NMDCwould assist the City throughout the process" Mr. Ouellette outlined the details of theprogmm, which is sfuctured exactly the same as Title 30-A of the Maine State Statutes,including thE executíve sunrmary, úe financial plan, the inJebtedness factors, and the
c"ost f¿ctors-as theypeffain to¡^.ltT¡party. H¿ defined the original assessed value to bethe 

.value 
of the propl{¡ a¡ oigtlttzoo6, and the captureJ *rrr..¿ value to be the valueof the property as of 4ll/06' l{e explained that a trp *oui¿ i.rr.n the fiscal impact to thecity, since the property wourd be isorated &om the .r;p;ì;;n of counfy, educational,and stâte revenue sharing taxee during the l5-year lifb of the iIF. After the fífteen years,there would be options for two additiõnal S-year terms under,r* crrãjîË"iåïãä;",Agreement with Caribou Management Company LLC.

councilor Marfin wanted to knõw why the tr¡ro ãdditional S-year terms would benecessary.



Noreen Norton, on behalf of Mr. Rosenberg, explained that those options would not be an
extension of the TIF, but would be part of the Credit Enhancement Agreement. Steve
further explained how the extensions would actually benefit the City beyond the l5-year
period.

05-16 Pg. 2
Daniel Rosenberg addressed the Council and thanked everyone involved in this endeavor,
which he deemed to be a real team effort. He envisioned that this project would geatly
increase the economy of the area, saying the increased traffic would create a tremendous
spill over to local businesses. He displayed a drawing of the proposed facility, noting it
would enlance the image of the ¿ìrea, as well. Mr. Rosenberg's grandfather built the
shopping center in the sixties, and it has been owned. by the farnily ever since.

7:23 p.m. Public Hearing closed.

Çouncil Agenda item #3: Consider acting upon the proposed designation of the Caribou
Skyway Plaza Municipal Development Dishict, pwiuant to MRSÁ Title 30-4, Chapter
206 and authorize such an application to the Maine Department of Economic and
Community Development.

Motion made by K. Murchison, seconded by w. Martin, to designate the Caribou
sk¡,vay Plaza Development Dishict and ra,x Increment Financing District (.the
Diskict') consisting of a portion of Caribou Tax Map 39 Lot 58 and Tax Màp 41 Lot 14
being a portion of the commercial properties owned and operated by caribou
Management Company, LLC, and being that portion of said ptopuiy formerly occupied
by the.Ames Corporation, as an Ames retail store, being so delineated on the 

-C".iUoo

assessing records as the portion of the SkywayPlazabeing 53,285 rquare feet in area and
being the €åstem most portion of said complex. The Caribou skyway plaza
Development District shall be defined and confined to the limits of the exterior walls of
the former Ames retail store forming a simple rectangle of said 53,285 square feet and.
shall not include any appurtenances, sidewálks, parking are¿ls, additional and attached
commercial and non-commercial spaces being present or future or any other vacant space
now or in the future a part of Caribou Tax Map39 Lot 5g and Tax Map 4l Lot 14.
The City Manager requested the motion be amended to include the fivè elements that
satisfy the criteria as required
Motion amended by K. Murchison, second amended by rv. Martin, as follows: In
approving this motion, the City Council hereby finds ai follows: (a) At least twenty-five
pgrcent (25%) of the area of the real property within the District is Ltigtrte¿; in neeã of
rehabilitation, redevelopment or conservation work; or suitable for commercial uses; þ)
The total area of the District does not exceed two percent (2%) of the total acreage of the
City of Caribou, ærd the total area of all development distùcts within the City dols not
elc¡e{five percent (5%) of the total acreage of the City; (c) The original agsessed value
of the District plus the original assessed value of all existin! tax incrãment financing
districts within the City of Caribou as of the date of this deJgnation will not exceed five
percent (5%) of the total taxable value of property within the City of Caribou as of April



l'2005; (d) The aggregate value of municipal general obligation indebtedness financed
by the proceeds from tax increment financing ¿irt i.tr *itrtïn fuoostook County does not
exceed $50,000,000 as adjusted pursuant to io-n MRSA section 5223(3)(D);and (e)
Designation of the Dishict and pursuit of the oevetopmer* p;;gtr* for the District willgsrerate substantial economic benefits fsr the city oicaribou and its residents, including
increased.employment opportunities, rehabilitation and r.dr*top*ent of a vacant
commercial structure, and general economic stimulus; and therefore constitutes a validpublic purpose of the City õf Caribou. (5 yes) So voted.

05-16 Pg. 3Motion made by M. williams, seconcled byp. McDonough, to approve the Development
Program for the Caribou Skyway Plaza Development uiJtrict and Tax Increment
Financing Distict dated September 12, 2005, ur prrr"ni.a;tili- council meeting (,,theDevelopment Program'l), to proviae Táx IncremËntrinnn"irg uiu a credit Enhancement
Agreement to caribou Management compan¡ LLC for redeielopment of property
within the District as outlined by way ora crã¿it Enhancement Agreement and to
authorize.the City Manager to submit an applicati"" to trrr orparûnent of Economic and
9:*P'yDevelopmørt for designationbitne u.u.top*rnioishicr and Tax rncrementFinancing as presented, pursuant tõ ro-¿ MRSA .r.tiotiliâiirl *¿ rhe DevelopmenrProgr{, the percentage of increased assessed value within the District to be retained ascaptured assessed value for Development progtam purposes is one hundred percent(100%). (5 yes) So voted.

Motion made byP. McDonough, seconded,byK. Murchison, to authorize the cityManager to finalize the development of a crect Bn¡unæ**iAgreement with additions,dsletions and amendrnents as noted during. this councii M;rhg and so voted on January24'20as to provide Tax Increment Finaníing r"r trtir pì"[" î" ,n" amount of a 100%p o1{t newly captured assessed value relãvant t" ti¡rirt"¡i.t for l5 years from thedate of the first applied assessment, April 1, 2006, in the fonn of a credit EnhancementAgreement. The value of this credit Ënh-"r*"rrt Agreement is to be applied by theDeveloper to affest a lower cost per square foot for t¡ã ¿ur.tioo of the fifteen year periodfor the co-located offices of th" orp*à"*nt of Flealth an¿ ¡t rman services equivalent to

ffffr#"tated 
varue of trre Ttr for said periocr. u rñ;; rh;city Manag"ri-ls yo¡



City of Caribou, Maíne Municipal Building
25 High Street

Caribou, ME, 04736

Te lep hone (207) 493 -3324
Fax (207) 498-3954

www.cariboumaine.org

March 14,2006

I, Judy-Ann Corrow, City Clerk of Caribou, in the County of Aroostook and the State of
Maine, hereby certify that the following is taken from the minutes of a Caribou City
Council meeting held March 13,2006 in the City Council Chambers with the following
members present: Mayor Philip J. McDonough II,'R. I$ar!,Çoughan, Wilfred Martin, Jr.,
Kenneth G. Murchiso¡, Doug C;rMor¡ell; and partiqipating via speaker phone, Councilor
Reginald R. Reed:

7:01 p.m, the
to

eounty of

SATA

cle 2,

ll/hereøs, the City of Caribou has prevíously mapped and designated its
Downtown as such an areø containíng approximately 2 67 . I I acres , and

:There ør¡s no,public comment. : :., . i, :

7:02p.ra,.pub!ícheqringclosed,. , , .,,, .,, ,,,,,:'.1,,;: 
,.;'

Motion madelhy K. Murchison, seconded. by D. Morrel; to authoriz:eià/ea*),ibou
Ðowntowr,t,.Titx,fnerement Fínanclng Di;sirict, pu,rsuai¡ to MRSA, Title 3.0-A, Section
5226 þr IvlRS,4, Title 30'A SectionîZZSil)fn) at pruserted Councilor Goughan asked
the City Managerfor somefurther backg¡ound informatio.n to better undelrstand the
issue. This was províded.
Councilor Reed asked that the proposed resolution be part of the motion and that it be
read aloud.
luíotíon amended by K. MurchÌson, to include thefollowing resolution that he read:



Cìty of Cøribou, Maine fu[unicipal Building
25 High Streer

Caribou, ME 04736
TÞ I ephone QA1 ) 493-3324

Fat (207) 498-3954
www.cariboumaine.org

March 13,2006 public hearing cont'd

Whercas, the City of Caribou has previously deterntined that said
Downtawn area contains zoning designatíons of C-\, C-2 and C-3, and

Il/heress, the City of Caribou has designated said mapped area as its
Designated Growth Area, and

l/alue (OA
¿uu), aila

í,1 of saíd Dawntown arcu to be 827, 397 3T,

&tt*%*
Judy-Ann Cor¡orv
City Clerk

1..



RES OLUTION ESTABLISHING THE

D owNrowN rAX tn"fiåffit$f"rNA¡rcrNc rlrsrRrcr
'Whereas, 

the City of Caribou has previously mapped and designated its Downtoìiln as
such an area containing approximately26T.lg acrãs, ærd

'lVhereas, 
the City of Caribou has previously determined that said Downtown area

contains zoning designations of C-1, C-2 and,C-3, and

'Whereas, 
the City of Caribou has designated said mapped area as its Designated Growth

Area, and

Whereas, the City of Caribou has established these designations and planned growth as
part ofthe 2004 Caribou Comprehensive plan, and

'lVhereas, 
the City of Caribou has so established a Ta:r Increment Financing Ordinance

setting the standards rrtilized by the City of Caribou in considering applic"tion, for Tax
Increment Financing (TIF) to enhance economic development *itru"^C"riUou, and

Whereas, the City of Caribou has established the Caribou Downtown Development
Program so associated with said Downtown TIF District, and

Whereas, the Caribou Assessor has so established the Original Assessed Value (OAV) of
said Downtown area to be $27, 397,500 as of March 3l,2óA6, and.

THEREFORE BE IT REsoL\rED THAT: The ciry of caribou pursuant to the
procedures set forth by MRSA Title 30-A ç5226 doesîereby designate caribou,s
Downtown Area as a designated Downtorvn Tax Incremeni Finincing District
pursuant to MRSA Title 30-A Ss2z3 ând adopts the Development program.

AIeryq and Supported at the regular meeting of the Caribou City Council on the l3,h day
of March,200ó and signed as follows:



RES OLUTION ESTABLISHING THE
CARIBOU

DOWNTOWN TAX INCREMENT F'INANCING DISTRICT

Mayor Mark Goughan, Mayor

fred Jr., Councilor

Councilor

Murchison, Jr Councilor

Attested this 13ú day of March, 2006

City Clerk
City Seal

Miles R. Councilor

/



Exhibit H Statuto ts & Thresholds

A. ACRE LIMITATION ffi
1. Total Acreage of Municipality

2. Total Acreage of Proposed Municipal TIF District.

3. Percentage of total acreage in proposed municipal TIF District
(caturot exceed 2%). Dívide A2 by AI. 0.53%

4. Total acreage of all existing and proposed municipal TIF Districts in
the municipali|y. Add A2 to sum af all exísting TIF district acreqge.

5. Total acreage of an existing or proposed Downtorvn TIF District in
the municipality.

6. Total acreage of all existing or proposed Pine Tree Zone TIF
Dishicts in the municipality.

7. Total ac¡eage of all existing and proposed municipal TIF Districts in
the municipality counted toward 5% cap. Subtract A5+A6from A4.

0

8. Percentage oftotal acroage in all existing and proposed municipal
TIF Districts (cannot exceed 5%). Dívide A7 by AL

0.00%

9. Total Acreage of all real property in the proposed municipal TIF District that is

Note: a, b o¡ c must be at least 25% unless exempt as a
Downtown TIF District oTPTDZ TIF District Acres %

a, Blighted. Divide acres by A2
. a ar .): ..,,.. .1 ,., a

. : t.::r:::,.: 1. :: i ...r.t :.a. a.,,

'.':.'1' :; -,;';:;.;. $'1,.).;7ii,.,:::', 0%

b. In need of rehabilitation/conservation. Divide
acres by A2. a%
c. Suitable for industrial/commercial sites. Divide
acres by A2.

:..r./.r". t. ...,,,,..t:.. ..

,.: ,a:. : .'. .,. ...1.. .'

.' ,, ,.r¡j.::; l.t;. :.. ,, o%
Total 0 o%

Caribou TIF Application 20 3114/2006



B. VALUE LIMITATION

l. Total Aggregate value of Municipality (TAV). (Jse most recent April I't
: ,,t:,:., , .,,,,,.Jì,:
, $r79i0p0,0Q0¡00,

.:.,,.!1. ' : .: .... .. ,:l: .'..,:

2. onglnal Assessed value (oAÐ of proposed municipal rIF District. use
March 3I't of tax year preceding date of municipal designation.

3. Total oAV of all existing and proposed municipal TIF Districts in the
municipality. Add B2 to sum of all exístíng TIF district OAVs.

$27,397,500.00

4. OAV of an existing or proposed Downtown TIF District in the
municipality.

5. oAV of all existing or proposed pine Tree zone TIF Districts in the
municipality.

6. Total oAV of all existing and proposed municipar TIF Districts in the
municipality counted toward 5o/o cap. Subtract B4+Bsfrom Bj. $0.00

7. Percentage of total oAV to TAV in all existing and proposed municipal
TIF Districts (cannot exceed 5%). Divide 86 by BL

0.00%

Exhibit I List ofAroostook Coun TIF Districts-

Source: DECD 512A00

Municipatity Date
Approved

Term Description

Portage Lake t0/19t98 20 Yea¡s Maine Woods Company: Hardwood
Sawmill and Kiln

Caribou 4t17t86 l0 Years Caribou Motor lnn: Sewer Line
Extension

Mars Hill 4/23/96 15 Years Freshway: Finance water supply and
waste treatment system

Presque Isle 4lr6t92 3 Years A¡oostook Centre Mall: Maysville
Street extension and infraskucture

Easton 6t28t99 l0 Years McCain Foods: Plant Expansion
Weston L2l3t99 5 Years First Settler's Lodge
Fort Kent 3/16t00 I I years East Main Sheet Reconstruction
Mars Hill 5t30/2000 20 years Potato StorageMash Plant
Mars Hill WiU eet Will get Evergreen Wind Power Project

Caribou TIF Application 2l 3/14t20a6



Exh¡b¡t J Ce,rfiÍlcation ofAssessed
Pleæe refer to following page.
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City of Cøribou, Msíne Mtmicipal ßuilding
25 High Srreet

Caribou, ME 04736
Te lep h o n e (207 ) 49 3 -33 24

Fax (207) 498-3954
www.cariboumaine.org

CERTIFICATE
crTY OF CARIBOU, MArNE

MUNICIPAL ASSESSOR

The undersigned City Assessor for the city of Caribou, Maine does hereby certifypursuant to the provisions of 30-A M.R.S.A. sectíon 5227(z)íhut ttr" assessed value of thecaribou Downtown Tax Increment Financing District as described in the DevelopmentProgram to which this Certificate is includr¿, *ãi'- 
-, 

.--

fi27,397,500 as of March 31, iOOe,
: ',1

The
Diskict Ís
Exhibits and are

IN
August,

âr9
that 'bn whÍch the

above as
the

this Certificarii fræ:bàêi ax¿¡uie¿ as
' ',i

óf rhis 2sth
:

day of

City of Caribou
.:
I

Claire Randolph,
Assessor's Agent

Attached are the documents of the Map and Lot valuations of those parcels as depicted inCaribou's Downtown desi gnation,



CERTIF'ICATE
CITY OF CARIBOU, MAIttE

MT]I\IICIPAL ASSESSOR

The undersigned Town Assessor for the City of Caribou, Maine does hereby certiff
qyrsuant to the provisions of 30-A M.R.S.A. Section 5227})that the assessed valúe of the
Skyway Plaza Tæ< lncrement Financing District as describèá in the Development program to
which this certificate is included, was $335,000 as of Ma¡ch 31,2005.

The assessed value of the District is broken down as follows:

. fhe undersigned further certifies that the tÐ( map and municipal map on which the' District is delineated and which are attached to the Development program rèferenced above as
Exhibits and are accu¡ate depictions of the Dishict and the municipañty.

' IN WITNESS MEREOF, this Certificate has been executed as of this 25th day of
August,2005.

Real Estate Value as of March 3l,ZA05
Personal Property Value as ofMarch 31, 2005

$335,000
$0
$335,000

City of Caribou

Claire Randolph, CMA
Assessor's Agent
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The following is a breakdown of the assessed. value of Map 39, Lot 58, current owner is
Caribou Management Compan¡ LLC, The following values represent the fooþrint of the
former o'Ames Building"only.

As of March 31", 2005, the value of the land under the building is $54,900.

The city of caribou assesses commercial land in that area at $45,000 per acre.

The area of land under the building is 53,2g5 square feet.

53,285 dividedby43,560:1.22 acrex $45,000: $ i4,900.

The fooþrint of the building is 53,285 square feet

The City of Caribou is using a príce per square foot for this þe of building at 527 .7 5

3" Ci,t is allowing 35% physical depreciation, 2lo/ofunctional obsolescenc e, ard2lyo
Economic obsolescence.

53,285 square feetxfi27 .75 cost per square foot = $1,47g,659

$1,478,659 x 65%physical depreciation = $961,12g

$961,128 x75o/o functional obsolescenc e= $720,g46

5720,846 x75yo economic obsolescence = $540,634

$540,634 is the final cost of the building before the Board
of Assessors granted an abatement of$260,000.

S540,634less $260,000 : $2g0,634 rounded to $2g0,600

Final Valuation of the former.,Ames Building"

Land Value
Building Value
Total Value

$ 54,900
$280,600
$335,500

Total Value $335,500



ÐÜIIBIT K DEFINITIONS

r_reyelopment urstrict A specrlred area within the corporate limits ofthe
municipality which has been designated for dwelopment by
the under a

Captured Assessed Yalue The valuation amount by which the cunent assessed value of
a tax increment financing district exceeds the original
assessed value of the district.

Development Program A statement of the improvements to be undertaken within the
development dishict. A statement must include cost
estimates, the amount of indebtedness to be incurred, and
sources of anticipated value.

Development Program Fund The fund containing the two accounts that must be established
when utilizing tax incrernent financing.

Development Sinking Fund
Account

The account within the development progratn fund
responsible for payrnent of long-term obligations"

Project Cost Account The account within the development program fund
responsible for the payment of project costs other than long-
terrn obligations.

Pro.iect Costs _Refer to 30-A MRSA, sub-98.
Originat Assessed Value The assessed value of the district as of March 3lst of thc

¡¡eceding tax year.

Tax Increment That portion ofall real and personal property taxes assessed
by amunicipalify, on the capfured assessed value of the

district.property in a

Caribou TIF Applicarion )1 3t14/2006



Exhibit L 'LÍmits

The following is intended to provide a comparison of statutory requirements as they relate to thecaribou Downtown Tax Incrèment Financing District tdorrrdl in caribou.

Column "A" presents the appropriate citation from State Law that imposes a specific limit as itrelates to Tax lncrement Financing. Column ,,8" 
defines the limit, and Colurnn o'C" 

describes theqrcumstances of the Caribou Downtown Tax Increment Financing District project
A B C

30-A MRSÅ ç5252,
sub$4

"The developrnent
exceed 30 years frorn the date of the

program must not

of the CDTIFD.

The CDTIFD shall not
exceed 15 years.

30-AMRSA ç52s2 m conjunction with a tax
increment financing dishict must mature
within 20 years of the date of the sale.

Bonds sold
are no bonds issued in

conjunction with the
approved TIF Development

There

activities.30-A
sub$l

MRSA Ss2s3,

000.

The aggregate value of indebtedness
taxsupported by increment financing

within notany exceedcounty may

Aroostook County's
aggregate value of
indebtedness is less than

A MRSA $5253,30-
subglflA

within
district

industrial

At least 25 o//o theof real aproperty
development must be lnblighted,

ofneed rehabilitation, orredevelopment,
or sultabconservation, le for

sites.

condition does not apply
to CDTIFD as an approved
downtown TIF district.

This

30-A MRSA gs2s3,
sub$ltfB

The total area ofa single development
district not exc )eedmay ofn//o the total

of the m

condition does not apply
to CDTIFD as an approved

This

downtown TIF district.30-A MRSA gs2s3,
subgllfB maynot exceed 5o/o of the total acreage of

the municipality.

The total area of all development districts
Dishict in Caribou and is
exempt from this condition

The CDTIFD is the only TIF

sse
N{RSA $5253,30-A

sub$lgC

the total value of equ alizedtaxable

districts
The yalueaggegate ofall tax mcrement
financing not exceedmay o<o/J/O f

within the

does not apply
to CDTIFD as an approved
downtown TIF disbict.

This condition

MRSA gs2s4,30-A
sub$4lfA financing district shall be taxed equally

with other properfy in the municipality.

Real property within a talr increment shall apply the same
valuation methodology
currently in use for the City
of Caribou

The CiE

Caribou TIF Application 24
3t14/20a6



30-A MRSA 95254,
sub$41[B

Tax increments shall be expended only in
accordance with the development
program.

The City assures byvirtue of
this application that it will
expend tær increments only
in accordance with its
development Þrosam.

M
Please refer to the following page.

Caribou TIF Application 25 3/14t2006



City of Curibou, Muine Municípal Building
25 High Streer

Caribou, ME 04736
Tel ephone QA7) 493-3324

Fax (2Q7) 498-39s4
www.cariboumaine.org

February 24,2006

To: Steve Buck; Caribou Cify Manager

Ref DF{HS Project, Map 39, Lot 58, Sþway plaza

As per Caribou's cunent land use table: the C-3 com¡nercial zone allows "Business,
Medical orProfessional Office usc?'withoutPlanniag Board review. The table states that
only Code Enforcement Offñær réview,is'requäed foi this use. The building permit was
issued 10-3-05. ' ': , :

If I can be of further æsiq,.!4rrce, þlease advise.

Steve Wentworth; CEO



City of Cemibou, Mr¿ine lulunicìpal Building
25 High Streer

Caribou, ME 04736
Telephone (207) 493 -3324

Fax (207) 498-3954
www.cariboumaine.org

March 14th,2006

James Nimon
Development Fro gram Manager
Business Development Office
59 State House Station
Burton Cross Bldg, 3'd Floor
Augusta, Maine 04333 -0059

Dear Mr. Nimon,

On behalf of the City of Caribou, I am pleased to subrnit an application for the Caribou
Downtown Tax Increment Financing District and Development Frogram. ift CitV
contracted foq e development services of this æpU.,ationifuougn ítre úfiú Maine
P:*bq1îhtÇonqrission to ensu¡e a comptrete Ãi,d,:accuratr prri"ri*tio oïthe pertinent
intbrmaticin

Your
you
free to
Steven

Fhone
Fax
Email

Submi

Steven R. Buck
City Manager

and atte¡tion to this dôcument will be
for açsistance with

greattry appreciated. should
this apptication, please feel

City
25

4



APPT,ICAT'ION CCII/ER. SHEET

T R. T NUM IN IC AP Eu XA, r N C VTE NE {F' AN N C I G

4.. Gemeral Imfor¡natåom

B. Ðisclosune

C. Emrploy¡laent Data

Ð. Annual ReporÉ

Name Caribou1

2. Address: 25 Street
3. Telephone: 207.493. 3 3 24 4. Fax: 207.498.3954 5. Email:

boumairue.
6.M Contact Ferson: Steyen R. Buck

7. Business Name: Caribou LLC
Address I 71 Madíson Suite 20I York, NY 68 Ave. New I I00

9. Telephone: 212.686.8050 10. Fax: 212.686.3805 : mj r _r eal es t at e@y alt o o. com11" Email

12. Business Contact Ferson: Daniel Rosen

Flace of Business:13 Maine
Structure LLCr4. etc.

15. Flace of Maìne
16. Names of Officers: Daniel
17. S Name: Daniel
18. Address: same

e that will be met this incentive1. Check the the business that
X job creation Xjob retention rnvestmentx
I training investment X tax base tr facilitiesI other

hich2. Checkthe foritems \¡/ TIF revenues bewill anused that
n real estate purchase I machinery & equipment purchase tr costs
X debt reduction I other

List the company' S goals for the number type and wage leveis ofjobs to be created
of this TIF

or retained as
ect use next

Does the business anticipate recelvmg more than $ 1 0,000 m TIF calendarrevenues m any yeat
during the term of the TIF development pro gJam? Yes X No tr (If so,please rewew tlteofan ann ual report at th back of the TIF rnønual

example
a current verston wilI be maíled by Moy I5'heach t t

Á

yegr o tlte busin ESS contact person on this page and by law mus tlten bertled with DECD



A. "loh C,reøtiow Goøls (see wote betow)

Occupational Cluster* Full-time Part-time Wage Level
1. Executive, Frofessional & Technical 22 1 $959,455

($42,642 avs.)
^ 

A l---:,-: -L,-^L:--^ Õ-----^ ^-r :,^ ^ ñ1 -,,: - -1L. f\urlrfilltruarlvç ùuppurr, ulu. \.lçIlgal J si29,48i
($25,896 avg.)

3. Sales & Service $

4. Agriculture, Forestry & Fishing $

5. Maintenance, Conskuction, Froduction,
& Transportation

$

Cluster* Fwll-time Part-tirne Level
1. Executive, Professional & Technical 67 $2,489,935

7,162 av
2. Administrative Support, inc. Clerical 17 8449,402

43s
3. Sales & Service o

'9

4. Agriculture, Forestry & Fishing o

5. Maintenance, Construction, Production,
&.

$

*Please use tke Cluster on the next thisto

EMPT,OYIVTENT GOALS
Company Goals for Job Creation and Job R.etention

lVote: "lab creøtíon cnd retemíiore goøIs øre those af {lee tercømt - ÐEIE{S - eraøbled hy tlee øpgtlicøtton
of Tøx nncrercaeret Finørucíøg to rehuhilitøte øtu ecceptøbleføcílity iru Cøñhow, wkick is thee Slqtwøy
F{.øza project elepnerat of tke Ðowntown Ðevelopment pwgrørn.

WSTRACT!CI|{S

A. "loh Creøtion Goøls. Please list the nurnber, fype and wage level of jobs created as a result of the
economic development incentíve. NOTE: For this form, 'full-time" employmuit *roo, 30 hours or
more; "part-lime" employment means less than 30 hours. "Wøge level" means the average annual
wage paid for iobs created wíthín an occupalíonal cluster, e.g. either their annual salarl, or their
hourly wage times their arunual hours. Also, "type" means "occupational cluster,' which refers to the
12 cøtegoríes defined below" Please include,the,number of youi employees þothfult-timi ona pori-
time) working within the category that most closely reflects th,eir job ¿it¡es.

B' lob R-eten{íon Goøls. Please list the number,-lype and wage level of jobs retained as a result of the
economíc development incentíve. Part B should be cornpleted usíng sam" Aupnftio^ n pqrt A.



OCC{JPATION,{T. CT,{JSTER.S

T. ÐXECUTI\¡Ð, PR"OF'ESSTONAL & TECMTC/ÀT,

Execwttve, ødtninistrative ørad wwaøgeriø!. Wwkers in executive, administrative and manageúal
occupations establish policies, make plans, determine staffing requirements, and direct the activiti-es of
businesses and other organizations. Workers in management support occupations, such as accountant
and auditor or underwriter, provide technical assistance to managers.

Frofessíonøl specíølty" This group includes engineers; architects and surveyors; computer,
mathematical, and operaiions research occupatíons; life, physi cal, and social scientiits; tawyers aná
judges; social, recreational, and religious workers; teachers, librarians, and counselors; health
diagnosing, assessment, and treating occupations; and communications, visual arts, and perforáing arts
occupations.

Tecfuniciørps øwd reløted swgtporî. This group includes health technologists and technicians, engineering
and science technicians, computer programmers, tool programmers, aircraft pilots, air trafftó
controllers, paralegals, broadcast technicians, and library fechnicians.

2" AÐMXNISTR.AT'I\¡fl S{IPPORT, TNCL{JÐTNG CLERTCAL

Admir¿istrøtive setpport, imetwdirag elerieøL, Vy'orkers in this group prepare and record memos, letters
and reports; collect accounts; gather and distribute information; opetute office machines; and handle
other administrative tasks.

3. SALÐS.4NÐ SER.VTCE

Møtketiwg ørud søles" Workers in this group sell goods and services, purchase commodities and
property for resale, and stimulate consumer interest.

fervíce. This group includes a wide range of workers in protective, food and beverage preparation,
heaTth, personal, pnvate household, and cleaning and building services.

4" A,GRíCUT,T{.IRE, FORESTR.Y .4NÐ FTSHTNG

'&grícuitwre, forestry ørud fishíng. Workers in fhese occupations cultivate plants, breed and raise
animals, and catch fish.

5. MA{NTEI{.ANCE, CCINSTR{JCTITIY, PR.TÐUCTTON ANÐ TR.ANSPOR.TATTON

Meckønícs, ínsløllers, ønd tepøfuers" V/orkers in this group adjust, maintain, and repair automobiles,
indushial equipment, computers, andmany other fypes õr*ârninrry. ) --- '-)

Consftaction trsdes ømd extrøctive. workers in this group construct, alter, and maintain buildings and
other skuctures or operate drilling and mining equipmint. 

^

Prodactiov¿" These workers set up, adjust, operate, and tend machtnery and/oruse hand tools and hand-
held power tools to make goods and assembie products.

Trønsportøtíon øtdd møteúøl rnovimg" v/orkers in this group operate the equipment used to movepeople and mateúals' This group also includes handlers, e[uipment cleaners, rråpåtr, *¿ laborers whoassist skilled workers and perform routine tasks.
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I. DEYELOPMENT NARRATIYEPRCIJECT

A.I¡atroductio¡a and Bacå<ge"ound

Tax increment financing (TIF) is a funding rneohanism that takes advantage of an increase in
assessed valuahon, resulting from new private deveioprnent, to pay for improvements necessal'y
to accomnaodatathat development. As the assessed value of a parcel of land within the TF
District increases as a result of new private investrnent, the resulting new property tax revenues
are dedicated to retire tlie debt incurred for the provision of those public or private
improvements.

B" Objectives of'6he Caribou DowcîtowÐ Tax Inareme¡et Distriat

TIF financing is necessary and appropnatewhen the private sector actingalone cannot absorb the
cost associated with the deveiopment activíty andthe necessarypublic iirprovements or in so
doing will jeopardize the projeci in its entirety" At the tutrarch iz,zooa*åtirrg the City Councitr
exerci.sed their authoriV p'-rsuant to the Tax Increment Financing Ordinance Ã adopted by the
City Council on Septernb er 1,3, 20A4, to create a Ðowntown T'ax Inerernent Financing Ðisirict
(CDTIF) in aecordaoce with the goals, policies, and sfi'ategies within the Caribou Comprehensive
Flan, which addresses the needs and opportunities for downtowrl redevelopment. The creation of,
the CDTIF'altrows tire Cityto capture rca%of tax revenue generated fronr-incren-renta1 new
assessed vah¡e in the Diskiot f,or eligible economic development activitios within tfre District,
inclalding the use of T'ffi revenues to finance the costs of cõnskueting or improving facilities ár
buildings used by state Governrnent that are rocated in the uppr"ord CÐTIF.

T'he designaiion of,the Ca¡-ibou Ðowntown Tax lnorement Financing District wiltr provide
substantial benefit to private developers and building owners as wetrl as tlie Cityof Caribou. The
Caribou Management, T-y,C, owners of the retail space fonnerly occupied by Ames Deparhnent
Stores, will benefit frorn the creation of the CDTIF as it can be applied to the renovation of this
space for the co-location and consolidation of the Presque Isle and Caribou Department of F{ealth
and F{uman Services (ÐF{F{S) office spacç in Caribou. The City Council has so voted on
1/2412005 to provide Tax Increment Financing for this project in the amount of a 100% TtrF on
all newly captured assessed value reiovant to this project for 15 years from the date of the first
applied assessrnent i'ntþ,e form of a Credit Enhancement Agreement. The value of this Credit
Enhancement Agreement is to he applied by Caribou Management,LLC - the Developer - to
affect a lower cost per square foot for the duration of the fifteen yearperiod, as submitted in the
associated bid proposal, equivaient to the accumulated vaiue of the TiF for said period. Benefits
to the City of Caribou will include the following:

estimated additional annual property taxes to the City of Caribou following cornpletion of the
project will be 817,721per annum, with an estimated municipal valuationi f 5694,937.
anticipated 27 full-time and l part-timejobs created from cost savings provided by
consolidation of, offices;
retention of 84 existing full-time jobs.

t

a

a

JCaribou TIF Application 3/14t2006



C. Ðeseriptíoaa of Êhe Ðeveåo¡emaenf Frognalra

Certain property located in ttrrc Cíty of Canbou (see Exiiibit - C) has been designated as the
Caribou Downtowl Ðevetroprraen'c (the'nDeveloprnent Frogram-) andTax Incrernent Financing
Ðistrict (the "Ðistrict")by the City of Caribou {tbe "Ci$'). The DevelopmentPragrarndescribed
herein is proposed for the prqpose of administering ttre Diskict as a tax increment finamcimg
district pursuant to Chapter 2A7 of Title 3û-A of the Maine R.e-¡ised Statutes, as amended. Upon
the vote by the City's Legislative body {CiIy Council Meeting) designating the District and
^Á^-+1^-+L;^ i\^-.^i^;-^^^+ tì-^è.^-^ ^,^ ^tr^.-^t- 

a- 4^^a '1 1 t 7au\-ryL.rrr6 Lurù -r-lrvçLwgr¡¡çråL r rLrðrcuil uu wj.i1Åçti tJ) ¿vvt), [Irú uçç:].sloIr nas o€oome l\l].aÀ,, sl¡b.Je0t
only io the approvaX by the lvlaine Ðepartrnent of Economic and Communiff ÐeveXopment.

The purpose of the District is to assist in financing the irnplementation of,Downtown
redeveloprnent activities as outlined in the Ðevelopment Frograrn, including the Skyway plaza
project, which involves renovations to the former Arnes retaiX space for uso as business of,fices
that wlll consolidate Dfff{S operations from Fresque Isie arrd Canbou. Under the Ðevelopment
Frcgrarm, the City u¡ill return \ÐA% of the property tax revenues frorn the inorenr.ental new
assessed value to tire Ðevetroper ín accordance with Table I in Section Ð - Credit Enhancemeni
Agreement"

The acquisitions and inrprovel'nents contemplatedby Ðeveioper for the Sþway PLazaproject
included in the Developraent Frogram will resr¿lt in a¡'l investr-nent of approxira-lately $1.5 rniltrion
in 2ÛCI6, thereby creating aclditional tax base withín th.e Town, initiallyretaining 84 jobs on site,
and helping to consotridate ÐFIË{S operations in the aentral Aroostook area. Accordingly, the
implen, entation of the Ðistrict wilL provide significant economic bencfit to the public through:
r increased lceatr properfy tax base
. revenue stteana to help irnpiernent Downtown redeveiopment activities
. job retention and future growih potential
¡ increase in fl.ow of revenues to iocatr arcakotnretail sales and services
o increased savíngs to ihe State by consolidating türo of,fices into one

There are additional Caribou Do-wntown TIF Ðistrict projects for inciusion in the Deveiopment
Frogram that arc still in the planning stage. As they are prioritized andengineered, cost estimates,
aed other detaiis wiltr be dtnalized, and ifre Development Program wi1lbe amended to allocate
District TIF re.¿enues accordingly.

Ð. Credåt Euhamee¡srent Agreement

T'hjs Downtown TiF' Ðistrict is being proposed to ensure a tax revenue skeam to the City while
sinrultaneously reducing the cornpany's properly taxliabiltty f,or the life of the Caribou
Downtown TIF District" füe reirnbursernent schedule witrtr provide an incremental reduction in
tlee reirnbursement percentage of local property tax revenues to Caribou Manageneent, LLC for
the Skyway Plaza project as follows:
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Table n - Tll'B.ei¡aa_ qerserye¡a. gcÌ¡ed{¡Ie_for Så{vlvav påa:¿a Fnoiecú

* Based on Assumptions of,a local tax rnil
Jeqa

rate of,$25.50/$ tr,000 valuation; 5olo depreciation per

Table 2 - So_¡q¡:ces amd {Jses of Eu¡ads
Including TIF Funded Portion...

Sona¡"ces

Private Investinents $l
Totaå Sou¡-aes $ 1,500,000

Uses

Ð. Froject InapacÉ up0n Existiaag Regulatioers a¡ad I¡lf¡"astructun"e

i:i:

2006. $t 50r,000.00 0.02550 250 100 $38,250
20a7 $t ,000.00 0.02550 338 100 $36,338
2008 e.lvr 750.00 0.02550 $34,521 100 521
2009 $t, 062.50 0 $32 7s5 100 795
201A $t 221 759.38 0.02550 $31 155 100 $31 155
2011 $t 160,671.41 0.02550 597 100 $29,597
2012 g1ja2 7.84 0.02550 828,117 100 $28,117

13 91,047 505.94 826,711 100 711
2014 130.65 0 $25 76 100 76
2015 374.11$ 0.02550 1A7 100 147$
2018 $898,105.41 0.02550 902 100 902
2017 $853,200.14 0.02550 821 757 100 921,757
2018 $81r,540.13 0.02550 820 10û $20,669
2A1g $v7t,o13.12 0.02550 $19,635 1 $19,635
202û $731 512.47 0.02550 18,654 100 $18,654

TotaXs $4'!0,582

1. Renovation ofretail space for offices

A1l irnprovements wilx compiy with ali the requirements and reguiations of the City of Caribou.
The Project, as it is cun-entlyproposed, will not adversely affect vehicular or pedestrian traffic.
No additional. public se\Mer, .water, iransportation, or other public facilities will be constructed at
the City's expense for this project. All lioenses and permits in connection withr the project either
have been, or will be applied for and obtained by the company as required by applicable iaw, ruleandlu regulation"

Canbou TIF Application
3/14t20065



F" Plam of Opena{åon åÀE}@ra Constructío¡a a¡ad Coampleûion

The Skyway Pnazaproject improvements funded ttrinouglr TF will at all tirnes be owned and
operated and maintained by the principatrs of,the Con'rpany, whose costs will inciude payment of
all rnaintenance expei?ses, and insurance, andpnoperty taxes on said property. During the life of
the District, the City M{anager of Caribou or his designee will be responsible for all
adrninishative matters conceming the irnplernentation and operation of the District.

E'r..#''it.-^-rr?-1;^.i**- .ro*o*êaìn i"a¿ îìo.'oi^**^;+i^a-^--^^^ ¿---i^i Li- .-^--^t- ¿1a wr ruLsÀw ysur¡v s¡ryÀvvvra¡w¡lLe r¡r r¡iv vuvlwlc.J!,rltçIl.l" -FÄqJËtð.iff IUUUçtt lüI{JUgIl UaftOOl¿

Ðowntown TIF Distrist revenue, operation, rnaintenance, and ownership wiil be by the City or
the utility district as is the case.
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n. PHYSI DüSCAL NCRIPTIO F0 CTDISTRI

The parcel inap iltrustrating the subject property and proposed Caribou Downtown Tax lncremen.i
Financing Ðishíct is included as Exhibit E. The 267.18 -acre District æea,w1ichrepresents the
locatrly approved Downtown TF District, provides the City an opporfunityto utitrize Tax
Increnrent Financing as a locai tool to directþ assist in economic ãevelopment to realize the
iong-ter:rn economic benefits of retaining major employers, improving bulldings an4
infrastruchlre, and fostering neìM private investment without the need for the cãrnmunity to rely
solely on other state assistance prograrns for projects to proceed.

Also included in Exliibit ts is the listing of parcels by rnap and iot, with assessed reatr estate and
personal properly values, and individuatr parcel acreage.

There are 50,747 aores of land within the City of Caribou, and the city currentiy has no area
under TtrF designation. The proposed Ðowntown Deveiopment and T'ax Increment Financing
Distriet represents Û.53% of the Town's acreage, but as an approved dowatown tax incrernent
financing district ít is not subject to inciusion toward the SYolimet on TIF Ðistrict area or
assessed value to the total. Ciiry area and value as stated in Titie 30-A S5223-3.D.
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III. FINANCIAL PLAN

.4.. Cost Esti¡¡aates f,on Ðevelopment Progralea

The foilowing table contains an estimate of the cost of the Skyway Plazaproject porfion of the
Development Progtarn"

Table2
Esti¡raated Deveno¡amne¡rt Costs

E" I¡adebted¡aess

The Cify witrl enter into a Credit Enhancernent Agreement (CEA) wit"h the Companypursuant to
whiclr the City will rnake wallable 100% of tax increment revenues over a period of ten (tr5)
years f,or the pulpose of reducing the square foot lease rate for Ðl{HS, makingthe Sþway Plaza
Project proposal acceptable. Á"ssuming a CAV of $1,500,000 with an estimated locai mil rate of
$25.50 per $ 1,000 valuation for a period of 15 years and 5% depreciation per anfllm, the Credit
Enhancement Agreement allows the City to help the company ofßet $410,582 of,capital
investment over the life of the CEA.

C, Sources of ,A.nticipated Revena¡es

The proposed CEA atrlows for no reverules to the City during the 15 year term" The Company
will be responsible for rnaking annual property tax paynents to the City of Caribou as billed and
will bear the expense of any additiona1 debt incurred as a result of the Skyway PlazaProject.

The followtngtable reflects the original assessed value of Skyway PlazaProject, the cost of
improvements in the Ðistrict, and the estimated tax increment revenues per year following
implementation of the Development Program:

¿l

Buildings $1,500,000

Machinery & Equiprnent $0

Land $0

T'otal Estimaated Costs tr,5&0,û00

Estímated CAV $1,500,0t0

Eleraent Cost

Caribou TIF Applicatioil 311412006



TAET,E 4

Asswmptions:
t oríginal assessed value of slryway plaza projectfocítity is g335,000
o Captured sssessed value of Sþway Plaza projectfacility is estirnated at 81,500,000.. Annual depreciation rate 50Á
t Local mil rate valued at 82i.5t/81,000 valuatíon 2t04_05.

PROPOSED TIF PR,OGR,AM

2006 $1,500,000.00 $38,250
2007 $1,425,000.00 $3ô,338
2008 $1,353,750.00

1 $s4,521
2009 $1,286,062.50 $32,795

10 $1,221,759.35
1 $31,155

1 ç1,160,671.41 0 '100 $29,597
2t12 fi1,102,637.84 100 $28,117
2013 $1,047,505.94 0.02550 100 $26,711
2414 $995,130.65 0.02550 $25,376
2015 $945,374.11 107 $24,107
2016 $898,105.41 902 $22,902
2017 $853,200.14 921,757

I $81 0,540.1 3
1 $20,669

19 9770,013.12 $19,63s
$731,512.47 100 $18,654

Total benefit to company over 15 year TIF $410,582

t Assumes no annual increase ín rníl rate.
3 

Est¡mated tax revenue to Caribou afterTlF: çnT,TZ1
it Enhancement Agreement for 15Note: TIF Dístríct for 15 ;Cred

Assumes a 5o/o yearly depreciation.
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D. StatÅståcaå and Fi¡læ¡¡aiaå Data

A surnmary of financial and statisticai informatíon renaüng to the Ðiskict's satisfactiore of
conditions irnposed under Cirapter 2û6 of Titie 30-A of the Maine Revised Statutes, as amended,
is set forth in Exhibit H. The City understands that approved Ðowntown TIF Districts are exempt
from the aforementioned conditions, but has provided additionatr infonnation as foliows:

o Total value of,equalízeótaxable properly in Caribou as of 1March
31,2A05: gZTg,}ttgAA

. Agsegate vaiue of eqlralized property value in the proposed tax
increment financing district as of,March 31,2A05 preceding the
I)istrict's designation: g}7,3g7,Stt

¡ Fercentage of total of equalizedtaxableproperty as it relaies to the
aggregate value of, aii taxable property in the proposed tax incrernent
financing districts(rtem (b) divided by itern (a) expressed as a
percentage)-(30-.{ MRSA, ç 5253, sub-9tr, tfC): g"g|%

r Total aarcage of tFre cityof caribou: 5t,747aøes
o Totatr aorcag of,proposed Ðistrict Z67.Lg aæes¡ Total a$eage of exísting Diskicts 0 acreso Ratio of total Ðiskict açîçage to total acreage within oity (30-.e

MR.SA, $ 5253, sub-$tr, tþ): t.53%o The curreat princþal amount of rnunicipatr indebtedness will not be affecte'd as a result of this
project" The totatr aggregate principal an:o¿rnt ofei'lunicipatr indebtedness frorn existing tax
increment financiag districts la Aroostock County which does not exceed $50,0û0,û0t(30-A
VIRSA, $ 5253, sub-$1, llD)" See trist of oumenttry existing tax increment financing districts
atiached as Exhibit I"

Attached hereto as Exhibit .l is a certification of original assessed value executed by the
Assessors of the City of Caribou in accord.ance with lhe requirements of 3û-A MR.SA, ç 5254{2}
certifying that The ongínal assessed vaiue of the District a-s of,March 31,2t05,was g27,397,SAt.

E" Estinaated hrnpacf of Fiaaanaång upon Towu

Ii:. accordance with h¡laine statutes goveming the establishment of tax increment financing
districts, the tabie set forth below írlentifies avoided tax shifts which will result from its
establishment during the tem of the District, using inf,onnation suppXied by the Maine
Depacment of Economic & Community Ðeveloptrnent, Towil, CouniS and Caribou School
Department officials"
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TABLÐ 5 AT{NTJAL TAX SHTF'T'S
Education Tax Shift $1

R.evenue S Tax Skrift
Tax Shift $148

Note: The amounts shown in the table above represent tkefiscal impact to fiie City of Caribou skowld theCity decíde not to create a Downtown Tax rncrement Finance Distiíct, and. consuqránily not slteltering
an estimated CAV of 81.5 million over the 1S-yeøt'term. These amounts were obtainedfi,om the MaínîDept Educatíon, the Maíne Municipal Assocíation, and Aroostook Counly Comrnissíoner,s Office
through the Cøríbou Cie Affice

S'" Ðanration of Fnograrar

T'he Development Frograrn shall continue
all TlF proceeds to ihe Developer"

in ef,feot (15 yea.rs) until final rnaturity and paSmrent of,

IV- M

A. Publia

Aftached hereto as Exhibit F' is a copy of the Notice of Fubtie X{earing heid in accorda¡-rce with
the requirernents of 3û-A h{RS.A, $ 5253. T'he Notico was posted in a nurnber of, conspicuous
locations in the communiiy and in accordanae with the locatr municipal warrant notifi catioa
procedure. It was also advertised in the fuTarcFr 3,2A06 edltion of the tsangor ÐailyNevrs and
piaced on the local Channel 8 television program guide.

B" A.e¡thonizÍng Vofes

Attached as Exhibit G is a copy o
duly called and held on Vlarch 13
Tax Increment Financing Distriot
Ðevelopment Program.

f,the votes adopted at the Fublic Meeting of the city of cariboil
,20t6 approving the designation of the Caribou Ðowntown
by the city officials and approving the adoption of the Ðistrict

Caribou TIF Application 1i 3114t2006



Exhibåt A Credit E¡rhancemenf

The original' and two copies of this agreernent have been previously forwarded to DECE under
separate covef,, and arc included agaínon the following pages.

Caribou TIF Application 11
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March 26,2A07

Steven R. Buck
City Manager
City of Caribou
25 High Street
Caribou, ME 04736

Dear Mr. Buck:

The Maine Department of Economic and community Development (,,the
departrnent") has reviewed. and approved the city of cãribou,s õowntown
Municipatr. Developrnent Tax Incrernent Financing (TIF) District Development
Program (" development program,,), effective today.

The department previously approved the City of Caribou s Downtown
Municipal Development Tax Increment F'inancing (TIF) District ("the district").Þ on March 3A,20A6_

Based on the City of Caribou's application submittal of additionai materials
inciuding an adopted, updated comprehensive pian containing downtown
redevelopmentstrategies, the department notes and appro.r""-th" following: the
diskict term is for a period of fifteen (L5) fiscai yeaÍs through and includinf the
City's 2A20 Íiscalyear, development costs described in the ãevelopment program
including the credit enhancement agreement with Caribou Management, ffb
(Skyway Plaza).

Approval is subject to the follorying provision: should any business receive
TIF payments from this district that exceed $10,000 in a calend ar year, they must
submit an annual written report no later than August Lst of the foilowing year, in
accordance with 5 MRSA $13020-I(3).

/t
1€t,

F'AX: (¿o7i zs7.Ls6iPI{ONE; (zo7) 624-e8ao (volcE)
FatF'l ¿t ,Jl Í[CtÈL!t tÀPU!{



Steven R. Buck
March 26,2A07

Page2

Any changes to this approval including the disfríct, deveiopment program or
buiir require an amenciment that is aciopteci rn the same manner as the initial
designation, and approved by the department.

Please note that all tax incrernent revenues derived from the disfrict must be
depositecl into either a Project Cost Account (for CEA or other TlF-approved
costs) or sinking Fund Account (for approved municipal debt service) and
avaiiable for the development program as authorizedby the clepartrnent .IÍ. any
tax increment revenues írom the district are insiead deposited into the City's
general fund for non-TIF purposes, the incremental properfy values generating
"unsheltered" revenues must be incLuded with the City's equalized assessed
value and reported as sucþ since the value cannot be captured.

The diskict designation remaíns in effect {or fifteen (15) fiscal years or until
the authorized project costs are expended. If for any reason the City decidês to
forfeit this designatior¡ it rnust promptly notify the department.

If you have questions regarding this ap¡rrova1, or the applicability of the
economic development incentive reporting requirenents, please do not hesitate
to contact Daniel Stevenson at 624-7415.

Síncerely,

Õ\hn&ü,
john Richardson
Commissioner

t(-. Jerome Gerard, Acting State Tax Assessor
David Ledew, Director of Property Tax


