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TIF Refresher

• Municipal TIF (MTIF, overseen by DECD)
• Downtown TIF
• Transit-Oriented TIF 

• Affordable Housing TIF (AH TIF, overseen by MaineHousing)

I   Two general TIF categories:

• Help to direct development and incentivize city priorities. 
• Shelter new value from state and county funding formulas.

II  Advantages for cities:

• Each TIF district has a development plan.
• Records details of the district and provides a plan for how TIF 

revenues can be spent.
• Can be amended by the city council at any point using the 

appropriate public process.

III Development plan:
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TIF Sheltering and Tax Shift
Ellsworth loses approximately $0.64 of every dollar of tax revenue. 

$66,481
$103,747

=  64%
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Development Plan Municipal Expenditures
Each TIF district has an approved municipal investment plan. 
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Development Plan Municipal Expenditures
Each TIF district has an approved municipal investment plan. 

Description of 
projects that TIF 
revenues can be 
used for.

Shows the 
maximum
amount of TIF 
revenues that can 
be spent in this 
category without 
an amendment.

Citation from Maine 
statute that shows 
TIF revenues may be 
spent according to 
the project 
description. 

Funds spent in that 
category. 
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Overview: Beckwith Hill MTIF District
Baseline information:

◦ Economic development focused for commercial and business
◦ Duration is April 2001 to March 2031
◦ OAV = $21,509,555, 1,013.06 ac

Amendments:
◦ Amendment 1 in 2008 and Amendment 2 in 2012

◦ Amendment added property, allowable expenses and extended the district to 30 
years.

Capture:
◦ 67% of new value captured with the capture tapering down to 

20% during the last 5 years of the district. 

District Revenues:
◦ FY ‘26 revenue = $627,000 (100% would be $936,000)
◦ Total revenues = $11,135,295
◦ Total remaining = $1,105,349* 
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Overview: Leonard Lake Senior AH TIF
Baseline information:

◦ 26-unit senior housing project on 2.83 acres
◦ July 1, 2012 to June 30, 2033, 21-year district
◦ OAV = $789,500, 20.94 ac

No Amendments

Capture:
◦ 50% to developer and 50% to Moore Sr Center and 

Knowlton Park development. 

District Revenues:
◦ FY ‘26 revenue = $318,000 (half to developer)
◦ Total revenues = $2,057,803
◦ Total remaining = $184,171*
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Overview: Oriole Way Workforce AH TIF
Baseline information:
◦ 50-unit family residential housing. 
◦ Duration April 1, 2017 - March 31, 2047
◦ OAV = $568,042, 4.67 acres

No Amendments

Capture and CEA:
◦ 100% capture for 50% to Developer and 50% to K-

12 operating costs. 

District Revenues:
◦ FY ‘26 revenue = $125,300, half to developer
◦ Total revenues = $605,699 
◦ Total remaining = $103,265*
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Overview: Oriole Way Senior AH TIF
Baseline information:

◦ 29-unit senior residential housing project, households 
not exceeding 60% of AMI

◦ Duration August 14, 2020 and expires March 31, 2050
◦ OAV = $122,900, 2.73 acres

No Amendments

Capture and CEA:
◦ 100% capture for 50% of new taxes to developer and 

50% to city for debt service on Moore Senior Center.

District Revenues:
◦ FY ‘26 revenue = $74,000, half to developer
◦ Total revenues = $259,563
◦ Total remaining = $0*
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Overview: Downtown Corridor TIF District
Baseline information:

◦ Duration July 1, 2026 – June 30, 2056
◦ OAV = $79,301,340, 314.66 acres

No Amendments

Capture:
◦ Up to 100% capture. 
◦ No CEAs
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Overview: Central Corridor TIF District
Baseline information:

◦ Duration July 1, 2026 – June 30, 2056
◦ OAV = $15,889,890, 582.40 acres

No Amendments

Capture:
◦ Up to 100% capture. 
◦ No CEAs
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Financial Impact of Ellsworth’s TIF Districts
TIF revenues are most effectively used to offset general fund expenses. 

General Recommendations: 
 Unless saving for an identified capital expenditure, try to spend all TIF revenue in the year it is realized. 
 Review allowable expenditure for each TIF district every 3 to 5 years to:

 Ensure city funds are being spent.
 Review changes to the TIF statutes allowing for additional types of expenditures.
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TIF District Expenses to be Added
GENERAL RECOMMENDATIONS FOR BECKWITH HILL* AND LEONARD LAKE:
1) Amendment to add the following expenditures:

1) Specific roads/sidewalks that need repair/upgrades due to activity in the district 1(A)(1). Can be leading to the district, as well 1(B).
2) Professional services costs (1)(A)(4) – external, particularly legal expenses related to TIF
3) Administrative costs (1)(A)(5) – portion of time for assessor/tax collector, finance, manager in connection with the implementation and 

administration of the development program.
4) Firefighting equipment, apparatuses and vehicles (1)(B)(2) – salaries/benefits are not allowable expenses.
5) Police equipment, apparatuses and vehicles (1)(B)(2) – salaries/benefits are not allowable expenses.
6) *Subscriptions to COGs or other regional economic development groups (1)(C) (only allowed for Beckwith Hill TIF revenues)

2)  Amend to add language that allows for capture “up to 100%” of increased value.
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Short-Term Projects Eligible for TIF 
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Mid-Term Projects Eligible for TIF 
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Beckwith Hill MTIF Recommendations

1. Amend for the Beckwith Hill MTIF District 
◦ Allow for capture “up to 100%” of new value in the district. 
◦ Amend municipal investment plan to include some municipal expenses that can be added.
◦ Add eligible short-term projects from CIP.

2. Review comprehensive plan expenditures for transit-oriented and/or affordable housing 
development.

1. Extend current district up to 20 years if 75% of TIF revenues can be used for above-mentioned projects. 
◦ Always have the option to capture less than 100% of district value.
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Leonard Lake AH TIF Recommendations

1. Amend Leonard Lake Senior AH TIF District
◦ Extend TIF district to the full 30 years to 2042 (currently expires in 2033). 

◦ CEA to developer also ends in 2033, so city will retain all TIF revenues for the last 8 years.

◦ Capture up to 100% of value. 

2. Update municipal expenses to fund Moore Center and Knowlton Park project upgrades and other 
recommended items on CIP short-term project list. 
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Oriole Way Workforce AH TIF Recommendations

District generated $125,300 in FY’ 26 with a 50% reimbursement to the developer. 

No real flexibility in this district.

The city’s share of funds ($62,650) is allocated to K-12 education costs, which would otherwise need to 
be raised from property taxes. It is recommended that the district continue as it currently operates.
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Oriole Way Senior AH TIF Recommendations

District generated $73,945 in FY’ 26 with a 50% reimbursement to the developer. 

No real flexibility in this district.

The city’s share of funds ($36,973) is allocated to operating expenses and debt service at the Moore 
Senior Center. It is recommended that the district continue as it currently operates. 

• If operating expenses for the Moore Senior Center consistently fall below the city’s annual share of funds, an 
amendment should be considered to add allowable expenditures.

20LAROCHELLE CONSULTING, LLC



Other Recommendations

1. Maximize tools for Ellsworth’s downtown
◦ Create a “Downtown” TIF district

2. Develop cascading TIF districts with overlapping projects
◦ With the creation of Central Corridor Omnibus MTIF District, the city did coordinate projects across MTIF districts.

3. Create a process for developers and businesses to approach the city with requests. 
◦ There are many different models. 
◦ Develop a TIF policy that clearly signals the city’s priorities to the  business and development community and 

encourages continuity across projects and across councils.

4. Staff evaluates planned capital investments when no CEA is being requested to determine if TIF 
revenues would benefit the city.
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