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Edward M. Augustus, Jr. 
City Manager 

cm2018aug17103457 Attachment for Item # 9.36 A 

August 21, 2018 

TO THE WORCESTER CITY COUNCIL 

COUNCILORS: 

Just over a year ago, on August 15, 2017, this Honorable Body overwhelmingly adopted 

a Resolution stating its support for the re-location of the Boston Red Sox’ Triple A 

affiliated professional baseball team to Worcester, including the building of a ballpark, 

and you requested that I do all that is reasonably in my power to facilitate that move. 

After a year of meetings, thoughtful consideration and robust negotiations I am proud to 

announce the exciting news that the Ballclub is indeed relocating to Worcester, pending 

your approval. The presence of the Red Sox’ Triple A affiliate will be a monumental 

moment in Worcester’s history; it is a transformative event for the city’s economy and its 

residents. 

But this project is more than just the construction of a ballpark and the Ballclub’s 

relocation, because while negotiating with the team we were also reaching agreement 

with a developer, Madison Downtown Holdings, LLC, for a major economic 

development project that will support and fund the construction of the ballpark. 

This project redevelops the long vacant and blighted Wyman Gordon properties along 

either side of Madison Street into a new neighborhood that will be the connective tissue 

between Downtown and the Canal District. As detailed herein, this project is a true 

partnership of four entities: the City of Worcester (which includes the Worcester 

Redevelopment Authority); the Ballclub; Madison Downtown Holdings, LLC; and the 

Commonwealth of Massachusetts. 

CITY OF WORCESTER 
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I approached these negotiations guided by the fundamental principle that no existing 
city tax revenue would be used to fund the ballpark construction. I am pleased to 

say that, as a result of our negotiations, the project meets this principle. 

 

The Agreement with the Ballclub 

The enclosed binding Letter of Intent (LOI) presents the terms of the agreement 

reached between the City and the Ballclub to finance and build a state of the art Triple A 

ballpark. 

 

The City and the Ballclub have agreed that the planning, design, development, and 

construction process shall be a cooperative, mutual endeavor in which the City and the 

Ballclub will work together and participate cooperatively in joint partnership in all phases 

of the process. The Ballclub’s participation will be headed by the foremost leaders in 

ballpark design in the country: Larry Lucchino and Janet Marie Smith. They 

revolutionized the design and construction of modern ballparks, specifically urban 

ballparks. Their resumes include the construction of Oriole Park at Camden Yards in 

Baltimore, Petco Park in San Diego and the renovations to Fenway Park in Boston, 

which spared Fenway from the wrecking ball. They will bring their significant experience 

and expertise to the Worcester ballpark project.  

 

The City of Worcester will own and construct the Ballpark and will adhere to all 

applicable public procurement laws in the Commonwealth of Massachusetts. The 

Ballclub will lease the Ballpark for an initial term of thirty (30) years as the exclusive 

tenant and will be responsible for all expenses associated with the operations of the 

ballpark. The City will procure, oversee, manage and execute the contracts with the 

Owner’s Project Manager, the Designer and the Construction Management at Risk firm. 

 

Construction activities are slated to commence in July 2019. The Ballclub will open its 

2021 International League season in Worcester. 

 

Ballpark Details/Uses 

The ballpark will be designed with a vision to create a state-of-the art, technologically 

sophisticated, and entertaining ballpark, with year-round use. The ballpark will have a 

capacity of approximately 10,000 and include meeting rooms, restaurants, a pedestrian 

promenade, retail locations, suites, party rooms, and family-friendly activities. The 
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Ballclub will program the ballpark with at least 125 events a year which, in addition to 

home games will include but not be limited to large scale concerts, fireworks displays 

unrelated to the home games, road races, amateur sporting events, festivals and other 

events of a similar scope and/or nature, Collegiate/high school sporting events, 

fireworks and other community events. Areas of the ballpark will be accessible to the 

public year round and a full list of public amenities will be determined in the design of 

the ballpark. The ballpark will draw approximately 750,000 visitors a year. 

 

The LOI also provides for the City’s use of the ballpark for various City-sponsored, 

community and charitable events. These consist of the City’s right to hold up to 8 

revenue-generating events annually, up to 10 community-oriented days, annually, 

including but not limited to City-sponsored high school baseball and other sports 

tournaments, Little League parades, and/or district/Commonwealth championships. The 

City may use the ballpark as a polling location. 

 

Per the LOI the relocated team name shall include “Worcester” and the ballpark-

identifying signs and signs branding the ballpark shall feature the word “Worcester.” The 

ballpark will be designed to incorporate the unique characteristics of the Canal District 

and Worcester as a whole.  

 

The ballpark will look, feel and be – Worcester. 

 

Community Benefits 

I have a strong conviction that this publicly owned ballpark be an asset and accessible 

to the people of Worcester. To that end, the Ballclub has agreed to a number of civic 

obligations which include offering free ballpark tours to all Worcester public schools and 

youth-based nonprofit organizations; a Worcester School Day Ticket program for the 

first five years of the term whereby they will host Worcester School Days throughout the 

season on selected home games for which every Worcester resident in grades K-12 will 

receive 1 ticket, free of charge. Subject to certain restrictions, the Ballclub will allow 

public access to certain areas of the ballpark on a regular basis which for example may 

include the ability to jog or run around the concourse, climb the ballpark stairs, eat lunch 

overlooking the field, or use exercise stations in a designated fitness area. Other 

community benefit commitments made by the Ballclub are: to collaborate with local arts 

organizations to display local art at the ballpark, to host City-approved bike share 
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programs, to provide the City with access to digital signage at the ballpark for a 

reasonable number of municipal announcements, community recognitions and other 

community-oriented messaging, at no cost, and access to a suite at the ballpark. The 

Ballclub will also be a member of the Canal District Alliance. Furthermore, the Ballclub 

has agreed to give preference to hire Worcester residents, in particular, women and 

minorities. The Ballclub has also committed to donate a total of $50,000 over two years 

to help fund the Recreation Worcester program. 

 

Ancillary Public Infrastructure Improvements 

In addition to the ballpark a slate of infrastructure, streetscape, roadway, and wayfinding 

improvements have been identified to properly serve the ballpark and the ancillary 

private development within the Canal District. The improved road infrastructure will be 

designed for all modes of transportation and will follow the complete streets policy. An 

infrastructure master plan has been completed to serve as a guide in creating a vibrant, 

safe and inviting district that accounts for the historical significance of the Canal District 

and its unique characteristics. 

 

The Agreement with Madison Downtown Holdings, LLC 

Madison Downtown Properties, LLC (“Madison”) is purchasing the Wyman Gordon 

properties that comprise the development parcels and the site for the ballpark. The 

development program outlined in the enclosed LOI between Madison and the City 

would not exist but for the Ballclub relocating to Worcester and the City’s construction of 

the ballpark would not be possible without Madison’s commitment to the development 

program, which is planned for two phases. Madison is committing to construct and have 

the phase 1 development online simultaneously with the opening of the ballpark. 

 

Based on construction costs, Phase 1 consists of $90 Million and approximately 
450,000 square feet of development:  
 

 $40M -  2 hotels;  approximately 250 rooms in total 
 $40M – residential;  250 market rate apartments 
 $10M - ~65k SF of retail 

 

Phase 2 is planned for 200,000 square feet of development in total, and is projected to 

consist of an office building, additional residential development and added retail. 
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Overall, the project will create more than 500 full-time and 2,000 part-time jobs both in 

construction and non-construction positions related to the ballpark, the hotels, 

apartments, retail locations and infrastructure improvements. 

 

Madison will convey to the City, at no cost, the Wyman Gordon parcels on the north 

side of Madison Street. These parcels form the basis of the ballpark parcel. In return, 

we have offered Tax Increment Financing (“TIF”) incentives for both hotels and a 

Housing Development Incentive Program (“HDIP”) Tax Increment Exemption (“TIE”) for 

the market rate residential development. Additionally, the agreement calls for Madison 

to receive $2.5 Million in HDIP state investment tax credits and a waiver of the first $2 

Million, in the aggregate, of building permit, water connection and sewer connection 

fees. The details of the TIFs and TIE are as follows: 

 

 Hotel 1 (south site) – 40% for 5 years; 35% for 5 years 
 $40M residential – 15% for 5 years, 20% for 5 years and 25% for 5 years 
 Hotel 2 (north side) – 20% for 20 years 

 

The hotel to be constructed on the southerly side of Madison Street will consist of 

approximately 150 rooms. It is expected to have an incremental assessed value after 

completion in the range of $14 million - $15 million. The local property tax relief through 

the EDIP, also referred to as Tax Increment Financing (TIF), is proposed at a 40% 

exemption for the first five (5) years, and a 35% exemption for five (5) years thereafter. 

The dollar value of the tax savings is currently estimated at $1.9 million over the life of 

the TIF, while the incremental taxes to be received is currently estimated at $3.3 million 

over the life of the TIF. Also, based on comparable hotels, the City expects 

approximately fifty (50) full-time jobs to be created at the property. 

 

The second hotel, a boutique hotel, to be constructed on the northerly side of Madison 

Street, will consist of approximately 100-110 rooms. It is expected to have an 

incremental assessed value after completion in the range of $11 million - $12 million. 

The TIF is proposed at a 20% exemption for twenty (20) years. The dollar value of the 

tax savings is currently estimated at $1.8 million over the life of the TIF, while the 

incremental taxes to be received is currently estimated at $7.5 million over the life of the 

TIF. Based on comparable hotels, the City expects approximately thirty-five (35) full-

time jobs to be created at the property. 
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The apartment complex, to be constructed on the southerly side of Madison Street, will 

consist of approximately 250 market-rate units. It is expected to have an incremental 

assessed value after completion in the range of $28 million - $30 million. The local 

property tax relief through the HDIP, also referred to as a Tax Increment Exemption 

(TIE), is proposed for a duration of fifteen (15) years, with exemptions of 15% for the 

first five (5) years, 20% for the second five (5) years, and 25% for the last five (5) years. 

The dollar value of the tax savings is currently estimated at $1.9 million over the life of 

the TIE plan, while the incremental taxes to be received is currently estimated at $9.5 

million over the life of the TIE plan. 

 

The developer has been provided a copy of the City of Worcester’s TIF Policy, which 

extends to the both the EDIP and HDIP, and has agreed to comply with the provisions 

of the policy. If the attached resolutions are adopted, the developer will work with the 

City to submit its Certified Project applications to Commonwealth of Massachusetts’ 

EDIP and HDIP. 

 

Financing the Construction of the Ballpark 

The project is self-supporting through the use of the District Improvement Financing 

program under M.G.L. c. 40Q, the lease payments from the Ballclub, a parking garage 

lease payment from Madison, new parking revenues and advertising revenues. The 

City’s Pro Forma conservatively relies only on the Phase 1 development revenues; it 

does not anticipate the revenues that will be generated by Phase 2. 

 

Financial Details 

• The ballpark and Phase 1 Development Initiative totals more than $208.5M in 
development based on construction costs: 
 $86M ballpark  
 $32.5M infrastructure (not including additional State infrastructure 

investments such as Kelley Square) 
 $40M 2 hotels 
 $40M residential 
 $10M 65k SF of retail 

• The ballpark is budgeted to cost approximately $86-$90M which includes the 
design, construction and outfitting of the ballpark.  

• The City will request authorization to borrow $100,840,000: $70,620,000 in 
Series A general obligations bonds for the cost of the ballpark, land acquisition, 
culvert work, capitalized interest and borrowing costs; and $30,220,000 in Series 
B general obligation bonds, which will be covered by the Club’s annual rent 
payment. The bonds will be paid back over 30 years. 
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• The City will create a District Improvement Financing (DIF) area around the 
ballpark to capture new revenue created by the project. New revenue within the 
boundaries of the DIF will be used to pay back the bond.  

• The Ballclub will make an equity contribution of $6 Million. 
• The Ballclub will retain all revenues from the operation of the ballpark including 

but not limited to tickets (with exception of a facility fee which the Ballclub will 
collect and accrue in a Capital Fund), concessions, liquor and pouring revenues, 
branding rights, premium seating, broadcast rights, merchandise and naming 
rights. 

 
Advertising revenues in the Ballpark District, with the exception of the ballpark parcel, 

will be distributed equally between City and Ball Club, net of a 15% commission. 

 

At a future date, I will submit to Council a request to designate a development district 

and adopt a development program in accordance with Chapter 40Q. A map depicting 

what will be proposed for a District Improvement Financing (DIF) district is in enclosed. 

 

Pro Forma Overview 

The construction of the ballpark is designed to be self-supporting. The City will create a 

District Improvement Financing (DIF) area around the ballpark to capture new revenue 

created by the project. New revenue within the boundaries of the DIF will be used to pay 

back the bond. For example, the City’s Pro Forma calculates the following new revenue 

for year 2022, the first year of full debt service payments: 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Sources Amount 
Ballpark Taxes $    147,167.00  
Parking Revenue $    845,650.00  
LF Boutique Hotel & Retail Taxes $    313,060.00  
WG South Hotel, Apartments & Retail Taxes $ 1,628,067.00  
Personal Property Tax $      11,526.00  
Use and Occupancy Tax $    571,388.00  
Advertising $    156,000.00  
8 City Revenue Events $      40,000.00  
       Source Total $ 3,712,858.00  
    
Uses Amount 
Debt Service $ 2,733,000.00  
Operating Costs $      96,920.00  
5% contingency $    141,496.00  
       Use Total $ 2,971,416.00  
    
Surplus $    741,442.00  
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In 2022, the City will owe $2,971,416 towards the bond payment and operating costs for 

the ballpark. Therefore, in 2022, the City is estimating a surplus of $741,442 which 

includes a 5% contingency. (The sources and uses will fluctuate from year to year.) 

 

 

The Commonwealth’s Support and Participation 

The Commonwealth has been a true partner every step of the way and we cannot thank 

the administration enough for its generosity and critical financial support to this project. 

The Commonwealth will commit $35M over the next 2-3 years, which will support new 

market rate housing through the Housing Development Incentive Program (HDIP) and 

leverage MassWorks for the construction of a new 350-500 space parking garage that 

supports all of the investment happening in the Canal District.  In addition, MassDOT is 

working with the City to improve the transportation infrastructure in the area such as 

redesigning and reconstructing Kelley Square for the benefit of all Worcester residents. 

 

The projected new State revenues for the ballpark is approximately $2M annually, 

growing at 2% (not including other development):  

 Food, Beverage and Hotel/Motel Tax = $517K (net of any lost revenues 
from other hotels/motels) 

 Transit Occupancy Tax = $85K (also net) 
 Income Tax, non-baseball = $150K 
 Income Tax, baseball = $1.2M 

 

Future Actions 

The economic development department is working with BSC Group to amend the 

Downtown Urban Revitalization Plan to expand its boundary and identify strategic 

parcels for acquisition necessary for the project and for future development 

opportunities. A map depicting the proposed amended boundary and parcels is 

enclosed for your information. In the near future, the WRA will commence the formal 

process to amend the Plan. 

 

To properly manage this project and the overall urban revitalization plan, I am 

requesting the creation of a Special Project Coordinator position in the Executive Office 

of Economic Development that will be funded from a previously approved loan order. 
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In conjunction with certain aspects of the infrastructure improvements the City will need 

to acquire additional right-of-way; those items will be submitted to Council at a later 

date. Furthermore, given the scope and complexity of the overall project we will 

continue to explore any and all avenues of funding sources in addition to the loan order 

I am requesting today. 

 
Action Items/Requested Votes 

The commencement of this project requires certain actions and votes be taken by the 

Council. The following is a list of the items that I respectfully ask be approved by this 

Honorable Body: 

 

• An Order Expressing Support for the Relocation of the Ballclub to Worcester and 

authorizing the City Manager, among other things: 

 To accept on behalf of the City Project-related grants, gifts and in-kind 

contributions and implement any such Project-related grant, gift or 

contribution awarded to the City of Worcester in accordance with any 

restrictions that may be placed upon any such grant, gift or in-kind 

contribution. 

 To approve the precise location of the South Site Parking Garage by 

approving a metes and bounds description of the site of the parking 

garage. 

 To accept the conveyance of a parcel of land on the South parcel of the 

development site sufficient for the construction by the City of a public 

parking garage. 

 To lease to Madison Downtown Holdings, LLC, or its nominee a parking 

garage to be constructed and located on the South Parcel of the 

development site 

 To enter into leases involving any element of the Project to be leased by 

the City either as lessee or lessor including leases with terms up to 30 

years. 

• A Loan Authorization Order in the amount of One Hundred Million Eight Hundred 

Forty Thousand Dollars ($100,840,000.00) for the construction of the Ballpark, 

land acquisitions, capitalized interest, and any and all other costs incidental and 

related thereto. 
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• An Ordinance Amending the Table of Organization for the Executive Office of 

Economic Development 

• An Ordinance Waiving the Collective First Two Million Dollars ($2,000,000.00) of 

Building Permit, Water Connection and Sewer Connection Fees for Madison 

Downtown Holdings, LLC, or its nominee 

• Orders Approving Two TIFs and a TIE for Madison Downtown Holdings, LLC, or 

its nominee 

 

This summarizes the results of the negotiations and project scope based on current 

information; and subject to the approvals of the City Council and the International 

League and Minor League Baseball, along with public input and comment. During the 

due diligence process, specific details may change such as the number of hotel rooms, 

parking spaces, square footage, etc. The project is premised on the concept that the 

development will be self-supporting; that will not change. The development costs and 

revenue streams identified are interconnected and codependent. 

 

Respectfully submitted, 

 
Edward M. Augustus, Jr. 
City Manager 



































































































City of Worcester 
 

WHEREAS, the City of Worcester has a “once in a lifetime” opportunity to 
become the home of the Boston Red Sox’ Triple A affiliated baseball club; 
and, 

WHEREAS, to turn this opportunity into a reality the City Manager of the city of 
Worcester has negotiated and executed a Letter of Intent with the owners of 
the current Boston Red Sox Triple A baseball club, whereby the City is 
agreeing to construct an appropriate ballpark facility, together with associated 
public improvements, and to enable extensive private development, all of 
which to occur on a site which has remained vacant and blighted for decades 
and all of which is to be ready for the commencement of the 2021 baseball 
season (the “Ballpark Project” or “Project”); and, 

WHEREAS, the City Council has reviewed both the Project plans and the 
financial plans as proposed by the City Manager, including plans for the 
community use of the Ballpark facility, the enhancement of the surrounding 
areas, including the Canal District, as well as the reconfiguration by the 
Commonwealth of Kelly Square; and, 

WHEREAS, the City Council understands that the financial plan developed by 
the City Manager stands on the fundamental principle that no existing tax 
dollars will be diverted to the construction or operation of this Ballpark facility 
or to any other aspect of the Ballpark Project; and, 

WHEREAS, the City Council further understands that various components of the 
Project plans require the approval of various City Boards and Commissions 
and that the implementation of this Project will require significant actions of 
the Worcester Redevelopment Authority and that, in such approvals and 
implementation that certain elements of the proposed Project plans may 
require modifications, amendments or greater specificity; and 

WHEREAS, the City Council, understanding the intense complexity in the 
planning, permitting, financing and implementation, all within the aggressive 
timelines of this undertaking, does hereby Resolve and Declare as follows: 

NOW, THEREFORE, BE IT ORDERED AND RESOLVED that,  

1. The Worcester City Council stands in full support of the Ballpark Project as 
presented by the City Manager;  



2. The City Council wishes to expedite actions that it will be asked to take to 
advance the Project, including the scheduling of public hearings and committee 
meetings;   

3. The City Council urges any and all City Boards and Commissions, including the 
Worcester Redevelopment Authority, to likewise expedite their agendas so as to 
carry out their public functions with regard to any aspect of the Project as 
expeditiously as possible;  

4. The City Manager be and is hereby authorized on behalf of the city of Worcester 
to do all things reasonably necessary and proper to carry out the planning, 
permitting, financing and implementation of this undertaking, all within the 
aggressive timelines provided for in the Letter of Intent; 

5. Included within, but not limited by, the authority granted hereby, the City Manager 
be and he is hereby specifically authorized: 

A. To enter into a “Cooperation Agreement” with the Worcester Redevelopment 
Authority and to amend the same from time to time; 

B. To file any and all applications for Project related grants and gifts; 

C. To accept on behalf of the City Project-related grants, gifts and in-kind 
contributions and implement any such Project-related grant, gift or 
contribution awarded to the City of Worcester in accordance with any 
restrictions that may be placed upon any such grant, gift or in-kind 
contribution; 

D. To approve the precise location of the South Site Parking Garage by 
approving a metes and bounds description of the site of the parking garage; 

E. To accept the conveyance of a parcel of land on the South parcel of the 
development site sufficient for the construction by the City of a public parking 
garage; 

F. To lease to Madison Downtown Holdings, LLC, or its nominee a parking 
garage to be constructed and located on the South Parcel of the development 
site; 

G. To approve the precise site of any other Project elements, including both the 
public and private development components, by approving a metes and 
bounds description of any new or revised location of any such Project 
element; 

H. To enter into leases involving any element of the Project to be leased by the 
City either as lessee or lessor including leases with terms up to 30 years; 

I. To enter into contracts for terms greater than three years; 



J. To approve, subject to City Council and Planning Board approval, of plans for 
the relocation or discontinuance of any city streets; 

K. To approve, subject to City Council ratification, of plans for the relocation of 
any underground water and sewer locations easement. 

 
6. The City Manager shall report to the City Council at the first appropriate 

opportunity any action taken under authority of this Order & Resolution; 

7. Nothing herein shall act to supersede any legal authority granted to the City 
Council by the City Charter, the General Laws, any related Special Acts or the 
Constitution of the Commonwealth of Massachusetts; 

8. No action taken under the authority granted herein which involves the payment of 
City funds shall be valid in the absence of an appropriation sufficient to fund the 
specific action involved; 

9. This order, or any portion thereof, may be rescinded at any time by vote of the 
City Council, and, in such event, any actions taken under this Order prior to its 
rescission shall remain valid unless there has been no detrimental reliance 
thereon by third parties.  Notwithstanding the above, the authority granted by this 
Order shall expire on June 30, 2021 if not sooner rescinded as stated herein. 

 

 



CITY OF WORCESTER 
 

LOAN ORDER 
 

Baseball Ballpark and Urban Redevelopment Project 
 
ORDERED: That One Hundred Million Eight Hundred Forty Thousand Dollars $100,840,000 is 
hereby appropriated to pay costs of acquiring land and interests in land for,  and the design, 
construction, original equipping and furnishing of a baseball ballpark, and for the payment of the 
costs of any ancillary redevelopment projects in and around such baseball ballpark, including, 
but not limited to roadway and utility improvements, the payment of capitalized interest and all 
other costs incidental and related thereto, said amount being appropriated to Account #04C756 
Baseball Ballpark/Urban Renewal and that to meet this appropriation, the City Treasurer, with 
the approval of the City Manager, is hereby authorized to borrow One Hundred Million Eight 
Hundred Forty Thousand Dollars$100,840,000 under and pursuant to M.G.L. c. 40Q, c. 44, 
§7(1), c. 121B, §20, as amended and supplemented, or pursuant any other enabling authority, and 
to issue bonds or notes of the City therefor.  
 
In order to accomplish the purposes of this order, the City Manager is authorized to acquire by 
purchase, gift or eminent domain, the various properties identified in Exhibit A to this order, as 
well as any other interests in land necessary or convenient to the carrying out of the purposes of 
this order.  The City Manager is further authorized to enter into any leases or other arrangements 
with the Pawtucket Red Sox Baseball Club, LLC, or any successor thereto, or any other person 
or entity, including but not limited to the Worcester Redevelopment Authority, to effectuate the 
purposes of this order.   
 
ORDERED:  Any premium received upon the sale of any bonds or notes approved by this order, 
less any such premium applied to the payment of the costs of issuance of such bonds or notes, 
may be applied to the payment of costs approved by this order in accordance with M.G.L. c. 44, 
§20, thereby reducing the amount authorized to be borrowed to pay such costs by a like amount.   
 





City of Worcester 
 
 
BE IT ORDERED that, pursuant to the recommendation of the 
city manager, the table of authorized positions appearing in 
the FY 2019 Budget Recommendations of the City Manager for 
the Executive Office of Economic Development be revised and 
amended by adding the position of Special Project Coordinator 
and indicating that one such position is authorized and 
funded for the remainder of the fiscal year. 
 



 
 

Permit Fees Reduction Ordinance 
 

AN ORDINANCE RELATIVE TO CERTAIN PERMIT AND INSPECTION FEES FOR 
THE BALLPARK PROJECT 

 
Be it Ordained by the City Council of the City of Worcester, as follows: 
 
Section 1.  Chapter two of the Revised Ordinances of 2008 is hereby amended by 
inserting a new section twenty-nine D as follows: 
 
§ 29D.  Ballpark Project Permit Fees 
 

(a) Notwithstanding the provisions of any ordinance, rule or regulation to the 
contrary, the city manager, upon a recommendation from the Chief Development 
Officer, shall have authority to waive the first Two-Million ($2,000,000.00) of the permit 
processing and inspectional fees which would ordinarily be charged to Madison 
Downtown Holdings, LLC, or its nominee, by the City for the building permit(s), water 
connection permit and sewer connection permit as the same are required for the 
Ballpark Project.   

(b)  Each application for a fee waiver under this ordinance shall be submitted by 
the Commissioner of Inspectional Services or the Commissioner of Public Works and 
Parks, as the case may be, to the Chief Financial Officer of the City who shall keep a 
record of the total amount of fees waived to-date and shall notify said commissioners 
when the total fees waived equals Two-Million Dollars and advising them that they may 
begin charging the ordinary fees.    

(c)  The waiver of fees pursuant to this ordinance is done so because time is of 
the essence in the construction of taxable improvements on the Ballpark parcel.  This 
ordinance shall expire on June 30, 2021 and the fees otherwise then in effect shall 
apply to any permits issued after such date. 



RESOLUTION 
APPROVING CERTIFIED PROJECT APPLICATION OF 

MADISON DOWNTOWN HOLDINGS, LLC  
 

WHEREAS: Madison Downtown Holdings, LLC, or its nominee, (the DEVELOPER) seeks 
authorization to apply for designation as a Certified Project under the 
Massachusetts Economic Development Incentive Program (EDIP) created by 
Chapter 23A of Massachusetts General Laws and thereby qualifying the 
DEVELOPER for Tax Increment Financing (TIF); and 

WHEREAS: The DEVELOPER meets the minimum standards of the EDIP and the local 
economic development goals and criteria established as part of the City of 
Worcester’s designation as an Economic Target Area (ETA); and 

WHEREAS: The DEVELOPER will be constructing a hotel of approximately 150 rooms on 
the southerly side of Madison Street, with a specific parcel identification to be 
determined (the PROJECT); and 

WHEREAS: The PROJECT is expected to generate incremental assessed value of 
approximately $14 million to $15 million and create approximately 50 full-time 
jobs; and 

WHEREAS: The DEVELOPER will make every effort to ensure that all of the positions will 
be filled by or made available to residents of the city of Worcester; and 

WHEREAS: The city of Worcester has agreed to offer a Tax Increment Financing (TIF) 
schedule to the DEVELOPER, the property owner and taxpayer of record. The 
following is a summary of the amount of taxes to be paid to the city for the ten-
year term of the TIF, which will commence on July 1, 2021: 

 Year 1 – Year 5: Base assessed value plus 60% of the incremental value; 

 Year 6 – Year 10: Base assessed value plus 65% of the incremental value; 

WHEREAS: The TIF schedule will be in effect for a period of ten years beginning July 1, 2021 
and in anticipation of an increase in value to the subject parcel as determined by 
the City of Worcester Assessing Division. While billing will continue to occur on 
a quarterly basis, the exemption for each TIF year will be calculated annually and 
will be reflected in the third quarter actual tax bill issued in December upon the 
realization of an increase in property value. 

 Exemption Average:  37.5% Over Ten Years 

 The TIF Schedule will end on June 30, 2031. 



NOW, THEREFORE, BE IT RESOLVED 

1. That the Worcester City Council hereby approves the Certified Project and 
authorizes the DEVELOPER’S application to the Economic Development 
Incentive Program; 

2. That the city manager be and is hereby authorized to file the necessary 
information and materials with the Massachusetts Economic Assistance 
Coordinating Council; 

3. That the city manager be and is hereby authorized to execute any actions 
necessary to carry out the Certified Project designation and TIF schedule. 



RESOLUTION 
APPROVING CERTIFIED PROJECT APPLICATION OF 

MADISON DOWNTOWN HOLDINGS, LLC  
 

WHEREAS: Madison Downtown Holdings, LLC, or its nominee, (the DEVELOPER) seeks 
authorization to apply for designation as a Certified Project under the 
Massachusetts Economic Development Incentive Program (EDIP) created by 
Chapter 23A of Massachusetts General Laws and thereby qualifying the 
DEVELOPER for Tax Increment Financing (TIF); and 

WHEREAS: The DEVELOPER meets the minimum standards of the EDIP and the local 
economic development goals and criteria established as part of the City of 
Worcester’s designation as an Economic Target Area (ETA); and 

WHEREAS: The DEVELOPER will be constructing a hotel of approximately 100 rooms on 
the northerly side of Madison Street, with a specific parcel identification to be 
determined (the PROJECT); and 

WHEREAS: The PROJECT is expected to generate incremental assessed value of 
approximately $11 million to $12 million and create approximately 35 full-time 
jobs; and 

WHEREAS: The DEVELOPER will make every effort to ensure that all of the positions will 
be filled by or made available to residents of the city of Worcester; and 

WHEREAS: The city of Worcester has agreed to offer a Tax Increment Financing (TIF) 
schedule to the DEVELOPER, the property owner and taxpayer of record. The 
following is a summary of the amount of taxes to be paid to the city for the 
twenty-year term of the TIF, which will commence on July 1, 2021: 

 Year 1 – Year 20: Base assessed value plus 80% of the incremental value; 

WHEREAS: The TIF schedule will be in effect for a period of twenty years beginning July 1, 
2021 and in anticipation of an increase in value to the subject parcel as 
determined by the City of Worcester Assessing Division. While billing will 
continue to occur on a quarterly basis, the exemption for each TIF year will be 
calculated annually and will be reflected in the third quarter actual tax bill issued 
in December upon the realization of an increase in property value. 

 Exemption Average:  20% Over Twenty Years 

 The TIF Schedule will end on June 30, 2041. 

 



NOW, THEREFORE, BE IT RESOLVED 

1. That the Worcester City Council hereby approves the Certified Project and 
authorizes the DEVELOPER’S application to the Economic Development 
Incentive Program; 

2. That the city manager be and is hereby authorized to file the necessary 
information and materials with the Massachusetts Economic Assistance 
Coordinating Council; 

3. That the city manager be and is hereby authorized to execute any actions 
necessary to carry out the Certified Project designation and TIF schedule. 



RESOLUTION 
APPROVING CERTIFIED PROJECT APPLICATION OF 

MADISON DOWNTOWN HOLDINGS, LLC  
 

WHEREAS: Madison Downtown Holdings, LLC, or its nominee, (the DEVELOPER) seeks 
authorization to apply for designation as a Certified Project under the 
Massachusetts Housing Development Incentive Program (HDIP) created by 
Chapter 40V of Massachusetts General Laws and thereby qualifying the 
DEVELOPER for a Tax Increment Exemption (TIF); and 

WHEREAS: The DEVELOPER meets the minimum standards of the HDIP and the local 
economic development goals and criteria established as part of the City of 
Worcester’s HDIP Zone; and 

WHEREAS: The DEVELOPER will be constructing a market-rate apartment complex of 
approximately 250 units on the southerly side of Madison Street, with a specific 
parcel identification to be determined (the PROJECT); and 

WHEREAS: The PROJECT is expected to generate incremental assessed value of 
approximately $28 million to $30 million; and 

WHEREAS: The city of Worcester has agreed to offer a Tax Increment Exemption (TIE) 
schedule to the DEVELOPER, the property owner and taxpayer of record. The 
following is a summary of the amount of taxes to be paid to the city for the 
fifteen-year term of the TIE, which will commence on July 1, 2021: 

 Year 1 – Year 5: Base assessed value plus 85% of the incremental value; 
 Year 6 – Year 10: Base assessed value plus 80% of the incremental value; 
 Year 11 – Year 15: Base assessed value plus 75% of the incremental value; 
 
WHEREAS: The TIE schedule will be in effect for a period of fifteen years beginning July 1, 

2021 and in anticipation of an increase in value to the subject parcel as 
determined by the City of Worcester Assessing Division. While billing will 
continue to occur on a quarterly basis, the exemption for each TIF year will be 
calculated annually and will be reflected in the third quarter actual tax bill issued 
in December upon the realization of an increase in property value. 

 Exemption Average:  20% Over Fifteen Years 

 The TIF Schedule will end on June 30, 2036. 

 

 



NOW, THEREFORE, BE IT RESOLVED 

1. That the Worcester City Council hereby approves the Certified Project and 
authorizes the DEVELOPER’S application to the Housing Development 
Incentive Program; 

2. That the city manager be and is hereby authorized to file the necessary 
information and materials with the Massachusetts Department of Housing 
and Community Development; 

3. That the city manager be and is hereby authorized to execute any actions 
necessary to carry out the Certified Project designation and TIE schedule. 



Proposed DIF District 



 

Proposed URP Boundary (Amended) 
 
Identified for Acquisition  (Original URP) 
 
Change Status to Acquisition 
 
Newly Identified for Acquisition 
 
Potential Future Acquisition 
 
City-Owned Parcel 
  

Proposed Downtown Urban Revitalization Plan Amendment 
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