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Waterfront TIF District Reconciliation Amendment: Narrative 

Act 80 of the 2013 legislative session (with amendment by Act 174 of 2014) required that all Tax 
Increment Financing (TIF) Districts were be subject to Vermont Economic Progress Council (VEPC) 
oversight provisions.  This included 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, 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, submitted a District Reconciliation to 
the Vermont Economic Progress Council (VEPC) on December 16, 2015.   The District Reconciliation 
serves as the basis for performance indicators and potential Substantial Change requests for the District. 

This Reconciliation Amendment narrative, supplemented by its referenced attachments, constitutes 
Burlington’s Waterfront TIF District Reconciliation Amendment.  The rational for making this 
amendment is rooted in a legislative change affecting circumstances involving the Waterfront TIF 
District.  Because the Waterfront TIF District was a District which was created before 2006, the City of 
Burlington sought a legislative change to its debt incurrence and debt retention timelines for a portion 
of the District in order to support redevelopment of the Burlington Town Center, a property located on 
three parcels within the District.  In its 2016 session, the legislature enacted these changes in Section 9a 
of Act 134 (Miscellaneous Tax Bill), which in turn thereby amended Section 18 of Act 80 of the 2013 
legislative session.   

These amendments to Act 80 essentially constitute a legislatively authorized substantial change to 
Burlington’s Waterfront TIF District.  Therefore, while VEPC need not approve the change, the City of 
Burlington does need to provide necessary and appropriate updates to its 2015 TIF District 
Reconciliation in order to properly reflect the projections for future real property development, public 
infrastructure investment, schedules, debt incurrence and debt service in light of the legislative changes. 

Overview: 

A. Projected Future Real Property Development 

The following is an amendment to the previously submitted Burlington Town Center summary in the 
anticipated Real Property development section of the Waterfront TIF District Reconciliation: 

Burlington Town Center Redevelopment (BTC) – This project is currently proceeding under a
Predevelopment Agreement (“PDA” - see Attachment 1 - executed May 12, 2016).
Final details of the deal are still being negotiated but the project anticipates approximately $249
million of construction resulting in $87 million of tax increment (growth to the City grand list).
The proposed project itself has been evolving conceptually as the developer has engaged with
the City and the public in a wide variety of forums.  Most recently, the developer presented a
preliminary sketch plan to the City’s Design Review Board for preliminary review.  See
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Attachment 2 for the Preliminary Sketch Plan Review Set submitted by the developer for the 
project.  
  

B. Projected Future Public Improvements 

In support of this private development, the City is prepared to invest in approximately $22 million of 
new public infrastructure; to include acquisition and construction of two new city blocks of public right-
of-way (St. Paul and Pine Streets between Cherry and Bank Streets) as well as street improvements 
conforming to the City’s Great Streets initiative for 6 additional city blocks (Cherry Street from Church 
Street to Battery Street as well as Bank Street between Church Street and Pine Street).  Attached please 
find three items:  

 Attachment 3: Map of Burlington Downtown – highlights BTC property which is the subject of 
the 2016 legislative amendment to Act 80; the proposed right-of-way acquisitions of St. Paul and 
Pine Street; and the six other blocks (see Cherry Street and Bank Street) designated for public 
improvement upgrades. 

 Attachment 4: Select sections from Burlington’s Transportation Plan – adopted as part of the 
City’s Municipal Development Plan in 2011.  These concepts will drive the specifications for the 
public street improvement piece of the project.  Implementation of these concepts is currently 
commencing, and will first roll out as a part of the Phase One Voter approved Great Streets 
Project in Burlington’s other TIF District; the Downtown TIF District.  The City is expecting to 
commission specific schematic renderings of the proposed street improvements for the project 
in the coming months. 

 Attachment 5: Spreadsheet of a preliminary cost estimate for the City’s Public Improvements 
component to the BTC redevelopment project.  The City is expecting to commission a more 
detailed cost estimate for the proposed street improvements for the project in the coming 
months. 
 

C. Post Legislative Extension of Debt Incurrence Authority 

Act 134 (2016) extended Burlington’s authority to incur indebtedness for the three properties which 
comprise the Burlington Town Center (BTC) within the District to June 30, 2021 (subject to the City of 
Burlington’s submission to VEPC of a construction contract with a completion guarantee by the owner of 
the parcels evidencing commitment to construct not less than $50 million of private development on 
the parcels).  

 In November, 2016, it is anticipated that Burlington voters will be asked to approve a ballot item 
calling for authorization to issue up to $22 million of debt to pay for the right-of-way acquisition 
and streetscape improvements referenced above.  Under the terms of the PDA, the 
improvements will be constructed by BTC and accepted by the City and paid for by the City 
when not only the public improvements but also the project itself has been completed to the 
City’s satisfaction.  This assures the City that the private development (and its resulting property 
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taxes) will be in place to service the City’s debt.  Construction is scheduled to commence in 
2017; with completion in 2019. 
 

 The BTC project, for TIF accounting purposes, will be classified as a City TIF public infrastructure 
project which will use 100% of TIF dollars to acquire and construct the City’s public 
infrastructure to incent the associated private development project.   

 
D. Post Legislative Extension of Debt Service in Grand List Value to the District 

The Original Taxable Value of Burlington’s Waterfront TIF district was $42,412,900 and the value as of 

April 1, 2014 as reported in the 2015 TIF District Reconciliation was $136,086,300.   The spreadsheets 

and electronic workbooks submitted with the reconciliation narrative showed the growth through 2014 

reporting and projected future growth from 2016 on.  That information demonstrated that the district 

was projecting a surplus at the end of the district’s then allowed 20 year period of State Education Fund 

Tax Increment retention (i.e. at the close of FY 2025).   The City now supplements that submission with a 

separate spreadsheet which reflects the projected tax increment to be generated by the three parcels 

which the legislature has authorized continued tax increment retention for through the close of FY 2035.  

These BTC parcels are shown in the spreadsheet to fully cover the debt service for the public 

improvements referenced above that the City will make in support of the project (See Attachment 6).  

Irrespective of an estimate from the developer of plans for approximately $249 million of construction 

for the project, the City Assessor has carefully made a projection of grand list value for the property 

after redevelopment of approximately $114 million, which in turn would mean approximately $87 

million of incremental growth to the grand list as a result of the project.  The City Assessor arrived at 

these numbers by using conservative estimates for appraisal of the planned new retail, housing and 

office space which will be created at BTC.  This was done purposely, in order to be sure that there will be 

sufficient tax increment generated by the project to enable the City to service its debt for the planned 

public improvements. 

E. BTC – Evaluation of Economic Impact 

In addition to utilizing economically conservative projections for grand list growth, interest rates for 

debt service, and tax rates as referenced in Attachment 6, the City is also, at this point, inclined to be 

conservative with all of the various other performance indicators which might be utilized going forward 

for purposes of assessing the success of this project.  The City has received, reviewed and includes as its 

Attachment 7, Professor Michael Chiang’s BTC – Evaluation of Economic Impact report, which was 
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commissioned by BTC in 2016.  Projections of job creation, tax revenues in addition to property tax 

revenues, and other economic indicators are carefully set out in the report.  As with the City Assessor’s 

conservative projection of grand list value for the property after redevelopment, the City takes a 

conservative position in assessing the potential economic impacts which can be projected for the 

project, but looking at Dr. Chiang’s projections, the City believes that such a report further justifies the 

City’s commitment to investment of up to $22 million in public improvements.    

F. Attachments: 
(1) Burlington Town Center – Predevelopment Agreement  
(2) BTC Preliminary Sketch Review Set 
(3) Map of Burlington Downtown – TIF & BTC 
(4) Burlington Street Design Guidelines 
(5) BTC Project Public Improvements – Preliminary Cost Estimates 
(6) Waterfront TIF – BTC Schedule of TIF Revenues and TIF Debt Service Payments (PDF) 
(7) Professor Michael Chang’s BTC – Evaluation of Economic Impact report 
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Burlington Waterfront TIF District
Annual Education Property Tax Revenue

With and Without Burlington Town Center Redevelopment

Base Annual Education Property Tax Revenue

Incremental Annual Education Property Tax Revenue starting in 2025 without Mall Development

Incremental Annual Education Property Tax Revenue starting in 2025 with Mall Development

Post TIF Annual Education Property Tax Revenue starting in 2035 without Mall Development

Post TIF Annual Education Property Tax Revenue starting in 2035 with Mall Development


