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Waterfront TIF District Reconciliation: Narrative 

Act 80 of the 2013 legislative session (with amendment by Act 174 of 2014) requires that all Tax 
Increment Financing (TIF) Districts will be subject to Vermont Economic Progress Council (VEPC) 
oversight provisions.  This includes Districts which were created before 2006 and not previously subject 
to VEPC oversight.  The City of Burlington, whose Waterfront TIF District was created in 1996,   must 
therefore,  pursuant to Section 605 of Rule # 15-P04 (adopted May 6, 2015 in accordance with the 
Vermont Administrative Procedures Act), as per requirements of ACT 80, submit a District Reconciliation 
to the Vermont Economic Progress Council.  The District Reconciliation will serve as the basis for 
performance indicators and potential Substantial Change requests for the District. 

This narrative, supplemented by the attached spreadsheets (including their attendant electronic 
workbooks), together comprise Burlington’s Waterfront TIF District Reconciliation. 

Overview 

A. Original Debt Incurrence Phase 

The Burlington City Council created a Tax Increment Financing District along the central and northern 
Burlington waterfront on January 22, 1996.  Pursuant to provisions of Act 60 (1997), the City Council 
further authorized an expansion of the district extending it to include the Cherry Street spur between 
Battery Street and Bank Street. 

The District was created to rehabilitate the economically depressed Lake Street waterfront area.  The 
Cherry Street spur extension was added in order to enable the revitalization of the Burlington Square 
Mall.  Infrastructure projects focused on making the waterfront and the downtown area more accessible 
and economically vibrant.  The City invested in infrastructure (e.g. parking garages) focused on 
stimulating a market for commercial retail and business office space as well as incenting a market for 
downtown housing.  The projects associated with the first ten year debt incurrence period for the 
District totaled about $17 million dollars, and included development or improvements to the Westlake, 
Lakeside and College Street Parking Garages; as well as Lake Street reconstruction, the execution of a 
purchase option for Urban Reserve land, and development of the Waterfront Fishing Pier.   

These public improvements encouraged substantial business growth.  The 1999 construction of the 
Lakeview Parking Garage resulted in the construction of the then Filenes (now Macy’s) as the anchor 
tenant for the Burlington Square Mall, which coupled with the redevelopment of the Mall.  Westlake 
and College Street Garage improvements resulted in construction of the Marriot Hotel and Hotel 
Vermont as well as the refurbishing of the hotel on Battery Street (now the Hilton).   

While portions of the Waterfront TIF District are municipally owned and do not lend themselves to a 
qualitative analysis based on increased value added to the City’s grand list, the revitalization of the City’s 
Waterfront since the inception of the Waterfront TIF District is self-evident.  Municipal parcels such as 
the bike path and Waterfront Park have created the environment for a wide array of exciting new 
development in the District.  The following is a historic summary: 



2 
 

 216 Lake Street – 10 units 
 200 Lake Street –   total of 19 units 
 Burlington Bay Market– development and expansion  
 Lake & College – 62,726 sf of commercial/office/retail 
 Leahy Center for Lake Champlain - ECHO Lake Aquarium and Science Center 
 Public Boat Launch completed 
 New Coast Guard facility completed  
 Fishing Pier completed in 2002  
 300 Lake Street – 40 units of mixed rate housing 

 
At the conclusion of FY 2014, the City was able to identify 76 businesses in the District. 

 

B. Post Legislative Extension of Debt Incurrence Authority 

Section 83 of the Vermont Recovery and Reinvestment Act of 2009 (Act 54) extended Burlington’s 
authority to incur indebtedness within the District beginning January 1, 2010.  This extension of the debt 
incurrence period was further extended through 2019 by Act 80 (2013).  As a result, the City has been 
able to pass two additional ballot items. 

 In 2012, Burlington voters approved the issuance of $6.05 million of debt to pay for Burlington 
Bike Path improvements and for the Waterfront Access North project.  

 In 2014, Burlington voters approved the issuance of $9.6 million of debt to pay for additional 
public improvements to the City’s northern waterfront in support of a slate of “PIAP’ projects.  
In 2012, the City launched the PIAP (Public Investment Action Plan) for the District as a public 
input process to solicit and review projects for the Waterfront which the City would support by 
delivering the public infrastructure needed for the proposed projects.   

 Approved PIAP projects consisted of the following: 

(a) New Moran: mixed-use redevelopment of the building with a focus on multi-

purpose arts and events space, local foods, and green energy innovation; 

(b) Waterfront Park Upgrades: site improvements to electrical and water infrastructure 

to enhance Vermont’s most visited public park; 

(c) Lake Champlain Community Sailing Center: site improvements for a permanent 

home and new building for the Community Sailing Center; 

(d) Burlington Harbor Marina: construction of a marina on our northern waterfront to 

meet the burgeoning need for boat slips in our harbor; 

(e) Sustainability Park: construction of new outdoor amenities, educational 

installations, and lake protection facilities on land surrounding the ECHO Lake 

Aquarium and Science Center, Leahy Center for Lake Champlain; and 
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(f) Waterfront Access North: site improvements increasing access to the northern 

waterfront, landscaping, environmental remediation, lake protection, and utility 

relocation 

 

 The City bonded with the Vermont Municipal Bond Bank for $7.8 million in July 2014.  This 
issuance covered the $6.05 million authorized by the 2012 voter approved ballot item as 
well as $1.75 million of PIAP authorizations from the 2014 voter approved ballot item. 

 Proceeds from the bond being used for renovating and enhancing sections of the Bike Path 
that are located in the Waterfront TIF District (essentially between Perkins Pier and the 
northern end of the Urban Reserve).  Construction of these improvements began in FY2015 
and will continue into FY2016 and FY2017. 

 Proceeds from the bond being used for the construction of the Waterfront Access North 
project include: Brownfield remediation, utility undergrounding, consolidated parking, new 
skatepark, sidewalks, plantings, stormwater and lighting improvements. Construction was 
begun in 2013 and has continued through 2015 and will be completed in 2016.   

 FY 15 report will be submitted in early 2016 and this narrative can be used to supplement 
that report.   

 The above mentioned PIAP projects, for TIF accounting purposes are classified as City TIF 
public infrastructure projects which will use 100% of TIF dollars to construct the City’s public 
infrastructure to incent the associated private development projects.  For example, the 
Community Sailing Center projects a $4 million construction project.  Independent of that, 
the City is contributing $500,000 in 100 % TIF funded public infrastructure to support the 
project.     

 Historically speaking, over the life of the Waterfront TIF District, approved TIF projects have 
been paid for wholly with TIF dollars.  That said, there have frequently been additional 
phases to projects or projects adjacent to TIF projects that have been funded with federal 
(e.g. SAFETEA-LU) and State (e.g. Vermont Downtown Program) dollars.   Spreadsheets and 
workbooks submitted with this narrative reflect the 100 % TIF funding of City investment in 
public infrastructure. 

 There are two exceptions to this approach and they are the Bike Path and Waterfront 
Access North projects described above, both of which remain in active construction.  

 Waterfront Access North (WAN) has a total anticipated construction cost of $9,116,485 and 
has multiple funding sources (federal, state, local and private). It also includes most of the 
public infrastructure improvements that support the private development of the Lake 
Champlain Community Sailing Center (CSC).  There is $3.9 million ($3.4M WAN & $500k CSC) 
of TIF participation in the project or approximately 42% from the 2012 and 2014 
authorization for Waterfront Access North and the Lake Champlain Community Sailing 
Center. 

 Bike Path has a total City Council approved anticipated cost for Phase 1a and 1b of 
$2,146,922.  Phase 1a was completed in 2015. There were additional funds used for the 
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project from the City’s Penny for Parks capital program of $45,000, Bike Path Improvement & 
Maintenance Fund of $89,000 and the Conservation Legacy Fund of $36,000.  Phase 1b is 
anticipated to begin construction in the spring of 2016.   

 

C. Increase in Grand List Value to the District 

 

The Original Taxable Value of Burlington’s Waterfront TIF district was $42,412,900 and the current value 
as of April 1, 2014 was $136,086,300.   The spreadsheets and electronic workbooks submitted with this 
narrative show this growth through 2014 reporting and project future growth from 2016 on.  This 
information is intended to be supplemented annually by City reporting for the District (City to submit 
report for FY 2015 by January 15, 2016). 

 

D. Projected Future Real Property Development 
 

The following is a summary of the currently anticipated Real Property development in the Waterfront 
TIF District: 

 Burlington Town Center Redevelopment – This project is still being negotiated but has potential 
to be of a magnitude that would involve substantial tens of millions of dollars of private 
investment (potential retail, housing and office space), public infrastructure (parking garages, 
public space, public pedestrian and bikeways) and ultimate increased grand list valuation.  The 
City anticipates significant communications with VEPC around the project and potential TIF 
applications.  That said, all negotiation and discussion contemplates that public infrastructure 
investment must be supported by a showing that the corresponding increment projections for 
the private development will be sufficient to service the TIF debt incurred by the City.  

 The private development (landside) associated with the public private partnership to develop a 
new marina at Perkins Pier.  The City notes that the attached spreadsheets project a surplus of 
accumulated TIF increment amounting to nearly $3 million at the end of the life of the District if 
no additional TIF projects are advanced beyond those which have already been approved by the 
voters. That surplus could conceivably be sufficient for the City to advance a municipally owned 
marina standing alone without private development investment.  The City, however, hopes to 
advance a project with private development opportunities advancing in tandem with a Perkins 
Pier marina, and therefore all negotiation and discussion regarding public-private partnership 
will, similar to the scenario for the Town Center described above, contemplate that any public 
infrastructure advanced to incent private investment will need to be ultimately supported by 
corresponding increment projections from the resulting private development that are shown to 
be sufficient to service the TIF debt incurred by the City. 
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E. Attachments: 

(1)  Waterfront TIF District Property Listing – with OTV included 
(2) Waterfront TIF District Detailed Map (PDF) (Note – VEPC submission to include electronic 

file of corresponding shape files) 
(3) Waterfront TIF – Schedule of Indebtedness (PDF) (Note – VEPC submission to include Excel 

Workbook for same) 
(4) Waterfront TIF – Schedule of TIF Revenues and TIF Debt Service Payments (PDF) (Note – 

VEPC submission to include Excel Workbook for same) 
(5) Waterfront TIF – Existing and Project TIF – Revenues and Payments (PDF) (Note – VEPC 

submission to include Excel Workbook for same) 
(6) Waterfront TIF – OTV and Increment Generated Statement (thru FY 2014) (PDF) 
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