
 
 
 

 

 

M E M O R A N D U M 
 
To: St. Johnsbury Select Board  
 
From: Stephanie Hainley, White + Burke  
 Joe Kasprzak, Town of St. Johnsbury 
 
Date: June 19, 2019   
 
Re: St. Johnsbury TIF – District Plan Draft Update 
 
Enclosed please find the updated TIF District Plan draft for your review and input. This 
consists of the following statutorily required components: 
 

1) “St. Johnsbury TIF District Plan Draft” narrative, dated June 19, 2019. 
2) Financial Analysis Tables, dated June 19, 2019: 

 5H – Parcel Data 

 5I – Infrastructure Projects 

 5J – Infrastructure Impact & Nexus 

 5K – Real Property Development 

 5L – Real Property Incremental Value 

 5M – Annual TIF Revenues 

 5N – Projected TIF Revenue & Share 

 5O – All Revenue Sources by Year 

 5P – Summary of Annual Debt 

 5Q – Debt Service Schedule 

 5R – Cash Flow 

 5S – Related Costs 
3) Maps: 

 Official TIF District Map, Attachment 5G, dated April 2019. 

 Official TIF District, Attachment 5G Whole Town, dated April 2019. 

 Map 5F – Regional Map. 
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Since the last Working Draft, we have added the tables and the maps and updated the 
project descriptions and highlights of the plan in the narrative (please see pages 6-7 and 
8-11, respectively). Some of the financial tables are in progress. Table 5H contains the 
parcel data with the updated property values as a result of the partial reappraisal. This is 
subject to change based on any property owner grievances. Tables 5J and 5K will be 
completed by the end of this week and sent to you for review; these will give further 
explanation and categorization to the existing project descriptions in the narrative. The 
intent at this time is to provide some estimates to give a sense of scale and order of 
magnitude of the possible project financials. All tables are likely to change somewhat 
based on input and further analysis, as this is still in draft form.  
 
During your review, please keep in mind that we welcome input and feedback about the 
projections and direction of the plan. It is also important to note that these are simply 
conceptual projections, and this is not an action plan. There are no deals with any 
property owners at this time and investment estimates or future property values are not 
guaranteed. This plan acts as a menu for the Town in its economic development 
investment strategy. Concurrent conversations with the property owners are underway to 
get some of these ideas into the pipeline. But given that there is a ten-year window for 
infrastructure investment, it is likely that this plan will be iterative and organic depending 
on how the District grows. As project estimates and projections evolve, we fully expect 
that the Town will report these to the Vermont Economic Progress Council (VEPC) and 
as needed, seek substantial change amendments to the Plan. 
 
We look forward to reviewing this with you at the Select Board public meeting on June 
24, 2019. Depending on feedback and timing, we expect to submit a final version of the 
Plan for your review and approval at the meeting on July 8 or July 22. 
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Statement of Purpose 

St. Johnsbury is creating a Tax Increment Financing district to provide incremental 
revenue for infrastructure improvements that will stimulate the development of several 
priority sites within downtown St. Johnsbury. Development projects could include long-
term housing units, office space to accommodate state agencies and the growing 
demand for professional space, and commercial that will occupy first floor spaces 
within the identified development projects. It is the Town’s intent to use TIF to catalyze 
development and to remediate and redevelop brownfields within St. Johnsbury’s 
Designated Downtown. Town officials are focused on development projects that will 
create new affordable housing, address issues of transportation and circulation in the 
core of the Town, and catalyze further economic growth in one of the state’s most 
dense areas, in keeping with the intent of 24 VSA 1893.  

St. Johnsbury – A Snapshot 
St. Johnsbury (known locally as "St. J") is the shire town of Caledonia County, Vermont, 
United States. The population was 7,603 at the 2010 census. St. Johnsbury is located 
approximately 10 miles (16 km) northwest of the Connecticut River and 48 miles (77 km) 
south of the Canada-U.S. border. 

St. Johnsbury is located within the Northeast Kingdom of Vermont (NEK). Traditionally 
the NEK is the poorest region in the state with poverty levels in the 13%-15% range. 
Although St. Johnsbury, (and Caledonia County), boast better metrics than the other 
two counties that make up the NEK (Essex and Orleans), St. Johnsbury falls well below 
the state averages. St. Johnsbury’s AMI is $54,504 vs. the state AMI of $64,771. The 
median family income for a family of four is $74,886 vs. the state median income of 
$82,922.  

Once a booming downtown and home of a vibrant railroad system, St. Johnsbury 
struggles like many rural communities with poverty, lack of a skilled workforce, 
deteriorating housing stock, out-migration of young people, empty storefronts, 
brownfields, and an aging population. Several of the iconic downtown buildings have 
fallen into disrepair making private investment in the downtown too risky for private 
investment.  

St. Johnsbury received its Designated Downtown in 1999 when the program was first 
made available. According to a recent report filed to the state, St. Johnsbury’s 
Designated Downtown is home to 211 businesses and 33 vacant storefronts (12.5%).  

Over the last twelve years, downtown businesses have invested over $2.2M in their 
properties and have received $1.1M in Designated Downtown Tax Credits. Of the $2.2M 
invested $1.8M was spent on two projects: $1.1M at 438 Railroad Street to replace the 
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building that was lost in a fire in 2012 and $738K was invested in a property located at 
1350 Main Street. Except for those two projects, no significant investment has been 
made by the private sector since 2007 until Housing Vermont purchased the Depot 
Square Apartments building at 10 Eastern Avenue in July of 2018. 

In 2016 the Town invested $750K in a Railroad Streetscape project, and in 2017 the Town 
invested $363K in the Depot Square Park project. These two municipal projects have 
improved the aesthetics and walkability of the downtown. Although these 
improvements have been well-received, there is much more to be done to catalyze 
more significant development. 

The Town’s Grand List has seen a steady decline from $594M to $552M over the last ten 
years, and concerns of an aging population with declining incomes are particularly 
concerning considering the rising costs of municipal maintenance budgets and 
emergency services. 

Data obtained from the U.S. Census Bureau showed that St. Johnsbury’s Census 
Designated Place (CDP) experienced population growth of only one person between 
2000 and 2010, and a decline of 63 households (-2.3%) during this same period. 
Between 2010 and 2016, the population declined by 91 (- 1.5%) and households 
declined by 41 (-1.6%). Between 2016 and 2021, it is projected that St. Johnsbury’s 
population and the number of households will continue to decline, albeit at a smaller 
rate compared to past years. During this period, the population is projected to 
decrease by 59 (-1.0%), and the number of households is projected to decrease by 23 (-
0.9%). 

Nearly 3,000 People Commute into St. Johnsbury for work on a daily basis – based on 
data reported by www.onthemap.com.  There were a total of 3,741 persons employed 
and working within St. Johnsbury in 2015. While 924 (24.7%) of these employed persons 
also live in St. Johnsbury, the town has a notable inflow and outflow of employed 
persons. A total of 1,573 workers leave St. Johnsbury for employment during the day, 
while 2,817 people that work in St. Johnsbury commute from outside of St. Johnsbury. 
This inflow of 2,817 workers represents an opportunity for the town to retain such 
commuters as permanent residents. 

Private Development Barriers 
Brownfields continue to be a factor restricting downtown development. Lead paint, 
asbestos, polychlorinated biphenyls (PCB’s), soil-gas contaminants associated with dry-
cleaning operations, and petroleum-based contaminants have been identified in 
buildings within the downtown. Town Officials continue to work with property owners 
and state officials to identify and develop strategies to remediate these properties. The 
inability to budget for brownfield cleanup remains a challenge, and the ability for the 
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Town to assist with remediation could significantly reduce the burden and uncertainty 
for developers. 

Housing has also been a hurdle for business development. Both the lack of available 
housing and the age of the housing stock (average age is 70yrs. vs. state average age 
of 35 yrs.) makes it difficult for the workforce to find quality housing close to their jobs. In 
December of 2017, the town received a Housing Needs and Assessment report that 
was funded by a grant from the State of Vermont’s Community Development Program. 
The report shows that the largest share (63.2%) of rental housing supply in St. Johnsbury 
was built before 1950. No new housing has been added since at least 2010. Many of 
the rentals are reaching an age that require notable repairs and/or modernization. 
Housing in the surrounding area is comprised of a broader range of housing, in terms of 
age. As such, it is likely that prospective renters and homebuyers looking for a more 
modern product will have their housing needs met outside of the area’s main 
downtown. 

Community Engagement 
The Town of St. Johnsbury was the recipient of a “Community Visit” by the Vermont 
Council on Rural Development in 2015. This well-attended event brought two hundred 
stakeholders and residents together to define both key assets and key concerns of the 
Town. It resulted in the creation of several committees, each tasked with working on a 
particular piece of the St. Johnsbury revitalization puzzle.  

Committees included Housing, Communications, Downtown Revitalization, and 
Riverfront Revitalization. Four years later, committee members remain engaged and 
continue to work with Town Officials to prioritize projects, identify resources, and 
develop timelines. As a result, the Town has procured several grants and has committed 
significant resources to see these community-led projects through to fruition.  

Through the efforts of the Riverfront Committee, the town received a Municipal 
Planning Grant (MPG) from the Department of Housing and Community Development, 
to develop a master plan connecting the riverfront to the downtown. This was 
completed in 2017. In the spring of 2017, the town was awarded a $425,000 Northern 
Borders Regional Commission Grant to build the trailhead and recreation path and 
connect the Designated Downtown to the riverfront. This construction will be 
completed in 2019. The Town would ideally have positive momentum using TIF to pave 
the way for future infrastructure improvements necessary to stimulate private 
investment along the riverfront. 

The Downtown Revitalization and Communications Committees are led by the St. 
Johnsbury Chamber of Commerce, which is also the Designated Downtown 
organization. The St. Johnsbury Chamber utilizes the Main Street Approach “which is a 
proven strategy that encourages communities to take steps to enact long term 
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change, while also implementing short term, inexpensive activities that attract people 
to the downtown and create a sense of enthusiasm and momentum about their 
community” (ACCD website). All of the committees have active participation, and 
specific goals and objectives focused on making St. Johnsbury a better place to live, 
work, and play.  

Leaders from St. Johnsbury’s largest employers and institutions participate on these 
committees. Representatives from St. Johnsbury Academy, St. Johnsbury public school 
system, Weidmann Technology Inc., Northeastern Vermont Hospital, the Fairbanks 
Museum, the Athenaeum, NCIC, NVDA, the Select Board, the Planning Commission, the 
St. Johnsbury Chamber of Commerce, local banks, business owners, and state agency 
workers participated with residents on these committees. The Town showed its 
commitment to the revitalization process by hiring a full-time economic development 
specialist in 2015 to take the lead on downtown revitalization. 

Members of these committees, along with residents, and town officials, participated in 
the recent Town Plan process to ensure that the efforts are aligned and represent a 
broad cross-section of the town population. On July 19, 2017, St. Johnsbury’s new eight-
year Town Plan was adopted. This document acts as the guide and provides direction 
as the Town works to revitalize St. Johnsbury. Tax Increment Financing was mentioned 
explicitly as a priority for St. Johnsbury: 

“2.5 Economic Development Policy: Invest in business and industry with access to 
jobs that increase the median income of St. Johnsbury households, support 
diverse employment opportunities, and contribute to the quality of life and well-
being of all residents… Work to grow economic development incentives (i.e., Tax 
Stabilization, Tax Increment Financing, Home Buyer Incentives, Public Utility 
Incentives, etc.).” 

TIF alone will not be the answer to St. Johnsbury development woes. But teamed with 
other resources that could include the newly formed Opportunity Zones, VCDP CDBG’s, 
Downtown Tax Credits, Foreign Trade Zone status, and community investment, St. 
Johnsbury’s revitalization efforts will be more significant and accelerated. 

Economic Development History 
At the January 30, 2017 St. Johnsbury Select Board meeting, Select Board members 
voted to join a consortium to support efforts to expand the number of allowed Tax 
Increment Financing (TIF) Districts in the state. The Select Board voted unanimously to 
allocate funds from the economic development reserves to join Springfield, Newport, 
Rutland, Montpelier, and the Brattleboro Development Corporation to hire White + 
Burke Real Estate Investment Advisors, Inc. to lobby to have the moratorium on the 
creation of TIF Districts lifted. 
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Consequently, the legislature voted to lift the cap on TIF Districts and made available six 
(6) new TIF Districts. 

In December of 2017, St. Johnsbury received a Municipal Planning Grant from the 
Vermont Community Development Fund to determine whether TIF was a viable tool for 
St. Johnsbury and review potential development opportunities and appropriate 
development sites. The scope of work also included the mapping of a proposed TIF 
District in downtown St. Johnsbury. 

After the proposed TIF District Boundaries were identified, Town Officials worked to 
amend the Design Control District (DCD) and Designated Downtown (DDT) to 
encompass the prime redevelopment sites and match the Town’s desired TIF boundary. 
The Select Board approved the DCD on March 25, 2019, and the Designated 
Downtown Boundary Amendment was approved by the State of Vermont’s Designated 
Downtown Board on April 22, 2019. 

The St. Johnsbury Select Board approved the submittal of the letter of intent to apply to 
the Vermont Economic Progress Council on April 22, 2019 (sent to VEPC on April 24, 
2019). 

On May 13, 2019, the Town received a letter from the Public Valuation and Review 
Division (PVR) of the Department of Taxes approving a partial reappraisal during the 
spring of 2019. The partial re-appraisal approval was instrumental in the TIF process as it 
enabled the town to set the required Original Taxable Value (OTV) for the parcels within 
the proposed TIF District. 

Throughout the TIF feasibility process, Town Officials have used resources made 
available by the State of Vermont Agency of Commerce and Community 
Development along with outreach to Vermont communities with TIF Districts. Discussions 
about best practices were had with Bennington, St. Albans, Montpelier, and Winooski 
along with a site visit to St. Albans in 2018. Public meetings and hearing have been held 
seeking public input at every juncture of the TIF planning process. Multiple meetings 
have taken place with VEPC, PVR, and ACCD as St. Johnsbury moved through the 
process of preparing the Town of St. Johnsbury for submittal of its TIF District Plan to 
VEPC. 

These economic development initiatives have momentum and the creation of this TIF 
District will be the next step in many to bringing the Town’s goals to fruition. 

“But For”    
Over the last 40 years, St. Johnsbury has seen little to no significant development within 
its downtown core. Once a thriving retail center that attracted shoppers from the 
region (including New Hampshire) St. Johnsbury has seen its retail sector dwindle with 
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the coming of the box stores in tax-free New Hampshire, and recently, the effects that 
Amazon has had on the retail industry sector. St. Johnsbury’s downtown has thirty-three 
(33) empty commercial spaces, and many of the buildings and public infrastructure 
suffers from deferred maintenance.   

Water lines are undersized in parts of the downtown, and several of the town sewer lines 
serving the businesses and residents are 100+ years old.  

The adverse effects of a prominent dry-cleaning industry are having a significant 
impact on downtown development. Recently, multiple downtown properties were 
identified as brownfields. Two development projects were halted because of the 
uncertainties about the contamination, the costs of clean-up, and the liability 
associated with property ownership. It is likely that some level of remediation is required 
for every development project identified within this plan. Most significantly the 
Calderwood and Armory projects have major brownfields issues that have resulted in 
foregone investment and nothing is likely to develop without public involvement.  

Although the Town takes pride in the walkability and interconnectivity of the downtown 
to the neighborhoods, educational institutions, and arts & cultural assets, the sidewalks 
are in disrepair. Included in the TIF District Plan are improvements to sidewalks 
connecting the development projects with downtown assets including parking, multi-
modal transportation hubs, and downtown shopping and dining options. 

St. Johnsbury is truly at a crossroads and there is a sense of urgency when St. 
Johnsbury’s future is discussed. St. Johnsbury’s aspirations to use TIF as a tool for 
downtown revitalization follows on the heels of other towns in Vermont that were 
granted the opportunity to use TIF, and have done so successfully! 

Highlights of the Plan 

District Area & Value 
 

The District is comprised of 149 parcels, totaling approximately $37 million in current 
assessed value. The Town just completed a partial re-appraisal of the properties within 
the TIF District. The remainder of the Town will be reappraised by June 2020. The parcels 
listed within the proposed TIF District represent 7% of the Town’s total grand list and are 
commercial, retail, and residential properties. The TIF District is located within the 
Designated Downtown (see attached map). 
 

The Goal 
 

This plan projects that approximately $10 million of new private property value 
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could be created over the next five years created through $2.8 million of public 
infrastructure investment -- $2 million of which would be financed through TIF ($800,000 
of which would come from other funding sources). 
 

The Result 
 

Using TIF, the Town could remediate brownfields, improve utility infrastructure, increase 
and optimize streetscape, and increase parking supply. As a result of this investment, 
the Town – and the surrounding area – could be benefit from increased housing stock, 
upgraded and increased office supply, and improved street-level retail in the core of 
Caledonia County. 

Market Viability 
 
St. Johnsbury has recently implemented a rental housing code compliance program to 
address its deteriorating housing stock. Improvements and investment into the housing 
stock will yield higher monthly rents, which in turn will make investment more attractive. 
Higher quality housing will attract a new working population to St. Johnsbury, which 
would help offset St. Johnsbury’s aging, declining population.  

The Housing Study and Needs Assessment identified a demand for all types of housing 
in St. Johnsbury (see table below).  

St. Johnsbury Housing Needs Estimates (2017 to 2021) 
 

Housing Segment 
Number of 

Units* 
Subsidized Rental Housing (Senior & Family) 50 
Affordable Workforce Rental Housing 30 
Market-rate Rental Housing 125 
Senior Care Housing 50 (Beds) 
Entry-Level For-Sale Homes 10 
Moderate-Income For-Sale Homes 15 
High-Income For-Sale Homes 40 

*Maximum number of units assumes product is marketable, affordable and in an 
appropriate location. Variations of product types will impact the actual number of 
units that can be supported. Additionally, incentives and/or government policy 
changes could encourage support for additional units that exceed preceding 
projections. 

Although demand for housing was identified in the Housing Study, construction of new 
housing has not occurred. High construction costs and below state average rent are 
the likely barriers to development. If approved, Tax Increment Financing will provide a 
tool that the town could use to reduce project costs, thus catalyzing development.  
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The demand for quality office space in St. Johnsbury is not as well-defined as the need 
for housing, but anecdotally and through the Town’s economic development efforts, 
there is a clear deficit. Recently Flex Office at 397 Railroad Street chose to close its 
shared office space to meet the growing demand of another business in the building. 
Closure of the Flex Office space displaced fifteen professionals that are currently in the 
market for new space. If you combine this new demand with the Town’s efforts to bring 
back the state office workers that left the downtown in 2017 there is a demand for 
approximately 100 offices in the downtown. This demand, teamed with TIF, could make 
redevelopment of several vacant downtown properties attractive to private 
developers. 

Experience 
 

The St. Johnsbury Town Manager’s office has extensive experience with multiple grant 
funding sources and has managed numerous federal grants in recent years, including 
funds from USDA Rural Development and Northern Borders Regional Commission. St. 
Johnsbury Town Manager Chad Whitehead has worked on more than $41,000,000 of 
infrastructure projects with the Town of St. Johnsbury since 2008, projects primarily 
funded through USDA Rural Development. Chad is supported by the Town’s Finance 
Officer, Lesley Russ (with more than 30 years of accounting background) and by 
Assistant Town Manager Joe Kasprzak (with more than 30 years of business experience, 
including work as an Economic Development Specialist with NVDA). The Town of St. 
Johnsbury has annual audits performed by Sullivan, Powers & Co. P.C. of Montpelier, 
Vermont. Since 2014 there have been no Material Weaknesses identified in either the 
financial or single audits. 

 

Private Development & Redevelopment 
 

The TIF District Plan identifies development opportunities and ranks them on a three-tier 
scale based on planning stage and timing.   

Tier 1 includes the two most likely projects to proceed in the near term.   

Tier 2 includes properties which have or have had owner-investor interest in the past in 
pursuing the obvious development potential of the buildings and land located in the 
Downtown and within the proposed TIF district. 

Tier 3 properties include buildings and land which have development potential 
identified within the planned collective vision for St. Johnsbury. Each of these projects 
have the potential for redevelopment in a 5-10 year window. 
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For the purposes of evaluating District potential, the Town’s assessor is developing an 
estimated post-development value forecast based on known factors and possible 
build-out scenarios. While Tiers 2 and 3 are speculative, these are reasonable estimates 
of what could result as investment builds and the market strengthens.  

 

Potential Private Projects 
 

Main St Office Building (Tier 1)  

This property affected by a fire in 2009 has interest from a developer who is working with 
the State of Vermont to explore the possibility of building an approximately 45,000SF 
office building, with first floor retail on this site. Because of the incredibly small size and 
topography of the lot, parking will be a challenge. The Town could partner with the 
developer to acquire an adjacent property and build a public parking lot, allowing the 
developer to build structured parking and/or building using the air rights over the Town’s 
parking lot. See ‘Higgins Court Impact Infrastructure & Parking Lot’ below. Bringing the 
State employees back downtown is a priority for both the Town and the State. 

Calderwood Office Complex (Tier 2)  

The former site of the State Office Building, the Calderwood properties on Eastern Ave 
and Pearl Street have been vacant due to building and site contamination. The cost of 
the remediation renders redevelopment unfeasible for a property owner given the 
office market rental rates. The parking in this immediate area is very limited, poorly 
defined, and the area lacks any sense of place-making or continuity. To assure that this 
property does not sit vacant in perpetuity and to reduce contamination for the public 
good, the Town could invest in the remediation of the building and eliminate barriers to 
the redevelopment of both sides of the street with the proposed ‘Calderwood 
Remediation & Streetscape’ improvements described below. 

Armory Housing Project (Tier 2) 

Owned by the Town of St. Johnsbury, this building is within the historic district and prime 
for market rate housing redevelopment. There is parking available on-site, but the 
proximity to the new Higgins Court parking would be additionally beneficial and the 
proximity to the new State Office Building would make it an even more desirable 
housing location. However, the building is contaminated and structurally compromised, 
which has caused developers to deem the project unfeasible in the past. The Town 
would need to make the building habitable prior to a private owner undertaking its 
redevelopment – see ‘Armory Remediation & Structural Improvement Project’ 
described below.  
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1187 Main Street (Tier 3) 

Owned by the Town of St. Johnsbury and used for the Town’s Police, Fire, and Dispatch 
center, this building is ripe for redevelopment. The Town has long discussed relocating 
the public safety services and would need to invest in the building’s structural 
infrastructure before it could be rehabilitated by a developer for office space – see 
‘1187 Main Street Remediation’ project described below. This project would also benefit 
from having the new public parking nearby at Higgins Court. 

Public Infrastructure Projects to Support Private Development 
 

Higgins Court 

The Higgins Court Infrastructure and Parking project will benefit the development of the 
State Office Building,  the Armory Housing Project, and 1187 Main Street by providing 
parking for all three sites as well as the nearby Courthouse, Colonial Apartments, 
Fairbanks Museum, and adjacent businesses on Main Street and Eastern Avenue. 
Additionally, the project will replace a municipal sewer main constructed prior to 1890, 
which traverses the fire site and provides service to two buildings on Main Street as well 
as the Fairbanks Museum and the Seventh Day Adventist Church.  

For the parking, the Town would need to purchase the existing VFW Building located at 
204 Eastern Avenue. The building has a history of flooding due to the topography of 
nearby lots and the occupants/owners have indicated that they would be interested in 
relocating. The costs associated with this include purchasing the building at the existing 
appraised value, moving expenses for the VFW, demolition of the building, restoration 
of the site with a paved parking surface, and construction of a 14' reinforced concrete 
retaining wall. The retaining wall will be designed with the capacity to support a parking 
deck and/or building to be constructed by a private developer as part of the office 
complex proposed for the so-called Main Street Fire Site. The project also includes the 
installation of a pedestrian access from the lower Eastern Avenue site up to Prospect 
Street with access to Main Street.  

This project also includes abandoning the existing brick arch sewer, construction of a 
new 8" PVC sewer and manholes, relocated to the northern side of the property over 
the bank, picking up services from the church and museum and reconnecting to the 
sewer main recently reconstructed in the parking lot of the VFW. 

Calderwood Streetscape & Remediation  

This project includes reconstruction of a parking lot located along Pearl Street south of 
Eastern Avenue. Work includes repaving of the lot, installation of sidewalks landscaping, 
lighting, drainage, including green infrastructure and elimination of an existing brick 



 

 June 19, 2019 

11 St. Johnsbury TIF Draft District Plan 

arch combined sewer that bisects the parking lot and replacement with a new sewer 
and storm system to serve buildings along Pearl Street. This also includes a portion of the 
building’s environmental remediation, which would need to be done in conjunction 
with the property’s owner. There are liability issues relative to the contamination that 
may or may not prevent public ownership. The partnership to remediate these issues will 
need to be determined as a private developer is identified and the project moves 
forward. 

Armory Remediation & Structural Improvement Project 

Based on a report completed for the Town in 2016, PCB's in the paints used in the 
basement require the removal of the concrete floor of the building. Additionally, the 
building needs lead paint and asbestos abatement before it can be put back in 
productive use. This project includes full removal of the concrete floor slab as well as all 
potentially contaminated wood, window calking or other materials containing PCBs, 
lead and asbestos. The project also includes the installation of a new sprinkler services 
and sewer service and reconstruction of a 6" concrete floor slab in the building. Once 
complete the building would be turned over to a private developer for a housing 
project. 

1187 Main Street Remediation 

Based on a report provided to the Town of St. Johnsbury from its consultant Claypoint 
Associates, Inc., the building needs to be remediated if any reconstruction is to occur. 
This would include removal and disposal of asbestos located in the linoleum flooring, 
window sashes, glazing compound, and caulking and  lead paint remediation and 
thermal improvements.   

Town officials believe that the remediation and efficiency improvements must be 
completed before the property may be transferred to a qualified developer for an 
office building project.  



Assessor:  St. Johnsbury, VT Chair, municipal legislative body:

Year TIF District Created: 2019
Date This Data Form Completed: 

Check: 47,703,300$  
Not

Homestead Non-Residential Total Taxable
120 6 141 146 146 2 Check 149 Should match c25

146 55.39 33,064,891$                           508,726$        47,194,574$                                                        47,703,300$  47,703,300$           $0 $47,703,300 Should match j23

Homestead Non-Residential Total

NA NA RIGHTS-OF-WAY 10.93 -$                                          -$                 -$                                                                       -$                 -$                         4

558-176-12276  1V 010020 195 BAY ST  ST JOHNSBURY TOWN OF  0.21 $0 $83,600 83,600$          $83,600 4

558-176-11548  1V 010021 202 BAY ST  IDE E T & H K  0.98 $255,800 $255,800 255,800$        $255,800
There are 2 property cards, the number here reflect the sum 
of the 2 cards

558-176-10065  1V 010030 249 BAY ST  ALLEN LUMBER COMPANY  1.32 $337,500 $337,500 337,500$        $337,500

558-176-10066  1V 010030.001 258 BAY ST  ALLEN LUMBER COMPANY  0.07 $40,500 $40,500 40,500$          $40,500

558-176-10067  1V 010030.002 145 BAY ST  ALLEN LUMBER COMPANY  0.27 $98,200 $98,200 98,200$          $98,200

558-176-10068  1V 010030.003 256 BAY ST  ALLEN LUMBER COMPANY  0.16 $175,100 $175,100 175,100$        $175,100

558-176-12997  1V 010061 BAY ST  VERMONT STATE OF  0

$0

$1,352,800

1,352,800$     

$1,352,800 1

The TIF District crosses this property at St. Mary's St. and 
Bay St. on the southern boundary of the Allen Lumber 
property.

558-176-13485  1V 010062 119 BAY ST  ST JOHNSBURY TRANSFER STATION  INC 0.32 $22,900 $22,900 22,900$          $22,900

558-176-12603  1V 010063 23 DEPOT SQ  RAVEL  BRUNO 0.13 $40,000 $40,000 40,000$          $40,000

558-176-11284  1V 029015 36 CENTRAL ST  GRACE UNITED METHODIST CHURCH  0.81 $0 $1,815,700 1,815,700$     $1,815,700 4

558-176-11277  1V 029017  84 CENTRAL ST  MCB LEASING LLC  0.8 $465,400 $465,400 465,400$        $465,400

558-176-11278  1V 029017.001 CENTRAL ST  MCB LEASING LLC  0.12 $7,600 $7,600 7,600$             $7,600

558-176-13347  1V 031001 18 CHERRY ST  WARREN  JAMES R 0.21 $165,000 $165,000 165,000$        $165,000

558-176-13264  1V 031004 47 CHERRY ST  UNIVERSALIST CHURCH  0.43 $0 $218,700 218,700$        $218,700 4

558-176-12312  1V 031005 46 CHERRY ST  EB ENTERPRISES LLC  0.72 $954,600 $954,600 954,600$        $954,600

558-176-12549  1V 031007 68 CHERRY ST  PRANSKY  JUDY A 0.69 $227,000 $227,000 227,000$        $227,000

558-176-10692  1V 033004 17 CHURCH ST  COLONIAL APARTMENTS INC  0.34 $1,245,200 $1,245,200 1,245,200$     $1,245,200

558-176-10584  1V 033006 41 CHURCH ST  RYAN  JERRI A TRUSTEE - LE 0.14 $130,000 130,000$        $0 130,000$        $130,000

558-176-10571  1V 033008 53 CHURCH ST  CHALOUX  MAURICE E 0.16 $170,900 $170,900 170,900$        $170,900

558-176-11607  1V 033012 65 CHURCH ST  JENKS  ANNE C - LE 0.37 $177,500 74,226$          $103,274 177,500$        $177,500

558-176-13322  1V 033014 77 CHURCH ST  ARMSTRONG  MARY K 0.13 $89,100 $89,100 89,100$          $89,100

Table 5H -- Parcel Data

St. Johnsbury

6/19/2019

Acres Tax Exempt Code

Certification: The undersigned certify that this documentation of the original taxable value of the parcels within the Tax Increment Financing District is correct and accurate to the best of our knowledge and that the OTV has been certified to the municipal legislative body.

Totals:

Parcels Municipal Taxable Value

Parent SPAN # Parcel is Inactive NotesSPAN # Parcel ID Parcel Address  Municipal Taxable Value 

MUNICIPALITY

Acres
Educational Taxable Value

Assessed Value

Educational Taxable Value
 Assessed Value Owner(s)

X________________________________________________________

Print Name:_______________________________________________

Title:_____________________________________________________

Date Signed:_______________________________________________

X________________________________________________________

Print Name:  Stephen Twombly

Title:  Assessor 

Date Signed:_______________________________________________

X_____________________________________________________

Print Name:  Anne Watson

Title:  Mayor

Date Signed:_______________________________________________

X________________________________________________________

Print Name:  

Title:  Assessor 

Date Signed:_______________________________________________

X_____________________________________________________

Print Name:  

Title:  Select Board Chair

Date Signed:_______________________________________________



558-176-11123  1V 033016 340 SUMMER ST  SPATES FAMILY LLC  0.22 $153,500 $153,500 153,500$        $153,500

558-176-10018  1V 052001 250 RAILROAD ST  SANEL REALTY CO INC  1.47 $550,200 $550,200 550,200$        $550,200

558-176-11756  1V 058001 25 DEPOT SQ  C INNOVATIONS LLC  0.25 $249,500 $249,500 249,500$        $249,500

558-176-12609  1V 058018 17 EASTERN AVE  BULAY  ALEXANDER 0.34 $602,300 $602,300 602,300$        $602,300

558-176-13093  1V 058021 10 EASTERN AVE  NEW DEPOT LLC  0.47 $1,087,800 $1,087,800 1,087,800$     $1,087,800

558-176-13691  1V 058021.001 10 EASTERN AVE  NEW DEPOT SQUARE COMMERCIAL  PROPERTIES LLC 0 $368,700 $368,700 368,700$        $368,700

558-176-12206  1V 058022 33 EASTERN AVE  CALDERWOOD BUILDING LLC  0.34 $24,100 $24,100 24,100$          $24,100

558-176-10135  1V 058025 36 EASTERN AVE  NORTHEASTERN VT DEVELOP ASSOC  0.17 $582,000 $582,000 582,000$        $582,000

558-176-13187  1V 058025.001 PEARL ST  ST JOHNSBURY TOWN OF  0.48 $0 $107,700 107,700$        $107,700 4

558-176-10646  1V 058033 48 EASTERN AVE  BAIR LLC  0.12 $305,600 $305,600 305,600$        $305,600

558-176-11201  1V 058039 74 EASTERN AVE  HUGHES HOLDINGS LLC  0.34 $300,000 $300,000 300,000$        $300,000

558-176-12207  1V 058042 67 EASTERN AVE  CALDERWOOD BUILDING LLC  0.78 $515,200 $515,200 515,200$        $515,200

558-176-12155  1V 058043 94 EASTERN AVE  ROLFE  SEAN B 0.09 $85,400 $85,400 85,400$          $85,400

558-176-12208  1V 058046.001 67 EASTERN AVE  CALDERWOOD BUILDING LLC  0.2 $217,700 $217,700 217,700$        $217,700

558-176-12574  1V 058055 134 EASTERN AVE  DEMERS  ERIC 0.41 $430,200 $430,200 430,200$        $430,200

558-176-13457  1V 058056 105 EASTERN AVE  OCTAGON BUILDINGS LLC  0.78 $285,200 $285,200 285,200$        $285,200

558-176-13455  1V 058056.002 107 EASTERN AVE  OCTAGON BUILDINGS LLC  0.56 $348,900 $348,900 348,900$        $348,900
There are 2 property cards, the number here reflect the sum 
of the 2 cards

558-176-10496  1V 058060 139 EASTERN AVE  CASE  NEKO 0.49 $179,800 $179,800 179,800$        $179,800

558-176-11746  1V 058061 140 EASTERN AVE  TAKAHASHI  HISACHIKA 0.04 $119,000 119,000$        $0 119,000$        $119,000

558-176-10882  1V 058063 142 EASTERN AVE  ALGER  HEATHER L 0.03 $83,800 $83,800 83,800$          $83,800

558-176-11869  1V 058065 148 EASTERN AVE  CROSS  JAMES G 0.05 $122,100 $122,100 122,100$        $122,100

558-176-11870  1V 058067 156 EASTERN AVE  LENAHAN  MARGARET 0.04 $90,900 $90,900 90,900$          $90,900

558-176-10464  1V 058068 159 EASTERN AVE  BYRNE  HAROLD J 0.11 $153,100 $153,100 153,100$        $153,100

558-176-11369  1V 058071 166 EASTERN AVE  A & D PROPERTIES LLC  0.1 $118,800 $118,800 118,800$        $118,800

558-176-12397  1V 058072 179 EASTERN AVE  PALMER  CHARLES L 0.09 $233,900 $233,900 233,900$        $233,900

558-176-12008  1V 058079 178 EASTERN AVE  SPATES FAMILY LLC  0.18 $219,700 $219,700 219,700$        $219,700

558-176-11022  1V 058083 190 EASTERN AVE  LAROSE  MARC R 0.34 $345,800 $345,800 345,800$        $345,800

558-176-11105  1V 058099 218 EASTERN AVE  FITCH  RICHARD M TRUSTEE 0.08 $202,600 $202,600 202,600$        $202,600

558-176-11962  1V 058101 EASTERN AVE  MADDEN  FRANCIS TRUSTEE 0.18 $22,600 $22,600 22,600$          $22,600

558-176-13299  1V 058934 204 EASTERN AVE  VETERANS OF FOREIGN WARS  POST 793 0.45 $0 $283,500 283,500$        $283,500 2

558-176-10498  1V 065028 190 FEDERAL ST  CALEDONIAN RECORD PUBLISHING  COMPANY INC 0.81 $474,500 $474,500 474,500$        $474,500

558-176-12003  1V 065060 115 EASTERN AVE  CATAMOUNT FILM & ARTS CO  0.23 $0 $452,300 452,300$        $452,300 4

558-176-11758  1V 100020 1129 MAIN ST  LAFERRIERE REALTY 2 LLC  0.35 $253,400 $253,400 253,400$        $253,400

558-176-13005  1V 100021 1126 MAIN ST  VERMONT STATE OF  1.29 $0 $4,499,700 4,499,700$     $4,499,700 1

558-176-12931  1V 100030 1171 MAIN ST  ST JOHNSBURY ATHENAEUM  0.56 $0 $1,951,500 1,951,500$     $1,951,500 4

558-176-10138  1V 100031 1184 MAIN ST  ADLER  STEVEN A 0.06 $253,300 $253,300 253,300$        $253,300

558-176-10952  1V 100033 1194 MAIN ST  POGINY PURCHASING & DEVEL LLC  0.1 $260,800 $260,800 260,800$        $260,800

558-176-12214  1V 100038 1197 MAIN ST  FAIRBANKS BUILDING LLC  0.19 $949,100 $949,100 949,100$        $949,100

558-176-11608  1V 100039 1204 MAIN ST  RCJ ENTERPRISES LLC  0.05 $222,400 $222,400 222,400$        $222,400

558-176-11883  1V 100043 1214 MAIN ST  RCJ ENTERPRISES LLC  0.03 $169,500 $169,500 169,500$        $169,500

558-176-12327  1V 100044 1207 MAIN ST  NORTHERN SENIOR HOUSING LP  0.55 $752,200 $752,200 752,200$        $752,200

558-176-11884  1V 100045 1216 MAIN ST  ST JOHNSBURY ACADEMY TRUSTEES  0.03 $184,000 $184,000 184,000$        $184,000

558-176-11723  1V 100046 1229 MAIN ST  KOZLOWSKI  RICHARD S 0.14 $443,000 $443,000 443,000$        $443,000

558-176-11228  1V 100053 1222 MAIN ST  DEAN HALE LLC  0.18 $428,700 $428,700 428,700$        $428,700

558-176-12901  1V 100054 1265 MAIN ST  ST ANDREWS EPISCOPAL CHURCH  0.32 $0 $374,200 374,200$        $374,200 4

558-176-11963  1V 100055 1230 MAIN ST  MADDEN  FRANCIS TRUSTEE 0.1 $176,200 $176,200 176,200$        $176,200

558-176-12423  1V 100057 1236 MAIN ST  PASSUMPSIC SAVINGS BANK INC  0.14 $402,300 $402,300 402,300$        $402,300

558-176-10306  1V 100065 1244 MAIN ST  GILMAN HOUSING TRUST INC  0.09 $16,200 $16,200 16,200$          $16,200

558-176-10305  1V 100067 1252 MAIN ST  GILMAN HOUSING TRUST INC  0.11 $19,800 $19,800 19,800$          $19,800

558-176-13031  1V 100075 1262 MAIN ST  GILMAN HOUSING TRUST INC  0.12 $21,600 $21,600 21,600$          $21,600



558-176-10606  1V 100077 1274 MAIN ST  NORTHERN NE CONFERENCE SEVENTH  DAY ADVENTISTS INC 0.12 $137,300 $137,300 137,300$        $137,300

558-176-13190  1V 100901 1187 MAIN ST  ST JOHNSBURY TOWN OF  0.8 $0 $312,600 312,600$        $312,600 4

558-176-13263  1V 100928 1153 MAIN ST  UNITED STATES POSTAL SERVICE  1.25 $0 $1,873,500 1,873,500$     $1,873,500 1

558-176-13192  1V 100971 1249 MAIN ST  ST JOHNSBURY TOWN OF  0.44 $0 $305,200 305,200$        $305,200 4

558-176-10077  1V 113011.001 12 NORTH AVE  ST JOHNSBURY AMERICAN LEGION  POST 58 0.65 $0 $249,800 249,800$        $249,800 2

558-176-11000  1V 125007 44 PEARL ST  ST JOHNSBURY DEV FUND INC  0.16 $10,600 $10,600 10,600$          $10,600

558-176-12012  1V 125009 70 PEARL ST  ST JOHNSBURY DEV FUND INC  0.12 $8,000 $8,000 8,000$             $8,000

558-176-13203  1V 125037 PEARL ST  ST JOHNSBURY TOWN OF  0.55 $0 $99,200 99,200$          $99,200 4

558-176-12215  1V 125039 PEARL ST  CALDERWOOD BUILDING LLC  0.13 $11,000 $11,000 11,000$          $11,000

558-176-12216  1V 125042 PEARL ST  CALDERWOOD BUILDING LLC  0.13 $11,100 $11,100 11,100$          $11,100

558-176-12217  1V 125044 PEARL ST  CALDERWOOD BUILDING LLC  0.13 $9,300 $9,300 9,300$             $9,300

558-176-13177  1V 125053 PEARL ST  ST JOHNSBURY TOWN OF  0.07 $0 $56,900 56,900$          $56,900 4

558-176-11733  1V 125056 359 PEARL ST  DONLEY  DAVID A 0.04 $65,300 65,300$          $0 65,300$          $65,300

558-176-12789  1V 125058 371 PEARL ST  YESSNE  DINAH 0.04 $63,900 $63,900 63,900$          $63,900

558-176-13204  1V 125061 PEARL ST  ST JOHNSBURY TOWN OF  0.13 $0 $77,200 77,200$          $77,200 4

558-176-13205  1V 125065 PEARL ST  ST JOHNSBURY TOWN OF  0.08 $0 $75,500 75,500$          $75,500 4

558-176-10847  1V 125070 421 PEARL ST  WALSH  LINDA A 0.04 $60,100 60,100$          $0 60,100$          $60,100

558-176-12606  1V 125073 438 PEARL ST  RAVEL  BRUNO 0.07 $95,900 $95,900 95,900$          $95,900

558-176-13206  1V 125972 PEARL ST  ST JOHNSBURY TOWN OF  0.04 $0 $26,100 26,100$          $26,100 4

558-176-13207  1V 125973 PEARL ST  ST JOHNSBURY TOWN OF  0.29 $0 $53,300 53,300$          $53,300 4

558-176-12194  1V 133008 12 ST MARY ST  JMH PROPERTIES LLC  0.07 $58,600 $58,600 58,600$          $58,600

558-176-11374  1V 133012 10 ST MARY ST  HALE  JOHN M 0.25 $87,900 $87,900 87,900$          $87,900

558-176-13236  1V 133013 136 BAY ST  TREMBLAY  WILLIAM J 0.52 $376,700 $376,700 376,700$        $376,700

558-176-13487  1V 133019 BAY ST  ST JOHNSBURY TRANSFER STATION  INC 0.34 $28,900 $28,900 28,900$          $28,900

558-176-12886  1V 134003 30 PROSPECT ST  PACKARD COURT LLC  0.12 $21,600 $21,600 21,600$          $21,600

558-176-11521  1V 134004 PROSPECT ST  FAIRBANKS MUSEUM & PLANETARIUM  0.22 $0 $43,600 43,600$          $43,600 4

558-176-10940  1V 134007.001 90 PROSPECT ST  DOWNS RACHLIN & MARTIN PC  0.12 $11,700 $11,700 11,700$          $11,700

558-176-10939  1V 134009 90 PROSPECT ST  DOWNS RACHLIN & MARTIN PC  0.97 $1,136,900 $1,136,900 1,136,900$     $1,136,900

558-176-11581  1V 136001 142 RAILROAD ST  IOCMA INC  0.34 $90,500 $90,500 90,500$          $90,500

558-176-12085  1V 136006 53 RAILROAD ST  MERRILL  WILLIS R III 0.12 $93,100 $93,100 93,100$          $93,100

558-176-10045  1V 136010 95 RAILROAD ST  ALDRIDGE  PHILIP L III 0.17 $63,700 $63,700 63,700$          $63,700

558-176-11356  1V 136014 111 RAILROAD ST  GREENLEAF  WILLA L 0.09 $60,100 60,100$          $0 60,100$          $60,100

558-176-10716  1V 136016 131 RAILROAD ST  ST JOHNSBURY DEV FUND INC  0.35 $152,200 $152,200 152,200$        $152,200

558-176-10551  1V 136020 145 RAILROAD ST  GREENWOODS PLUMBING & HEATING  INC 0.19 $97,400 $97,400 97,400$          $97,400

558-176-11935  1V 136023 166 RAILROAD ST  SPATES FAMILY LLC  0.19 $200,300 $200,300 200,300$        $200,300

558-176-11729  1V 136025 192 RAILROAD ST  LABONTE BUSINESS REALTY LLC  0.47 $180,000 $180,000 180,000$        $180,000

558-176-13002  1V 136025.002 RAILROAD ST  VERMONT STATE OF  0.22 $0 $10,900 10,900$          $10,900 1

558-176-10355  1V 136026 189 RAILROAD ST  GLOBAL MONTELLO GROUP CORP  0.95 $626,900 $626,900 626,900$        $626,900
There are 2 property cards, the number here reflect the sum 
of the 2 cards

558-176-11522  1V 136029 220 RAILROAD ST  HUDSON  ERIC R 0.13 $109,700 $109,700 109,700$        $109,700

558-176-10093  1V 136032 215 RAILROAD ST  APPALACHIAN SUPPLY INC  0.48 $197,500 $197,500 197,500$        $197,500

558-176-10759  1V 136036 233 RAILROAD ST  SHAMROCK PROPERTY MANAGEMENT  LLC 0.2 $245,300 $245,300 245,300$        $245,300

558-176-10338  1V 136038 17 FEDERAL ST  SPATES FAMILY LLC  0.14 $83,100 $83,100 83,100$          $83,100

558-176-10184  1V 136040 18 FEDERAL ST  BARTLEY  BARBARA A TRUST 0.37 $255,700 $255,700 255,700$        $255,700

558-176-12045  1V 136044 275 RAILROAD ST  275 RAILROAD ST LLC  0.8 $310,600 $310,600 310,600$        $310,600

558-176-11511  1V 136046 301 RAILROAD ST  HOWARD BANK (BANKNORTH)  0.47 $830,800 $830,800 830,800$        $830,800

558-176-12566  1V 136050 321 RAILROAD ST  PROIA  ANTHONY A 0.23 $245,400 $245,400 245,400$        $245,400

558-176-10629  1V 136061 364 RAILROAD ST  UNION BANK  0.16 $1,065,300 $1,065,300 1,065,300$     $1,065,300

558-176-11475  1V 136069 370 RAILROAD ST  FRL REAL ESTATE HOLDING CO LLC  0.12 $283,600 $283,600 283,600$        $283,600

558-176-13211  1V 136072 RAILROAD ST  ST JOHNSBURY TOWN OF  0.15 $0 $79,500 79,500$          $79,500 4



558-176-12505  1V 136079 378 RAILROAD ST  SHIP SEVIN LLC  0.19 $257,700 $257,700 257,700$        $257,700

558-176-12781  1V 136080 397 RAILROAD ST  MVZ HOLDINGS LLC  0.3 $497,900 $497,900 497,900$        $497,900

558-176-12428  1V 136081 394 RAILROAD ST  PASSUMPSIC VIEW INC  0.19 $604,776 $666,200 666,200$        $666,200 22

558-176-13570  1V 136081.001 394 RAILROAD ST  GILMAN HOUSING TRUST INC  0 $295,900 $295,900 295,900$        $295,900

558-176-12331  1V 136090 415 RAILROAD ST  NOVICK  CAROL F 0.04 $76,100 $76,100 76,100$          $76,100

558-176-11755  1V 136091 418 RAILROAD ST  GILMAN HOUSING TRUST INC  0.16 $423,415 $445,700 445,700$        $445,700 22

558-176-10728  1V 136096 429 RAILROAD ST  COSTA FAMILY RENTALS LLC  0.11 $216,900 $216,900 216,900$        $216,900

558-176-13212  1V 136096.001 PEARL ST  ST JOHNSBURY TOWN OF  0.21 $0 $49,400 49,400$          $49,400 4

558-176-12604  1V 136097 430 RAILROAD ST  RAVEL  BRUNO 0.21 $331,300 $331,300 331,300$        $331,300

558-176-13368  1V 136100 443 RAILROAD ST  MCDONOUGH  LISA 0.4 $397,700 $397,700 397,700$        $397,700

558-176-12605  1V 136103 438 RAILROAD ST  RAVEL  BRUNO 0.16 $376,000 $376,000 376,000$        $376,000
558-176-10528  1V 136110 457 RAILROAD ST  CAPLAN  DAVID B 0.14 $210,700 $210,700 210,700$        $210,700



St. Johnsbury
6/19/2019

Infrastructure Project Name
Infrastruct
ure Type

Identi
fy 

"Othe
r"

Project Type Project Location

Estimated 
year of 

Constructi
on

Estimated 
Construction Costs 

(Current $)

Estimated 
Construction 
Contingency 

Costs

Est. Soft Costs
Est.Total Project 
Costs (Current $)

Est. Total 
Project Cost in 

Year of 
Construction*

Percentage Percentage
TIF Creation Year 2019 0% 0% 3% % $ % $ % $ % $ % $ % $

Totals $2,236,172 $0 $0 $2,634,431 $2,855,025 $2,855,025 $0 $2,855,025 $0 $2,055,025 $800,000

Higgins Court Infrastructure & Parking
2020 $1,036,000 $0 $0 $1,036,000 $1,067,080 100% $1,067,080 0% $0 100% $1,067,080 0% $0 67% $717,080 33% $350,000

1187 Main Street Remediation 2022 $76,608 $0 $0 $76,608 $83,503 100% $83,503 0% $0 100% $83,503 0% $0 100% $83,503 0% $0
Calderwood Remediation & Streetscape

2023 $487,514 $0 $0 $487,514 $546,016 100% $546,016 0% $0 100% $546,016 0% $0 82% $446,016 18% $100,000

Armory Remediation & Structural 
Improvement Project

2023 $636,050 $0 $0 $1,034,309 $1,158,427 100% $1,158,427 0% $0 100% $1,158,427 0% $0 70% $808,427 30% $350,000

Table 5I -- Infrastructure Projects

*'Estimated Construction Cost (Current $)' includes 25% contingency and soft costs (including engineering and project management).

PROPORTIONALITY: Level 1

Applicant Municipality Other Municipality TIF Non TIF 

PROPORTIONALITY: Level 2 PROPORTIONALITY: Level 3

TIF Revenue Other Revenue



St. Johnsbury

6/19/2019

Project Name
Loca-tion (CW, 

PW, CO)
% Project Description

Impact on 
TIF District 

Overall 
Purpose 

and 
Outcome

Reports, studies 
justifying project

Reports, studies 
justifying 

proportion
Explanation of Proportion Other Revenue Sources/Status

Armory Remediation & Structural 
Improvement Project

CW 100%

1187 Main Street Remediation CW 100%

Calderwood Remediation & Streetscape CW 100%

Table 5J -- Infrastructure Impact & Nexus

Impact on Real Property Developments

Higgins Court Infrastructure & Parking CW 100%



St. Johnsbury
6/19/2019

Development or Redevelopment 
Project Name

Span # (s)
Address or Location 

Description
Zoning District Project Description Project Characterization Project Status Project Findings Public Infrastructure Impact 

Main Street Office Building
1187 Main Street
Calderwood Office Complex
Armory Housing Project

Table 5K -- Real Property Development



St. Johnsbury
6/19/2019

Development or 
Redevelopment Project 

Name

 Projected 
Residential 

Dev (sf) 

 Projected 
Commerical 

Dev (sf) 

 Projected 
Industrial 
Dev (sf) 

 Projected 
Total Dev 

(sf) 

Original 
Taxable/
Baseline 

Value

Estimated 
Year of 

Construction 
Start

Estimated 
Number of 

Years to 
Complete

Estimated 
Assessed Value 

After 
Development

Estimated 
Increase in 
Value from 

Baseline

Use Code

Estimated % 
of New 

Construction -
Homestead 

Rate

Estimated % of 
New Construction 
-Non-Homestead 

Rate

Total of
K and L 

(Should be 100%)

Estimated 
Incremental 

Value  -
Homestead

Estimated 
Incremental 
Value  -Non-
Homestead

Base Year: 2019

Totals:                        -                              -                         -                         -    $             629,800  $           11,001,500  $        10,371,700  $                         -    $        10,371,700 
Main Street Office Building -                   $79,200 2021 1 $6,441,900 $6,362,700 RN-C 0% 100% 100% $0 $6,362,700
1187 Main Street -                   $0 2023 1 $1,253,700 $1,253,700 RN-C 0% 100% 100% $0 $1,253,700
Calderwood Office Complex -                   $550,600 2024 1 $1,727,200 $1,176,600 RN-C 0% 100% 100% $0 $1,176,600
Armory Housing Project -                   $0 2024 1 $1,578,700 $1,578,700 RN-C 0% 100% 100% $0 $1,578,700

Table 5L -- Real Property Incremental Value



St. Johnsbury
6/19/2019

Development or 
Redevelopment 

Project Name

Estimated 
Year of 

Construction 
Completion

Estimated 
Taxable Value 
After Develop-

ment

Estimated 
Increase in 
Value from 

Baseline

Estimated 
Incremental 

Value  -
Homestead

Estimated 
Incremental 
Value  -Non-
Residential

Tax Rate(s): 
Municipal

Tax Rate: 
Homestead

Tax Rate: Non-
Homestead

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

$1.3353 $1.3000 $1.4518 Year 1 2019 Year 2 2020

$1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518

Totals:  $       11,001,500  $       10,371,700  $                         -    $        10,371,700 $2,072,037 $0 $2,252,815 $0 $0 $0 $0 $0 $0
Main Street Office Building 2023 $6,441,900 $6,362,700 $0 $6,362,700 GRAND TOTAL: $4,324,852 $0 $0 $0 $0 $0 $0

1187 Main Street 2025 $1,253,700 $1,253,700 $0 $1,253,700 CHECK $4,324,852 $0 $0 $0 $0 $0 $0
Calderwood Office Complex 2026 $1,727,200 $1,176,600 $0 $1,176,600 $0 $0 $0 $0 $0 $0

Armory Housing Project 2026 $1,578,700 $1,578,700 $0 $1,578,700 $0 $0 $0 $0 $0 $0
0 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Table 5M -- Annual TIF Revenues

Base Years:
Created=Tax Rates
Incur Debt=Start 

Increment

2019

TOTALS:

Annual Tax Rates:2019



Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Year 3 2021 Year 4 2022 Year 5 2023 Year 6 2024 Year 7 2025 Year 8 2026

$1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518

$0 $0 $0 $0 $0 $0 $84,961 $0 $92,374 $84,961 $0 $92,374 $101,702 $0 $110,575 $138,493 $0 $150,576
$0 $0 $0 $0 $0 $0 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $16,741 $0 $18,201 $16,741 $0 $18,201
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $15,711 $0 $17,082
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $21,080 $0 $22,920
$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0



Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal 

Tax on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Year 9 2027 Year 10 2028 Year 11 2029 Year 12 2030 Year 13 2031 Year 14 2032

$1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518

$138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576
$84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374
$16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201
$15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082
$21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0



Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Estimated 
Municipal Tax 

on 
Incremental 

Value

Estimated 
Homestead 

Tax on 
Incremental 

Value

Estimated 
Non-

Residential 
Tax on 

Incremental 
Value

Year 15 2033 Year 16 2034 Year 17 2035 Year 18 2036 Year 19 2037 Year 20 2038

$1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518 $1.3353 $1.3000 $1.4518

$138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576 $138,493 $0 $150,576
$84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374 $84,961 $0 $92,374
$16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201 $16,741 $0 $18,201
$15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082 $15,711 $0 $17,082
$21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920 $21,080 $0 $22,920

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0



St. Johnsbury
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Year

Annual 
Estimated 
Municipal 
Increment 

Annual 
Estimated 

Homestead 
Increment

Annual 
Estimated Non-

Homestead 
Increment

Total Projected 
Property Tax 

Increment 
Generated

 Municipal 
portion to the 

Municipal 
General Fund

Municipal 
portion to TIF 

debt 

Education 
portion to 

Education Fund 

Education 
portion to TIF 

debt

Total Municpal 
and Education 
Revenue to TIF 

Debt

BASE YEAR: 2020 SPLIT PERCENTAGES: 0% 100% 30% 70%

TOTALS: $2,072,037 $0 $2,252,815 $4,324,852 $0 $2,072,037 $675,844 $1,576,970 $3,649,007

CHECK $2,072,037 $0 $2,252,815 $4,324,852 $0 $2,072,037 $675,844 $1,576,970 $3,649,007

2020 $0 $0 $0 $0 $0 $0 $0 $0 $0
2021 $0 $0 $0 $0 $0 $0 $0 $0 $0
2022 $0 $0 $0 $0 $0 $0 $0 $0 $0
2023 $0 $0 $0 $0 $0 $0 $0 $0 $0
2024 $84,961 $0 $92,374 $177,335 $0 $84,961 $27,712 $64,662 $149,623
2025 $84,961 $0 $92,374 $177,335 $0 $84,961 $27,712 $64,662 $149,623
2026 $101,702 $0 $110,575 $212,277 $0 $101,702 $33,172 $77,402 $179,104
2027 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2028 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2029 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2030 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2031 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2032 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2033 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2034 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2035 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2036 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2037 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2038 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897
2039 $138,493 $0 $150,576 $289,070 $0 $138,493 $45,173 $105,403 $243,897

Table 5N -- Projected TIF Rev & Share



Year
Annual TIF 
Increment: 
Municipal

Annual TIF 
Increment: 
Education

Grant Source Grant Amount Other Revenue Information
Other 

Revenue 
Amount

Total Revenue

Totals: $2,072,037 $1,576,970 $800,000 $0 $4,449,007

2020
$0

2020 $0 $0 CDBG Implementation Grant $350,000 $350,000

2021 $0 $0 $0

2022 $0 $0 USDA Rural Dev Grant ($100K), 
Brownfields Remediation 
($200K), Other ($150K)

$450,000 $450,000

2023 $0 $0 $0

2024 $84,961 $64,662 $149,623

2025 $84,961 $64,662 $149,623

2026 $101,702 $77,402 $179,104

2027 $138,493 $105,403 $243,897

2028 $138,493 $105,403 $243,897

2029 $138,493 $105,403 $243,897

2030 $138,493 $105,403 $243,897

2031 $138,493 $105,403 $243,897

2032 $138,493 $105,403 $243,897

2033 $138,493 $105,403 $243,897

2034 $138,493 $105,403 $243,897

2035 $138,493 $105,403 $243,897

2036 $138,493 $105,403 $243,897

2037 $138,493 $105,403 $243,897

2038 $138,493 $105,403 $243,897

2039 $138,493 $105,403 $243,897

2040 $0 $0 $0

:Base Year
Any Years Prior to Increment:

St. Johnsbury
6/19/2019

Table 5O -- All Rev Sources By Year



2041 $0 $0 $0



Debt ID Project(s) for Which Debt Will Be Incurred
Type of Debt 
Instrument

Debt Principal 
Expected Year 
Debt Incurred

Interest 
Rate

Term
 (in Years)

Number of 
Payments 
Per Year

Debt Service 
Each Payment

Total Interest Total Debt Service

Totals: $2,055,025 $1,280,695 $3,335,720

1 Municipal bond $0 2019 3.5% 30 2 $0 $0 $0
2 Higgins Court Infrastructure & Parking, Municipal bond $717,080 2020 3.5% 30 2 $19,399 $446,885 $1,163,965
3 Municipal bond $0 2021 3.5% 30 2 $0 $0 $0
4 1187 Main Street Remediation, Municipal bond $83,503 2022 3.5% 30 2 $2,259 $52,039 $135,542

5
Calderwood Remediation & Streetscape, Armory 
Remediation & Structural Improvement Project, 

Municipal bond $1,254,442 2023 3.5% 30 2 $33,937 $781,770 $2,036,213

6 Municipal bond $0 2024 3.5% 30 2 $0 $0 $0
7 2025

St. Johnsbury
6/19/2019

Table 5P -- Summary of Annual Debt



Base Year 2020 Years

Debt ID
Year 

Incurred
Term

Year 
Paid

Amount 
Each 

Payment

Annual 
Amount

2020 2021 2022 2023 2024 2025 2026 2027 2028

1 2019 30 2048 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

2 2020 30 2049 $19,399 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799

3 2021 30 2050 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

4 2022 30 2051 $2,259 $4,518 0 0 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518

5 2023 30 2052 $33,937 $67,874 0 0 0 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874

6 2024 30 2053 $0 $0 0 0 0 0 $0 $0 $0 $0 $0

St. Johnsbury
6/19/2019

Table 5Q -- Debt Service Sched



2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $38,799

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518

$67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0



2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055 2056 2057 2058

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$38,799 $38,799 $38,799 $38,799 $38,799 $38,799 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 $4,518 0 0 0 0 0 0 0

$67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 $67,874 0 0 0 0 0 0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 0 0 0 0 0



Year
Total TIF Revenue
 (from Increment)

Other 
Annual 

Revenue

Total Debt 
Service

Related Costs Annual Surplus (Deficit)
Cummulative Surplus 

(Deficit)

2020 :Base Year
Prior: $0 $0 $0 $0 $0

2020 $0 $0 $38,799 $55,000 ($93,799) ($93,799)
2021 $0 $0 $38,799 $0 ($38,799) ($132,598)
2022 $0 $0 $43,317 $0 ($43,317) ($175,915)
2023 $0 $0 $111,191 $0 ($111,191) ($287,105)
2024 $149,623 $0 $111,191 $0 $38,432 ($248,673)
2025 $149,623 $0 $111,191 $0 $38,432 ($210,241)
2026 $179,104 $0 $111,191 $0 $67,914 ($142,328)
2027 $243,897 $0 $111,191 $0 $132,706 ($9,621)
2028 $243,897 $0 $111,191 $0 $132,706 $123,085
2029 $243,897 $0 $111,191 $0 $132,706 $255,791
2030 $243,897 $0 $111,191 $0 $132,706 $388,497
2031 $243,897 $0 $111,191 $0 $132,706 $521,203
2032 $243,897 $0 $111,191 $0 $132,706 $653,909
2033 $243,897 $0 $111,191 $0 $132,706 $786,615
2034 $243,897 $0 $111,191 $0 $132,706 $919,321
2035 $243,897 $0 $111,191 $0 $132,706 $1,052,027
2036 $243,897 $0 $111,191 $0 $132,706 $1,184,733
2037 $243,897 $0 $111,191 $0 $132,706 $1,317,439
2038 $243,897 $0 $111,191 $0 $132,706 $1,450,146
2039 $243,897 $0 $111,191 $0 $132,706 $1,582,852
2040 $0 $111,191 $0 ($111,191) $1,471,661
2041 $0 $111,191 $0 ($111,191) $1,360,470
2042 $0 $111,191 $0 ($111,191) $1,249,280
2043 $0 $111,191 $0 ($111,191) $1,138,089
2044 $0 $111,191 $0 ($111,191) $1,026,898
2045 $0 $111,191 $0 ($111,191) $915,708
2046 $0 $111,191 $0 ($111,191) $804,517
2047 $0 $111,191 $0 ($111,191) $693,326
2048 $0 $111,191 $0 ($111,191) $582,136
2049 $0 $111,191 $0 ($111,191) $470,945
2050 $0 $72,392 $0 ($72,392) $398,553
2051 $0 $72,392 $0 ($72,392) $326,161
2052 $0 $67,874 $0 ($67,874) $258,288
2053 $0 $0 $0 $0 $258,288
2054 $0 $0 $0 $0 $258,288

St. Johnsbury
6/19/2019

Table 5R -- Cash Flow



BASE YEAR 2019

Year Related Cost Name Related Cost Description  Related Cost Amount 

Total: 55,000$                               

2020 Consultant fee Feasibility and district development consulting 50,000$                               
2020 Application Deposit Application deposit charged by VEPC for third party application analysis 5,000$                                  

Table 5S -- Related Costs

St. Johnsbury
6/19/2019
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TOWN OF ST. JOHNSBURY  
Town Manager’s Office      Town Clerk 802-748-4331 

51 Depot Square, Suite 3      Dispatch 802-748-2314 

St Johnsbury, VT 05819      Police 802-748-2314 

802-748-3926       Fire 802-748-8925 

www.stjvt.com       Public Works 802-748-4408 
        Assessor Office 802-748-4272 

 
 

Tax Increment Financing Municipal Infrastructure Projects 
St Johnsbury, Vermont 

 
General:  Project cost estimates are based on similar projects recently bid out by the Town of St 
Johnsbury, the VTrans 5 year Construction Cost Estimates and reports and supporting information 
available to the Town of St Johnsbury.  Some unit costs have been adjusted based on site conditions.  
Estimates are based on construction commencing in 2019 and project costs include 25% 
contingencies and soft costs including engineering and project management.   
 
Higgins Court Parking Lot and Infrastructure Improvements: 
 
Higgins Court Infrastructure, Total project costs of $94,500:  The Higgins Court Infrastructure 
project will be required for any development of the Fire Site on Main Street in the 1200 block, and 
will be necessary for the development of the Higgins Court Parking project.  The project will replace 
a municipal sewer main constructed prior to 1890 which traverses the fire site and provides service 
to two buildings on Main Street including the Armory and the Colonial Apartments as well as the 
Fairbanks Museum and the Seventh Day Adventist Church. This sewer was not replaced as part of 
an infrastructure project completed in 2010 because of its depth.    
This project includes abandoning the existing brick arch sewer, construction of a new 8” pvc sewer 
and manholes, relocated to the northern side of the property over the bank, picking up services 
from the church and museum and reconnecting to the sewer main recently reconstructed in the 
parking lot of the VFW. 
 
Higgins Court Parking Lot, Total project costs of $941,550:  The Higgins Court Parking Lot 
will benefit the development of the Fire Site on Main Street in the 1200 block, and the Armory 
Development by providing parking for both sites as well as the nearby Courthouse, Colonial 
Apartments, Fairbanks Museum and adjacent businesses on Main Street and Eastern Avenue.   
 
This project includes the purchase of the existing VFW Building located at 204 Eastern Avenue.  
The building has a history of flooding due to the topography of nearby lots, and the 
occupants/owners have indicated that they would be interested in relocating.  The costs associated 
with this include purchasing the building at the existing appraised value, moving expenses for the 
VFW, demolition of the building, restoration of the site with a paved parking surface, and 
construction of a 14’ reinforced concrete retaining wall.  The retaining wall will be designed with the 
capacity to support a parking deck to be constructed by a private developer as part of a multi-family 
housing complex proposed for the Main Street Fire Site.  The project also includes the installation of 
a pedestrian access from the lower Eastern Avenue site up to Prospect Street with access to Main 
Street.   
 
Total project estimates are attached in Table 1. 
 

http://www.stjvt.com/


 
1187 Main Street- Remediation, Total project cost of $76,608 
This project includes lead and asbestos abatement from the existing municipally owned building at 
1187 Main Street currently used to house the Town Police, Dispatch and Fire Departments.  Once 
the building was free of contaminants the Town will give the building to a developer with the 
anticipation that the building be restored and put into use as office space and the potential developer 
would construct the Main Street Parking Structure to accommodate parking for 1187 Main Street as 
well as the adjacent Athenaeum. 
 
Armory Remediation Project, Total project cost of $1,034,310 
The Armory located at 1249 Main Street is a Town owned building previously used to house the 
Town’s Recreation Department, but has been vacant since 2008.  Based on a report completed for 
the Town in 2016 PCB’s in the paints used in the basement require the removal of the concrete 
floor of the building.  Additionally the building needs lead paint and asbestos abatement before it 
can be put back in productive use.  The Town has had one developer evaluate the building for 
redevelopment as a market rate housing project, however the project did not move forward. 
 
This project includes full removal of the concrete floor slab as well as all potentially contaminated 
wood, window calking or other materials containing PCBs, lead and asbestos.  The project also 
includes the installation of a new sprinkler services and sewer service and reconstruction of a 6” 
concrete floor slab in the building.  Once complete the building would be turned over to a private 
developer for a housing project. Total project cost estimates are included in Table 3 
 
Calderwood Site Improvements, total project cost of $487,514: 
This project includes installation of sidewalks landscaping, drainage, and a new water main along 
Pearl Street south of Eastern Avenue and elimination of an existing brick arch combined sewer that 
bisects the adjacent parking lots and replacement with a new sewer and storm system to serve 
buildings along Pearl Street.  Discussions with potential tenants interested in the redevelopment of 
lots in the area indicated that the pedestrian improvements were necessary to consider locating their 
office space in this area.  Project also includes $250,000 for remediation and mitigation efforts 
associated with soil gas contamination of the existing office building.  Total project cost estimates 
are included in Table 4. 



















Assessed Value: 302,960.00$                         
Closing Costs (3.5%) 10,600.00$                            
Moving Costs 4,600.00$                              
Subtotal Acquisition 318,160.00$                         

Description Unit cost No. Units Subtotal
Structure Demo 5.00$                       5586 sf 27,930.00$                            
concrete slab removal -$                                        

Excavator 185.00$                   40 hrs 7,400.00$                              
Front end loader 75.00$                     40 hrs 3,000.00$                              
Dump Truck 85.00$                     160 hrs 13,600.00$                            
Disposal of Concrete Material 200.00$                   202.5 Tons 40,500.00$                            

Miscellaneous work and clean up 15% 92,430.00$             0.1 ls 9,245.00$                              
Subtotal Building Demolition 101,675.00$                         

Description Unit cost No. Units Subtotal
Common Excavation 10.00$                     1298.4 CY 12,983.61$                            
Subbase of Gravel (6") 25.00$                     266.7 CY 6,666.67$                              
Dense Graded (12") 33.00$                     533.3 CY 17,600.00$                            
Pavement 125.00$                   360 Tons 45,000.00$                            
18" HDPE Storm 80.00$                     80 LF 6,400.00$                              
Concrete Catch basin 4'dia 500.00$                   6 VF 3,000.00$                              
Class C Concrete 320.00$                   356 CY 113,920.00$                         
Reinforcing rebar 1.50$                       35600 lbs 53,400.00$                            
Granular Backfill for structures 41.00$                     142.4 CY 5,836.81$                              
Exit Stairs 25,000.00$             1.0 ea 25,000.00$                            
Misc Work and Clean up 289,807.08$           0.1 ls 28,982.92$                            
Subtotal Parking Lot and Retaining Wall 318,790.00$                         

Description Unit cost No. Units Subtotal
Lighting 8,000.00$               4 ea 32,000.00$                            
Trees 3,500.00$               4 ea 14,000.00$                            
Subtotal Landscaping 46,000.00$                            

784,625.00$                    
156,925.00$                    

941,550.00$              

Unit cost No. Units Subtotal
8" pvc sewer 128.00$                   295 lf 37,760.00$                            
4' dia sewer man hole 640.00$                   30 lf 19,200.00$                            
restore concrete sidewalk 85.00$                     10 sy 850.00$                                  
trench patch 65.00$                     30 sy 1,950.00$                              
Abandon brick sewer Flowable Fill 215.00$                   32 cy 6,880.00$                              
Miscellaneous Work and Clean up 59,760.00$             0.15 8,964.00$                              

18,896.00$                            
94,500.00$                            

1,036,050.00$          

Engineering and Contingencies (25%)
Subtotal- Construction Costs

Table 1- Higgins Ct Parking Lot and Infrastructure

Building Demolition

VFW Building Purchase

Parking Lot

Landscaping

Engineering and contingency (.25)

Total (Parking Structure and Utilities)

Building Utilities

Total- Parking Structure



Description Unit cost No. Units Subtotal
Asbestos Remediation 51,608.00$      1 ls 51,608.00$        
Lead Remediation 12,500.00$      1 ls 12,500.00$        
Thermal Improvements 12,500.00$      1 ls 12,500.00$        

76,608.00$        

Table 2- 1187 Main Street Building Remediation

Building Remediation

Subtotal Remediation



Description Unit cost No. Units Subtotal
Building Remediation 850,000.00$    1 ls 850,000.00$      

850,000.00$      

Sprinkler Service Unit cost No. Units Subtotal
6" water Main 47.00$              100 lf 4,700.00$           
6" Tapping sleve and valve 3,230.00$         2 ea 6,460.00$           
6" Gate Valve 950.00$            2 ea 1,900.00$           
8" pvc sewer 34.00$              50 lf 1,700.00$           
Core Building 400.00$            2 ea 800.00$              
restore concrete sidewalk 85.00$              12 sy 1,020.00$           
trench patch 31.00$              45 sy 1,395.00$           
Concrete Floor Slab 310.00$            175 cy 54,250.00$        
Miscellaneous work and cleanup 72,225.00$      25% % 18,056.25$        

90,281.25$        

940,281.25$      
Engineering and Contingencies (10%) 940,281.25$    10% % 94,028.13$        

1,034,309.38$  

Subtotal Construction 

Total

Table 3- Armory Remediation Project

Subtotal Remediation

Building Remediation

Utilities and Floor Slab

Subtotal Utilities and Floor Slab



Description Unit cost No. Units Subtotal
Sidewalk 5' with Granite Curb 100.00$          365 lf 36,500.00$    
Miscellaneous work and clean up 36,500.00$    0.15 ls 5,475.00$       

41,975.00$    

Description Unit cost No. Units Subtotal
18" HDPE Storm 80.00$            540 lf 43,200.00$    
8" PVC Sewer 50.00$            640 lf 32,000.00$    
Concrete Catch basins 4' dia 500.00$          18 vf 9,000.00$       
Concrete Man Holes 4' dia 650.00$          24 vf 15,600.00$    
8" Ductile Iron Water Main 60.00$            400 lf 24,000.00$    
Miscellaneous work and clean up 123,800.00$  0.15 ls 18,570.00$    

142,370.00$  

Description Unit cost No. Units Subtotal
Trees Shrubs and genera landscaping 16,234.00$    1 ls 16,234.00$    
Granite Curb 50.00$            300 lf 15,000.00$    
Rain Gardens 50.00$            300 lf 15,000.00$    
Miscellaneous work and clean up 46,234.00$    0.15 ls 6,935.10$       

53,169.10$    

Description Unit cost No. Units Subtotal
Building Remediation 250,000.00$  1 ls 250,000.00$  

250,000.00$  

487,514.10$  

Table 4- Calderwood Site Improvements

Pearl Street Sidewalk

Subtotal
Utility Relocation

Subtotal

Total- Construction Costs

Subtotal
Remediation

Landscaping



Date Meeting Host Meeting Title Meeting Location 

5/14/2018 Select Board Regular Select Board Meeting- TIF Update Welcome Center
5/29/2018 Select Board Public Meeting- TIF Project Introduction Welcome Center

11/12/2018 Select Board Regular Select Board Meeting- TIF Update Welcome Center

1/29/2019 Planning Commission
TIF Update & Design Control District Boundary 
Amendment Bylaw Change Request

Welcome Center

2/19/2019 Planning Commission Public Hearing Design Control District Boundary Amendment Welcome Center

3/25/2019 Select Board
Public Hearing Design Control District Boundary Amendment
& Designated Downtown Boundary Amendment

Welcome Center

4/22/2019 Select Board
Regular Select Board meeting- approval to send Letter of 
Intent to apply to VEPC

Welcome Center

5/6/2019 Select Board Public Meeting - TIF District Working Plan Welcome Center
5/13/2019 Select Board Public meeting - Partial Reappraisal Strategy Welcome Center

MP-2018-St. Johnsbury-00027 Public Meeting Log
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