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Betsy Brown

From: Jessie Baker
Sent: Monday, January 10, 2022 3:38 PM
To: Paul Conner
Cc: planning; Colin McNeil; Andrew Bolduc
Subject: FW: More complete thoughts......RE: EXTERNAL:  Interim zoning; lets not be a suburb

 
 

From: Meaghan Emery  
Sent: Monday, January 10, 2022 9:47 AM 
To: CityCouncil <CityCouncil@SouthBurlingtonVT.gov> 
Cc: Jessie Baker <jbaker@sburl.com> 
Subject: Fw: More complete thoughts......RE: EXTERNAL: Interim zoning; lets not be a suburb 
 
FYI — and see you tonight. 
 
Meaghan  

From: McCabe, Declan <dmccabe@smcvt.edu> 
Sent: Sunday, January 9, 2022 6:08:52 PM 
To: Meaghan Emery 
Subject: More complete thoughts......RE: EXTERNAL: Interim zoning; lets not be a suburb  
  
Thanks Meaghan….I’ll give it a read. 
 
But thinking more about your initial question, here are my thoughts.  Feel free to share and if it’s useful for me to give a 
presentation at a meeting at some point I’m happy to do so.  
 
Wildlife moves through urban landscapes between wooded patches. A simple google search of “urban bobcat” ….. or 
substitute what species you like will yield hundreds of articles and images like this: 

 
Individually, these photos constitute anecdotal evidence, but the sheer volume of them paints a larger picture of wildlife 
moving through human dominated landscape at odds with many of Mr. Spear’s thoughts on this issue.  Wildlife needs 
wooded patches to hunker down and by preserving wooded patches we can still be a town with foxes and bobcats and 
be less dominated by raccoons and rats.  I think it’s a mistake to think of wildlife corridors as necessarily being 
continuous ribbons of woods through the landscape. The patches are like stepping stones that together constitute a 
corridor. I have seen deer running down the road between Pizza Putt and Shamrock Street; red foxes crossing between a 
cemetery and a woodland patch on Patchen Road. Carnivores move among multiple denning sites and have large home 
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ranges…bobcats are an example. Patches are critical and eliminating one increases the distance between the remaining 
ones. This is even more so the case for bird species. 
 
Some thoughts…..and keep in mind I really don’t know if any of these ideas are already in place because I have not 
seriously studied SB policies or had the time to get directly involved. 

 A recent UVM study surveyed Vermonters and asked if they were willing to pay additional taxes for a clean lake 
and how much.  Most were willing to pay. 

 I suspect that a similar survey of South Burlington residents would support protecting trees, wooded areas, and 
clean streams. 

 You, I and I bet very many others would likely agree that we are a better, more livable town because we have 
wooded patches.  Personally, I love wandering through the electrical right of way and into the Winooski riparian 
corridor to Muddy Brook. And when my son was getting music lessons near Kennedy Drive, the woods along 
that Potash Tributary were a wonderful place to stroll. 

 Local laws could be proposed to exempt wooded areas from property tax.  Providing that incentive would not 
only encourage property owners to preserve wooded areas, it would incentivize tree planting. 

 Alternatively we could, as a community, purchase the wooded, riparian, and wetland portions of properties and 
protect them for the common good.  I know that The Underwood property is now ours, but many properties go 
from street frontage right back into the “Great Swamp” south of Underwood and the property is great habitat in 
large part because of the connection to that swamp.  People treat the swamp as common property…but it is not. 

I know that many property owners are frustrated with the protracted nature of the interim zooning.  It seems to me we 
need a way out that both protects habitat and somehow incentivizes that protection or compensates the land owners. 
 
My thoughts on habitat protection as an entomologist, freshwater ecologist, and SB resident:  

 Defining wildlife as just the big furry or feathery things misses the boat.  Mammals and birds are high on a food 
web that critically depends on plants, trees, and insects. People interested in preserving bobcats, cardinals, and 
hummingbirds at the local scale of our community, need to also protect insects and therefore trees. We can’t 
still be a bobcat town unless the trees that feed the squirrels, and the insects that feed the voles at the base of 
the food web are protected. If we want chickadees, nuthatches, woodpeckers, and grosbeaks visiting our bird 
feeders, they need nesting sites and an abundance of caterpillars to feed their young…..they need trees. If we 
want foxes and bobcats keeping rats in check, we need trees.  

 My specialty is freshwater biology.  Thinking regionally, we all live in the Champlain watershed and our land use 
affects water quality in the lake. But we also have streams that can potentially be closer trout streams than to 
drainage ditches.  To put a 50 foot stream-protection buffer in context, it is just the canopy width of a single oak. 
Someone at some time needed a number and 50 feet was the compromise that was written into law. But who’s 
to say we as a community can’t decide to do better? A stream needs trees for at least three reasons: 1. To 
provide buffers between sidewalks, roofs, farms, and fertilized lawns and the stream itself absorbing nutrients 
and reducing water flow that erodes the stream 2. To shade and therefore cool the stream therefore increasing 
the oxygen level in the water, and 3. Because the entire stream food web is built upon the leaves that fall into 
the stream in fall. In my view, 50 feet is minimalistic and I see that many of our remaining forested patches are 
along streams like Potash Brook for example.  

 Finally, at the global scale…..we are in an existential crisis that needs to be fixed at local, regional, national, and 
global scales. Let’s be an example for our kids and make our town earn the Tree City USA title that I see when I 
drive in from Colchester. 

 
I apologize if this seems like a statement of the obvious. I teach this material to biology majors and I tend to forget what 
parts are common knowledge and what parts are slightly esoteric.  But everything in this message is supported by the 
scientific literature. 
 
You asked about paths under the Interstate.  I placed trail cameras on several underpasses and it’s a mixed bag.  For 
example, from the Whale-tails property: the Muddy Brook underpass is big enough to provide dry bank for many things 
to pass and I have seen foot prints confirming that this area gets used.  Potash Brook a little farther west is usually bank 
to bank full at the underpass and works somewhat for wildlife when it’s frozen…..less so the rest of the year.  Even when 
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it is frozen, it takes more time to freeze at the center of the highway.  And not all mammals are equally happy entering 
an underpass (there’s a rich literature on this topic).  The Centennial Brook underpass is a pipe big enough to walk 
through and gets a lot of use by raccoons at least.  Some other watercourses go through smaller culverts and for sure 
grey foxes will go through (second and fourth photos)  Raccoons go through and in one case have a den in a 
culvert.  These photos are from culverts from Centennial Woods under I89 Near Patchen Road (student project in 
19/20): 

These cameras were in place for less than a month and we picked up fisher, bobcat, grey fox, raccoon, mink.  So, yes, 
there are paths that animals take under the interstate.  That’s not their design intent….but no one told the animals. 
 
Cheers 
 
Declan  
 
 

From: Meaghan Emery <memery@sburl.com>  
Sent: Sunday, January 9, 2022 3:15 PM 
To: McCabe, Declan <dmccabe@smcvt.edu> 
Subject: Re: EXTERNAL: Interim zoning; lets not be a suburb 
 

  External Sender    

 

Hi Declan, 

 

Thank you for this response. The map showing the connection between Wheeler and the wooded area on the 
Hill Farm parcel seems to underscore the environmental importance of the area. I also wondered if you knew 
whether there are paths for the animals to take to pass under the Interstate. The area along the Interstate is 
adjacent to a wetland and so if there are animals near FedEx, they must not be deterred by the highway and 
able to have their habitat. 

 

I found the Arrowwood report (2020) and am attaching it here. Thank you for taking a look and for sharing 
your expertise with me. I'm seeking to understand this parcel more, and your input is very helpful and trusted. 
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Wishing you a good week. We'll be in touch! 

Meaghan 

 

From: McCabe, Declan <dmccabe@smcvt.edu> 
Sent: Friday, January 7, 2022 4:51 PM 
To: Meaghan Emery 
Subject: RE: EXTERNAL: Interim zoning; lets not be a suburb  
  
Hi Meaghan 
  
He makes some excellent arguments.  I’d be curious to read the Arrowood report he referenced. 
  
Where I might disagree: vertebrate species like grey fox, bobcat, and red fox are mostly nocturnal and interactions with 
dog walkers etc would be minimized. I photographed a bobcat at the whale tails (not far from this site), another south of 
where Patchen Road crosses the highway,  and more bobcats were recently photographed between my Country Club 
Drive neighborhood and the airport.  I suspect that if you put a dozen trail cameras in this spot for a month you’d get at 
least foxes and it would not be a surprise if you also got a bobcat. They get about the place and seem to move through 
suburbia fairly well. What I have learned from putting trail cameras in Burlington, South Burlington, Colchester, and 
Essex, is that where ever I put a dozen cameras….I get a bobcat eventually. 
  
And this is why I have shied away from these discussions. I’m fairly confident that there would be foxes and bobcats 
present and enough deployed cameras will detect them.  We found red fox, grey fox and bobcat at the Underwood 
property with just 3 months of camera work. But what then? Should the presence of these species preclude 
development?   Maybe.   
  
I think what would be ideal for South Burlington would be to retain as much wooded habitat as we can. Looking at this 
property I think it would be great to retain the core wooded area bounded by the highway to the north and Brand Farm 
Drive to the west and on down to Wheeler. Losing those trees diminishes the habitat value of Wheeler no matter how it 
is sliced. Established woodland, even second growth woodland, is hard to replace.  Why not protect the woods, develop 
the less valuable habitat closer to Hinesburg Road? The difficulty of course is that although we as a community might 
like more woods…..but individual land owners want to do what they want to do (wow….don’t I have an incredible sense 
of the obvious). 
  
I also agree with his implication that we should plant trees at Wheeler…….let me know if you want me to show up with a 
dozen 20 year olds with shovels       
  
Anyway, this is a ramble I know…..if you an send me the Arrowood report I’ll have a look.  And I could also plop come 
cameras in Wheeler and find you a bobcat and a fox. 
  
Cheers 
  
Declan 
  

From: Meaghan Emery <memery@sburl.com>  
Sent: Friday, January 7, 2022 3:56 PM 
To: McCabe, Declan <dmccabe@smcvt.edu> 
Subject: Re: EXTERNAL: Interim zoning; lets not be a suburb 
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  External Sender    

  

Dear Declan, 

  

I hope that this message finds you well and looking forward to a happy new year! 

  

We have received a letter from a wildlife biologist containing a wildlife analysis of the Hill Farm property west 
of Rte 116, across from the industrial/commercial zone just south of the interstate. Would you be willing to 
take a look at it and let me know your thoughts? 

  

Thanks for your continued engagement in our policy work here in the city. 

  

All my best, 

Meaghan 

  

Meaghan Emery 

Vice-Chair, South Burlington City Council 

From: McCabe, Declan <dmccabe@smcvt.edu> 
Sent: Monday, February 10, 2020 9:43 AM 
To: David Kaufman; Tom Chittenden; Tim Barritt; Meaghan Emery; 'hriehle@sburl.co' 
Subject: EXTERNAL: Interim zoning; lets not be a suburb  
  
  

     This message has originated from an External Source. Please use proper judgment and caution when 
opening attachments, clicking links, or responding to this email.     
  

Good morning folks 
  
I have heard that there’s a good chance that Interim Zooning may end without decisions to protect any of the open 
lands identified by the open-space committee?  I have attended one of the open space meetings and it is clear to me 
that this committee worked hard to conscientiously to prioritize lands worthy of protection.  Please let’s not waste all of 
the work that this group did for free. 
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Personally, one reason my family and I live in South Burlington is because we can access open land and woods for 
exercise, bird watching, and animal photography.  But I have observed gradual disappearance of these spaces.  I’m 
concerned that the recent sale of UVM property will  shrink that parcel adjacent to East Woods which represents 
excellent wildlife habitat and take away some of the few sand dunes remaining from the Champlain Sea.  If unlimited 
development on the properties backing into the ‘Great Swamp’ south of the Underwood property happens we will see 
our largest continuous patch of habitat are reduced to building lots.  I was out there on yesterday with a dozen South 
Burlington friends.  We bumped into cross country skiers and folks on snow shoes enjoying this spectacular resource. 
  
I know from my camera-trap work that there are coyotes, red fox, grey fox, and bobcat populations in the great swamp 
and Underwood property (see photo below from last month).  Not just transient animals; regular repeated sightings; you 
can’t sustain these properties that are keeping rodents in check without the combination of open and wooded land that 
is now there.   On the larger scale, our local impacts have implication on lake water quality not to mention global carbon 
budgets. 
  
So, I ask you as a South Burlington resident, parent, and scientist, please don’t turn our town into a Burlington suburb in 
the style of New Jersey.  It has been said before: we have the opportunity to remain a bear and bobcat town, and not 
become a raccoon and rat town. 
  
Thank you for your service to our community. 
  
Sincerely yours,  
  
Declan McCabe 
Professor of Biology 
Natural Area Coordinator 

 
  
Cheray 301 
802 654 2626 
Biology Box 283 
Saint Michael's College 
One Winooski Park 
Colchester VT 05439 
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Betsy Brown

From: Paul Conner
Sent: Tuesday, January 11, 2022 8:39 AM
To: planning
Subject: FW: EXTERNAL:  Fwd: NEW LDRs and C2 District Impacts
Attachments: 25 GMD LD letter 01-10-22.pdf

 
 

From: Jim Carroll <droid2915@gmail.com>  
Sent: Monday, January 10, 2022 4:56 PM 
To: Meaghan Emery <memery@sburl.com>; Tom Chittenden <tchittenden@sburl.com>; Tim Barritt 
<tbarritt@sburl.com>; Matt Cota <mcota@southburlingtonvt.gov>; Jessie Baker <jbaker@sburl.com>; Paul Conner 
<pconner@sburl.com> 
Subject: EXTERNAL: Fwd: NEW LDRs and C2 District Impacts 
 

  

     This message has originated from an External Source. Please use proper judgment and caution when opening 
attachments, clicking links, or responding to this email.     
  

This got inadvertently sent without all your contacts. I'm traveling and would rather have a private discussion than trying 
to make such complicated matters part of a public forum. 

---------- Forwarded message --------- 
From: Jim Carroll <droid2915@gmail.com> 
Date: Mon, Jan 10, 2022 at 4:43 PM 
Subject: NEW LDRs and C2 District Impacts 
To: hriehle@sburl.com <hriehle@sburl.com> 
Cc: Mike Simoneau <simmy@buyvtrealestate.com> 
 

Dear Ms. Chairman, 

We had observed the last City Council meeting and grew increasingly concerned about the details. We had been working 
on a sketch plan to bring in but the LDRs got out in front of us somewhat surprisingly. 

We had hoped that given the objectives stated that there would be infill opportunity to assist in coping with the 
damages to Real Estate from Covid19. 

  

From the attached which we have not had an opportunity to discuss yet with Paul. 
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It would be hoped that before the council moves forward that mikes advice might be heard and followed allowing the 
new world were in to be absorbed. 

  

If that is not what is going to happen we respectfully ask that C2/PUD  be specifically excluded from the impact of LDRs. 
Hopefully the consequences are inadvertent collateral impacts and not planned. It seems as though the primary 
objectives are not even aimed at C2/PUD. 

  

Mike S. (copied ) we identified with his words. Covid, Zoom etc have decimated the Grand list and layering more adverse 
impacts as survival is a challenge just doesn’t make sense.  

  

Please consider the attached and this email as a formal request to exclude C2/PUD from the implementation of the LDRs 
until appropriate adjustments can be made or delay the LDRs until a all zones impacts can be discussed and issues 
resolved. 

  

Our quick understanding so far is that the consequences are unbearable. 

  

Jim 802-233-0307 

  

Sent from Mail for Windows 
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Betsy Brown

From: Helen Riehle
Sent: Tuesday, January 11, 2022 10:29 AM
To: Betsy Brown
Cc: Jessie Baker
Subject: Fwd: EXTERNAL:  So. Burlington--New Zoning Regulations 

Another e-mail for the record. 
 
Helen 

Sent from my iPhone 
 
Begin forwarded message: 

From: Jud Lawrie <judlawrie@mindspring.com> 
Date: January 11, 2022 at 10:19:02 AM EST 
To: Helen Riehle <hriehle@sburl.com>, Meaghan Emery <memery@sburl.com>, Tim Barritt 
<tbarritt@sburl.com>, Tom Chittenden <tchittenden@sburl.com>, Matt Cota 
<mcota@southburlingtonvt.gov> 
Subject: EXTERNAL:  So. Burlington--New Zoning Regulations 

  
  

     This message has originated from an External Source. Please use proper judgment and caution when 
opening attachments, clicking links, or responding to this email.     
  

Dear South Burlington Councilors 

  
The climate crisis is probably the biggest threat to humankind.  And to the animals 
and plants upon which we depend.  I therefore urge you to carefully consider the 
following new zoning regulations that you are currently deliberating.  Specifically, 
I urge the following: 

  
1. The reinstatement of environmental protections for farmlands, shrub lands, 

grasslands, and agricultural lands.  
  

2. The protection of ALL wildlife habitat blocks. 
  

3. The protection of the supporting habitat areas around the wildlife habitats. 
  

4. The rezoning of all of the land south of Nowland Farm Rd as a “Natural 
Resource Protection” area.  
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5. The elimination of minimum density requirements. Rural lands should 

remain undeveloped as the city plan envisions. 
  

6. Allowing landowners across the city to use a Conservation Planned Unit 
Development if they so choose.  

  
The natural world sustains us, but only if we protect it from destruction.  We have 
the power to do something about climate change by enacting sound 
environmental protection measures in our land regulations.  
  
Thank you. 
  
Jud Lawrie 

Chair, Climate Justice Team 

First UU Society of Burlington 

  
  



R E S O L U T I O N  

TO: City Council, City of South Burlington 

FROM: South Burlington Economic Development Committee 

The Economic Development Committee notes the broad nature of the proposed Land 

Development Regulation (LDR) amendments and is concerned that their adoption will have far 

reaching consequences on the future economic development of the City and the surrounding 

region. Therefore, in considering the proposed LDR amendments through the “economic lens” 

and effects on the future economic growth and vitality of South Burlington and the region (of 

which South Burlington is a central and pivotal part) the Committee summarizes its concerns as 

follows: 

(1) The amendment has the effect of reducing the number of future housing units and 

commercial development. This erodes the City’s property tax base and has a negative 

impact on the future sustainability of the City’s ability to finance future upgrades to City 

facilities, and schools. 

(2) The adoption of the Habitat Block Overlay District and the expansion of the Natural 

Resource Protection District are, as proposed, ill advised. Without modification, these 

changes may likely expose the City to years of expensive, and unnecessary, litigation. 

(3) In addition to restricting future housing, the proposed changes to Articles 3, 9, 13 and 15 

will, working in concert, likely drive up the costs of new housing construction. These 

cost impacts were apparently never considered in the drafting and preparation of these 

changes. 

(4) The reduction in good housing will negatively impact the City’s, and the region’s, ability 

to attract and retain good employers and foster and incubate new businesses. 

(5) The restrictions on work force housing in South Burlington will drive future housing 

towards more rural areas further away from the jobs and employers in the areas in and 

near South Burlington. The result will be more and longer employee commuting (CO2 

producing) hampering the efforts to mitigate climate change. 

(6) Because of the magnitude of the changes and for the reasons set forth above, the 

Committee urges that the proposed changes be tabled until a 3rd party economic and risk 

analysis can be completed. 

It is respectfully requested that the City Council consider the above economic consequences 

in deciding whether to adopt and/or modify the proposed LDR amendments. 

Adopted by the South Burlington Economic Development this 11th day of January, 2022. 

 

 

      ___________________________________ 

       John Burton, Committee Chair 



 
 

Jessie Baker, City Manager 

Helen Riehle, City Council 

Tim Barritt, City Council 

Tom Chittenden, City Council 

Matt Cota, City Council 

Meaghan Emery, City Council 

180 Market Street 

South Burlington, VT 05403 

 

January 19, 2022 

 

Dear Jessie and Members of the City Council, 

 

The South Burlington Business Association’s Board of Directors has reviewed the resolution that came 

from the Economic Development Committee, and we support their concerns regarding the Land 

Development Regulations.  As we stated in previous correspondence, we see several of the proposed 

revisions as against the interest of providing jobs and housing in South Burlington, and, therefore, 

against the interests of business in general. 

 

We continue to ask that you keep in mind that South Burlington and Chittenden County are important 

economic drivers for the region and State.  Controlling growth may be a valid cause but should be 

balanced with a reasonable economic plan and an understanding of tax capacity. 

 

We would be happy to discuss this issue further if you would like additional input. 

 

Sincerely, 

 

 

Michael Keller, Co-Chairman 

John Wilking, Co-Chairman 
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Betsy Brown

From: Jessie Baker
Sent: Monday, January 31, 2022 9:12 AM
To: planning
Subject: FW: EXTERNAL:  Vermont's carbon storage

 
 
-----Original Message----- 
From: Rosanne Greco <rosanne05403@aol.com>  
Sent: Saturday, January 29, 2022 6:15 PM 
To: Helen Riehle <hriehle@sburl.com>; Meaghan Emery <memery@sburl.com>; Tim Barritt <tbarritt@sburl.com>; Tom 
Chittenden <tchittenden@sburl.com>; Matt Cota <mcota@southburlingtonvt.gov> 
Cc: Jessie Baker <jbaker@sburl.com> 
Subject: EXTERNAL: Vermont's carbon storage 
 
 
 
     This message has originated from an External Source. Please use proper judgment and caution when opening 
attachments, clicking links, or responding to this email. 
 
 
Councilors, 
 
Perhaps some of all of you may have already read the “Initial Vermont Climate Action Plan” and know this stuff…but just 
in case, I want to share what I am learning as I read it (I’m about 1/3 of the way through it).  The part that got my 
attention— because it is intimately connected with our land use and the LDRs under consideration — was on Vermont’s 
carbon budget.  They assessed how much carbon and other greenhouse gases are being stored in Vermont’s AFOLU — 
agriculture, forestry, and other land uses (grasslands, shrublands, wetland, water bodies, urban and developed lands). 
 
Bottom line:  Vermont’s AFOLU currently offset about 41% of the State’s gross GHG emissions (page 59).  Ergo, we are 
putting more GHG into the atmosphere than our natural lands can absorb and store (and prevent from getting into the 
atmosphere).  Worse news:  since 1990, there has been a 36% decline in the strength of Vermont’s AFOLU’s carbon 
sinks.  Reason: development.  Here is how they put it:  “The capacity of Vermont’s AFOLU sector to continue to 
sequester and store carbon depends on its continued existence (e.g., land use conversion to development releases 
stored carbon and prevents future sequestration), health (e.g., AFOLU sector can be negatively affected by climate 
change, pollution, and degradation), and human decisions on land and water management, all of which can affect the 
rates of carbon sequestration and GHG emissions.”  (page 60) 
 
The Vermont Climate Action Plan urges the preservation of nature (AFOLU) everywhere in Vermont if we are ever to 
have a chance not only to meet Vermont’s climate goals, but to survive the coming climate crisis impacts.  Any more 
development of open lands will make our predicament worse, and will contribute to a horrible future for our children.  
No amount of economic gain from development is worth the health and lives of our children, and human survival.  
Please, for goodness sake, think of more than the grand list and housing.  South Burlington’s grand list is large enough.  
We have more houses than we can fiscally sustain in city and school services.  Our city has contributed far more than our 
fair share to the county of not only affordable housing, but housing in general.  We already have more than enough 
houses…and over 1,400 more are still to be built!  What we lack is sufficient natural lands to store the gases we produce.  
We can’t build a tree or a meadow; but we can prevent the ones we do have from being destroyed.  Please don’t water 
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down any of the environmental protections in the draft LDRs.  And, please consider increasing protections after you 
codify the draft LDRs.  Thank you. 
 
Rosanne 
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Betsy Brown

From: Jessie Baker
Sent: Thursday, February 3, 2022 8:57 AM
To: planning
Cc: Paul Conner
Subject: FW: EXTERNAL:  LDR Economic Impact Study 
Attachments: EDC resolution 1-10-22.pdf; Proposal Letter -LDR Impact Analysis - South Burlington 

VT.pdf

Please include this in the public comment packet for the Council. 
 
Thank you, 
Jessie 
 

From: jrbipad@gmail.com <jrbipad@gmail.com>  
Sent: Thursday, February 3, 2022 7:09 AM 
To: Jessie Baker <jbaker@sburl.com> 
Subject: EXTERNAL: LDR Economic Impact Study  
 
  

     This message has originated from an External Source. Please use proper judgment and caution when opening 
attachments, clicking links, or responding to this email.     
  

Hi Jessie, 
 
Below is a copy of an email that I send to each city councilor this morning. 
 
Feel free to reach out to me with any questions or concerns as we approach the meeting on 2/7. 
 
Thanks, 
 
John 
 
John Burton 
7 Harbor Ridge Road 
South Burlington, VT 05403 
802-881-2088 
 
 
Dear Megan, 
 
I am writing to you as the Chair of your Economic Development Committee.  As you may be aware, our 
committee passed the attached resolution on 1/10/22 in relation to the imperative for an economic impact 
study of the proposed LDR changes.  We believe that the Council has a fiduciary duty to consider the financial 
impacts that such sweeping changes may have on the voters of South Burlington. 
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We have asked for preliminary quotes from several economic consulting firms and have received the attached 
statement of work and estimate as an example of a possible study approach.  We recommend that this study 
be conducted by a neutral third party in a manner that provides the economic facts about the proposed 
regulations. 
 
We would ask the City Council to consider taking a brief pause and commission this study so that a complete 
understanding of both the short and long-term economic impacts are fully understood before taking a final 
vote on these important regulatory changes. Taking time to do this important study, despite the unfortunate 
timing of the upcoming election, will show our citizens that the Council is making these changes to both 
maintain our quality of life and financial well-being.  We believe that South Burlington can attain both these 
goals. 
 
I am available by phone (802-881-2088) or via my email (jrbipad@gmail.com) to discuss this motion and 
project estimates at any time so feel free to contact me to discuss the details. 
 
Sincerely, 
 
John 
 
John Burton 
7 Harbor Ridge Road 
South Burlington, VT 05403 
802-881-2088 
 



R E S O L U T I O N  

TO: City Council, City of South Burlington 

FROM: South Burlington Economic Development Committee 

The Economic Development Committee notes the broad nature of the proposed Land 

Development Regulation (LDR) amendments and is concerned that their adoption will have far 

reaching consequences on the future economic development of the City and the surrounding 

region. Therefore, in considering the proposed LDR amendments through the “economic lens” 

and effects on the future economic growth and vitality of South Burlington and the region (of 

which South Burlington is a central and pivotal part) the Committee summarizes its concerns as 

follows: 

(1) The amendment has the effect of reducing the number of future housing units and 

commercial development. This erodes the City’s property tax base and has a negative 

impact on the future sustainability of the City’s ability to finance future upgrades to City 

facilities, and schools. 

(2) The adoption of the Habitat Block Overlay District and the expansion of the Natural 

Resource Protection District are, as proposed, ill advised. Without modification, these 

changes may likely expose the City to years of expensive, and unnecessary, litigation. 

(3) In addition to restricting future housing, the proposed changes to Articles 3, 9, 13 and 15 

will, working in concert, likely drive up the costs of new housing construction. These 

cost impacts were apparently never considered in the drafting and preparation of these 

changes. 

(4) The reduction in good housing will negatively impact the City’s, and the region’s, ability 

to attract and retain good employers and foster and incubate new businesses. 

(5) The restrictions on work force housing in South Burlington will drive future housing 

towards more rural areas further away from the jobs and employers in the areas in and 

near South Burlington. The result will be more and longer employee commuting (CO2 

producing) hampering the efforts to mitigate climate change. 

(6) Because of the magnitude of the changes and for the reasons set forth above, the 

Committee urges that the proposed changes be tabled until a 3rd party economic and risk 

analysis can be completed. 

It is respectfully requested that the City Council consider the above economic consequences 

in deciding whether to adopt and/or modify the proposed LDR amendments. 

Adopted by the South Burlington Economic Development this 11th day of January, 2022. 

 

 

      ___________________________________ 

       John Burton, Committee Chair 



Mailing Address: 
PO Box 3547 

Phone: 518.899.2608 
Fax: 512.777.5045 
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2/1/2022 
 
John Burton 
7 Harbor Ridge Road 
South Burlington, VT 05403 
 
Re: Proposal for impact analysis of proposed land development regulation changes 

 
Dear John: 

Thank you for your reaching out to Camoin Associates regarding your interest in an impact analysis to 
support the City of South Burlington as they consider changes to their land development regulations. We 
have intentionally kept this proposal brief but would be happy to provide additional details should you so 
desire. Below is a description of our qualifications and an outline of our proposed scope and fee. 

Qualifications 
Camoin Associates has provided economic development consulting services to municipalities, economic 
development agencies, not-for-profits, and private enterprises since 1999. We specialize in economic 
impact studies, including large-scale industrial, commercial, institutional, residential, and mixed-use 
developments. Camoin Associates has presented on the subject at various events, including conferences of 
the New York State Economic Development Council, the Wisconsin Economic Development Association, the 
New Hampshire Economic Development Association, and the Northeastern Economic Developers 
Association, and has authored a white paper titled, “The Importance of Fiscal Impact Analysis in Economic 
Development & Planning.” Our impact analysis work has been highlighted in many news outlets, including 
Forbes, the Wall Street Journal, the New York Times, and National Public Radio’s Marketplace. More 
information can be found at our website: www.camoinassociates.com. Additional qualifications are attached 
to this letter. 

Project Understanding 
We understand that the City of South Burlington has been working to update their land development 
regulations and has reached a point where there is a need for an analysis of the economic and fiscal impacts 
of the proposed changes. The proposed changes would limit the amount of development that would be 
possible within the city limits for perpetuity, particularly in the southeast quadrant. An analysis is needed to 
provide decision makers with the data necessary to make informed decisions regarding the impact of these 
land development regulations in the city.  

Specifically, an analysis is requested to compare the economic and fiscal implications of development under 
current regulations and development under the proposed regulations. This will provide decision makers 
and the public with information to move forward confidently. There are four development scenarios being 
considered: low and high development under current regulations and low and high development under 
proposed regulations (collectively referred to as “Build Out Scenarios”).  

As part of the review process, the City is interested in calculating the net impact of the four scenarios over 
the next 20 years in terms of both additional revenue (e.g. property tax) and costs (e.g. municipal services) 
to estimate the benefit-cost of the proposed changes. We understand that the City will be able to provide 
details of the build-out under each of the four scenarios, including the information listed under Limitations 
below.  
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Scope of Services 
Fiscal Impact Analysis 
The net fiscal impact of the Build Out Scenarios on the City of South Burlington will include a comparison 
of the additional cost and additional revenue generated as a result of the proposed change in land 
development regulations under the four Build Out Scenarios. 

To measure the additional cost that the Build Out Scenarios will create for municipal service providers, 
Camoin Associates will collect data from multiple sources such as city-wide assessed value, population, total 
number of existing city households, unit type breakdown within the Build Out Scenarios, City budget 
materials, and the property assessment methodology and tax calculations used by the City. Each line item 
of the City budget and school district budget will be analyzed to determine whether it will be variable 
(dependent on the Build Out Scenarios) or fixed (will not change based on the Build Out Scenarios).  

In addition to the budget analysis, Camoin Associates will also interview department and agency heads and 
other public officials of the City and School District as necessary to provide a comprehensive assessment of 
the fiscal impacts of the Build Out Scenarios, for example, impacts on provision of emergency services, water 
and sewer, new school aged children, etc. 

Using the information collected, Camoin Associates will calculate the annual cost of the Build Out Scenarios 
on the City and School District’s fiscal resources using both a per capita method and interviews with key 
individuals that are involved with the daily provision of services for the Town and School District. This will 
determine the average annual and total cost over a 20 year period for the City and School District. 

Following a similar methodology as used to determine cost, Camoin Associates will estimate variable 
revenues (including license and fee revenues, etc.) and property tax revenue that can reasonably be assumed 
will be generated. This will determine the average annual and total revenue over a 20 year period for the 
City and School District.  

Using these figures, Camoin Associates will generate an annual net fiscal impact (revenues less 
expenditures) for the City and the School District over the next 20 years.  

Economic Impact Analysis 
Camoin Associates will calculate the economic impacts of the Build Out Scenarios. The result will be 
expressed in terms of total jobs, wages, and output that the Build Out Scenarios will cause to occur. The 
Camoin Team will use the Emsi modeling tools to take the “Direct Effects” (i.e. the jobs, wages, and output 
associated with the Build Out Scenarios) and calculate the “Indirect Effects” (i.e. additional jobs, wages, and 
output caused by purchases in the local economy) and the “Induced Effects” (i.e. the additional jobs, wages 
and output caused by employees spending their wages in the local economy). The total economic impacts 
are the sum of the Direct Effects, Indirect Effects, and Induced Effects on the City and State (or other 
geographies as desired). 

Deliverable: Report outlining the net fiscal impact of the Build Out Scenarios on the City of South Burlington 
and the School District. The report will include 20-year projections for municipal service impacts. Camoin 
Associates can also create an infographic or slide deck to present the results in a concise and clear way for 
various audiences.  
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Limitations  
It is explicitly understood by Camoin Associates and the City of South Burlington that: 

 The City of South Burlington agrees to be available to answer questions and review assumptions to 
be used by Camoin Associates in the analysis on an as needed basis and will provide Camoin 
Associates with a timely response. 

 The analysis will be completed on four build out scenarios that are provided to Camoin Associates. 
Changes to the initial build out scenarios may be cause for increased fee.  

 The Client will be able to provide project information, including: 

o A general description of the build out scenarios (e.g. square footage, building type, site 
transportation intensity, use type, etc.)  

o Number of residential units by type and bedroom count. 
o Price points of residential units. 
o Square footage of commercial spaces. 

o Current citywide assessed value, percent residential and percent nonresidential 
o Current tax rates 
o Current assessed value and estimated assessed value upon completion 
o Current school district enrollment and recent trends 
o Copy of current City budget (preferably in Excel) 
o Copy of current School District budget (preferably in Excel) 
o Contact information for police department, fire department, emergency service providers, 

public works department, school superintendent and others 
o Other information deemed relevant to the analysis 

 
 No site visits by Camoin Associates are required or included in this scope of services and fee 

estimate. 

Camoin Associates will provide an objective analysis using standard assumptions and generally accepted 
methodologies for conducting impact analyses.  As such, Camoin Associates cannot and does not guarantee 
a particular result of the report and cannot and does not guarantee a result that the Client considers 
favorable. 

Schedule and Fee 
Assuming a timely delivery of information and the availability of City and School District staff members to 
respond to phone and email inquiries, Camoin Associates can deliver a final product in no more than six 
weeks from the date of receipt of a fully executed contract and deposit. We are able complete the proposed 
scope of work for a fee of $30,000. 

Thank you for the consideration you offer our proposal. If you have any questions, please feel free to contact 
me at 518-899-2608 or rachel@camoinassociates.com. We look forward to the opportunity to work with 
you. 

Sincerely,  
 
/s/ 
Rachel Selsky 
Vice President 
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WHO WE ARE 
A meaningful job has the power to change people’s lives 
forever. It improves self-esteem and strengthens families. I 
founded Camoin in 1999 to multiply that dynamic and, in 
the process, change communities for the better.” 

Rob Camoin, President & CEO 

OUR PURPOSE 
At Camoin Associates, we believe a meaningful job that provides purpose, hope, and a good income 
is what it is all about. It takes hard work to achieve that goal for entire communities, so everyone 
can have a chance to prosper. That’s where we come in. We work with public officials to target 
resources to improve the business climate in communities and we help business leaders and not-
for-profit executives resolve tough management issues. 

OUR PEOPLE 
We live where we work and love it. From our headquarters in beautiful Saratoga, New York, to 
offices in authentic Portland, Maine, from vibrant Richmond, Virginia, to worldly Boston, 
Massachusetts, and spirited Providence, Rhode Island, we know what makes life interesting: 
exceptional people and places. We are professionals without pretense. We enjoy helping our clients 
make good things happen. 

OUR COMMITMENT  
We want you to succeed. The work we do for you will be integrated, pragmatic, forward leaning, 
intelligent, and actionable. 
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Rachel  Selsky, AICP | Vice President 
With a passion for consensus building and community education, Rachel’s 
ability to present highly technical topics in a clear and concise manner helps 
engage local stakeholders and policy makers in a meaningful way and 
support them to make informed decisions regarding their future.  

Rachel has a background in planning and is one of the firm’s most 
experienced project managers. Her leadership has led to the successful 
completion of large economic development strategic planning projects with 
multiple partners and a wide variety of stakeholders. With a focus on finding 
solutions and opportunities, Rachel’s skill is in bringing multiple groups 
together to see where their interests overlap in order to find a path forward 
that benefits all parties. Energized by finding actions that can be quickly 
implemented, Rachel enjoys working with clients to develop a final product 
that can be utilized to achieve their vision for future economic prosperity.  

Rachel is an excellent facilitator with a particular interest in making events 
enjoyable for the participants, ensuring all voices are being heard, and truly 
listening to what is being said. She is known for crafting engaging public 
meetings and committee work sessions that draw out real-world solutions 
from the groups she works with. Recently, her work has focused on bringing 
young people into the economic development conversation, a topic she has 
written about and presented on in an Economic Development Navigator 
series: Engaging Young People: How and Why to Bring Young People into 
Economic Development Planning.   

FEATURED PROJECTS  
Various Economic and Fiscal Impact Studies | Nassau County IDA | Rachel has 
been working with the Nassau County IDA for almost a decade, providing expert 
analysis of the economic and fiscal impact of all the major projects that the IDA has 
considered for inducement during that time period. Those 75 major projects have 
spanned the gambit of industrial, commercial, retail, institutional, residential and non-
profit uses with a cumulative impact of 32,000 jobs. 

Garvies Point Mixed Used Development, Glen Cove NY | RXR Glen Isle | 
Working with the developers, Rachel lead the Camoin team to conduct a full economic 
and fiscal impact analysis on this billion dollar mixed-use project on Long Island. The 
analysis considered the cost of providing community services, additional revenue, and 
the transformational impact of this project on the region.  

Seneca Place Development | Town of West Seneca, NY | In consideration of a 
major mixed-use project in the Town of West Seneca, NY, Rachel acted as project 
manager to analyze the economic and fiscal impacts of this project, including 
residential, office, hotel, movie theater, retail, and more.  

 
 
 
  

JOINED CAMOIN: 2008 

YEARS OF EXPERIENCE: 10+ 
EXPERTISE 

 Economic and Fiscal 
Impact Analysis 

 Regional economic 
strategies 

 Rural economic 
development 

 Community facilitation  
 Innovation-led economic 

development  

AFFILIATIONS 
 Southern New England 

APA (SNEAPA)  

 American Planning 
Association (APA), AICP 

 National Charette 
Institute Certification 

EDUCATION 

 Master of Regional 
Planning, University of 
Albany 

 B.A. Urban Studies and 
Planning, University of 
Albany 
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Jessica Ulbricht | Senior Analyst 
Jessica is dedicated to using her background in statistics and economics to help 
communities uncover their unique strengths. Jessica holds a Master of Science 
in Applied Statistics and Decision Making from Fordham University and a 
Bachelor of Arts in Economics and Political Science from Providence College. 
She completed additional training in Public Administration through Providence 
College’s certificate program.  

 Prior to joining Camoin, Jessica spent five years in financial technology 
consulting. During her time as a consultant and as a consulting manager at 
FactSet Research Systems Jessica partnered with some of the firm’s largest 
global investment banking clients to implement data driven processes and 
solutions. Previously, Jessica interned with the economics research team at 
Bank of America Merrill Lynch and with the Rhode Island Department of Health 
and Human Services. While at the Department of Health and Human Services 
Jessica was tasked with researching unemployment in the New England states 
and wrote policy briefs discussing post-recession growth in these states. 
Additionally, Jessica spent an academic year exploring structural 
unemployment in Rhode Island’s economy through a funded independent 
research project.  

FEATURED PROJECTS  

Economic and Fiscal Impact | City of Kingston, NY | To assess the feasibility of a 
mixed-use development within the City of Kingston’s downtown area Jessica led 
Camoin’s market analysis and economic and fiscal impact study. This included an in-
depth analysis of the residential and hotel markets within the city.  

Economic and Fiscal Impact of Raye’s Mustard Mill Museum | City of Eastport, 
ME | Jessica acted on analyst of this project and led the economic and fiscal impact 
modeling of Raye’s Mustard Mill Museum. Her analysis focused largely on the tourism 
impacts that result from visitation to the museum, and the impact that this has on the 
city and beyond. By calculating and analyzing the spending basket of museum visitors, 
Jessica was able to model the indirect impacts of the museum which are being used to 
convey the museum’s importance to the local and state economy. 

Life Science Industry Impact | Bioscience Association of Maine | As project 
manager and lead analyst on this project, Jessica completed a statewide analysis 
of Maine’s life science industry, and its associated economic impacts. Through 
quantitative and qualitative research Jessica developed a “State of the Industry” 
report that will be used to communicate to stakeholders the impact that the life 
science industry has on the state. 

 

 

 

 

 

 

JOINED CAMOIN: 2018 

YEARS OF EXPERIENCE: 5+ 

EXPERTISE 
 Economic and fiscal impact 

 Market data analysis 

 Project management 

 Financing economic 
development 

CAREER EXPERIENCE 
 Consulting Manager, 

FactSet Research Systems 

 Economic Data Analyst, 
Bank of America 

EDUCATION 
 Master of Applied Statistics 

and Decision Making, 
Fordham University 

 Certificate in Public 
Administration, Providence 
College 

 B.A. Economics & Political 
Science, Providence 
College 
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Mara Klaunig, MPA | Senior Analyst 
Mara creates customized research and analysis methodologies that 
help economic and workforce development clients make informed 
policy decisions. She has over ten years of experience consulting for a 
wide array of clients across the nation, including local and regional 
economic development organizations, higher education institutions, 
non-profits, developers, utilities, public transportation, and private 
developers. 

Prior to joining Camoin Associates, Mara created her own consulting 
firm focused on regional economic development, entrepreneurship 
ecosystems, and industry diversification. She has also served as 
Assistant Director of Research for Thomas P. Miller & Associates, a 
national economic and workforce development consulting firm. While 
in that position, she created a new line of services for impact analysis 
and feasibility studies. She also has experience in municipal finance 
(including tax increment financing) and budgeting.   

FEATURED PROJECTS  
Mara recently joined the Camoin Associates team. Her featured projects 
were all performed in previous roles. 

Large User Financial Impact Model | Wabash Valley Power Alliance 
| Indianapolis, IN | Mara was the project manager and lead analyst for 
the creation of a customized impact model for a 23-member 
generation and transmission electric cooperative. The analysis involved 
creating rate models for each cooperative, creating projected growth 
scenarios for all large users based on industry and market analysis, then 
aggregating scenario models for each coop to predict how the alliance 
could be impacted by changes in power usage by its largest customers. 

 

 

 

 

 

 

 

 

 

JOINED CAMOIN: 2022 

YEARS OF EXPERIENCE: 10 

EXPERTISE 

 Project management 

 Target industry analysis 

 Supply chain analysis 

 Workforce program market 
analysis 

 Industry base 
diversification 

 Economic and fiscal impact 
analysis 

 Scenario modeling 

CAREER EXPERIENCE 

 Owner, SLE Analytics 
 Assistant Director of 

Research, Thomas P. Miller 
& Associates 

 Project Consultant, London 
Witte Group 

EDUCATION 

 Master of Public Affairs, 
O’Neill School of Public 
and Environmental Affairs, 
Indiana University 

 B.S. Political Science, Ball 
State University 
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WHAT WE DO 
 
OUR BACKGROUND  
Camoin was founded by Robert Camoin in 1999 with a commitment to improve the economic well-
being of communities. Along the way, we’ve completed over 1,000 projects in 40 states and helped 
advance prosperity for entrepreneurs, small businesses, multi-national corporations, rural villages, 
cities, counties, and metropolitan regions. Today we are 25 highly skilled professionals who work 
diligently to analyze and understand data, build consensus, and creatively manage complex 
situations.  

OUR APPROACH  

We find simple and elegant solutions amidst complex realities. We know how to 
step into your position to profoundly understand your challenges before stepping 
back to assimilate a broad perspective. In the process, we become your trusted 
adviser as we work together to answer perplexing questions and break through the 
obstacles that stand in your way.  

OUR SPECIALTIES  
We work with public officials to create and implement strategies and actions that 
improve the quality of life for communities and we help business leaders and not-
for-profit executives deal with tough issues. Simply stated, we stimulate investment.  

 
    

 Strategic Planning  

 Organizational Planning  

 Industry & Workforce Analytics  

 Economic & Fiscal Impact Analysis  

 Real Estate Development Services 

 Lead Generation & Business Connections  
 

Economic development is a process that requires a comprehensive 
understanding and unique approach for advancing economic prosperity —

that’s what we do. 
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PROJECT EXPERIENCE  
 

 

Since 1999, Camoin Associates has completed over 1,000 projects in 44 states. The 
following projects show our expertise in economic and fiscal impact analysis. Additional 

project profiles can be found on our website, www.camoinassociates.com.  
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Garvies Point Mixed Use Development Economic and Fiscal Impact 
City of Glen Cove, NY 

THE CHALLENGE | Camoin Associates was commissioned by RXR 
Glen Isle Partners to conduct an economic and fiscal impact study 
of a proposed $1 billion development of a major mixed used 
project on the City of Glen Cove. The proposed project would 
increase the tax base for the City of Glen Cove and offer new 
amenities along the waterfront. The large waterfront mixed-use 
development, currently under construction, will consist of over 
1,000 residential units, a marina, restaurant, hotel, retail space, and 
other commercial space. The issue holding the project back was a 
large financing gap related to extensive infrastructure upgrades 
the City needed to make to induce the development. Camoin 
Associates was hired to assist both the developer and the City in 
addressing this financing gap.  

THE SOLUTION | Camoin Associates analyzed how the project would 
impact the City’s tax base and how the City could use a 
combination of future PILOT revenue and property tax revenue to 
support the issuance of a bond to complete necessary 
infrastructure improvements related to the project.  In effect, we 
showed that the City could use this funding stream to induce the 
project without harming existing tax payers. 

THE IMPACT | What resulted was an innovative, first-in-kind 
combination of both PILOT-Increment-Financing and Tax-
Increment-Financing to make this essential project a reality for the 
City. Our worked helped align the developer, the City, and the 
public behind the project.   

 

 

 

CLIENT 
 RXR Glen Isle 

SERVICES 
 Analysis of the Impact 

of the Project on the 
Public Safety Providers 

 Determination of the 
Number of Residents 
and School Aged 
Children at the Project 

 Net Fiscal Impact 
Analysis for the City of 
Glen Cove 

 Economic Impact 
Analysis 

 TIF Capacity Analysis 
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Hudson Heritage Mixed Use Development Impact Analysis 
Town of Poughkeepsie, NY 
 

THE CHALLENGE | A proposed $165 million major development 
project in the Town of Poughkeepsie, New York needed to satisfy 
NYS SEQR requirements. The large mixed-use project will consist 
of 750 residential units, including a mix of apartments, 
townhomes, and single-family homes, 350,000 SF of retail space, 
a hotel, and public recreational amenities.  

THE SOLUTION | Camoin Associates was engaged by EFG/DRA 
Heritage to complete an economic and fiscal impact study as part 
of an Environmental Impact Statement (EIS). 

THE IMPACT | Camoin Associates analyzed the impact of the project 
on tax revenues and expenses for numerous overlapping taxing 
jurisdictions including the Town, County, School District, Fire 
District, and Library District, as well as new jobs, earnings, and 
economic output that would result from the project. The EIS, 
zoning petition, and development master plan for the project were 
unanimously approved by the Poughkeepsie Town Board in 
December 2017.  

 

 

 
 

CLIENT 
 EFG/DRA Heritage 

SERVICES 
 Analysis of impact on 

public safety providers 

 Estimation of number 
of residents and 
school-age children 

 Net fiscal impact 
analysis for various 
taxing jurisdictions 

 Economic impact 
analysis 
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Mixed Use Development Economic and Fiscal Impact 
Town of Guilderland, NY 
 

THE CHALLENGE | Rapp Road Development is proposing a series of 
three major mixed-use developments near Crossgates Mall in the 
Town of Guilderland. The Developer is seeking a study requested 
by the Town during the State Environmental Quality Review 
(SEQR) process to understand the scope of potential fiscal impacts 
to the Town as a result of the three separate proposed projects. 
The first of the three projects includes new high end multifamily 
residential units and associated amenities. The second project is 
comprised of 160,000 square feet of retail space, including a new 
Costco, and the third site includes a mix of retail space, office 
space, and new apartments. 

THE SOLUTION | Camoin Associates was retained to analyze the 
economic and fiscal impact that the project at each of the three 
sites would have on the Town of Guilderland and Albany County 
economies, net of any economic activity that would occur even if 
the projects were not completed. 

THE IMPACT | There will be positive economic and fiscal impacts that 
result for the County and the Town from these developments. 
Namely, new property and sales tax revenue will be created along 
with a substantial number of new jobs and sales. The results of this 
analysis were used by the developer to complete the SEQR process 
and promote the positive impacts of this substantial mixed-use 
development. 

 

 

 

 

CLIENT 
 Rapp Road Development 

SERVICES 
 Economic and Fiscal 

Impact Analysis 

 Construction Phase 
Impacts 

 Impacts of New 
Household 
Spending 

 Impacts of On-Site 
Employment 
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Market Analysis and Impact Analysis of the Kingstonian 
Kingston, NY  
 

THE CHALLENGE | Kingstonian Development LLC is proposing a $52 
million mixed-use development in the City of Kingston’s Uptown 
neighborhood that includes 130 residential units, a boutique 
hotel, commercial space, a pedestrian plaza and a pedestrian 
walkway. The project will be supported by nearly $7 million in 
State grants. Uptown Kingston is known for its severe lack of 
parking, and this public funding will enable the developer to 
construct a parking garage that includes 250 public parking 
spaces. As the planning process moves along, some in the 
community are expressing concerns over this level of public-
investment.  

THE SOLUTION | To support its future application to the IDA for a 
PILOT, the developer hired Camoin Associates to conduct a market 
analysis to determine whether the project represents “new” 
development in the City that would not otherwise occur and 
whether the project would positively or negatively impact other 
properties in the City, particularly as it relates to the new parking 
garage. Furthermore, Camoin Associates modeled the economic 
benefits of the project that will result from new household 
spending in the City as well as new commercial activity made 
possible by the project. 

THE IMPACT | 106 total direct and indirect jobs will be created as a 
result of the Kingstonian. These jobs will be associated with over 
$11 million in new sales and $3.4 million in new earnings. As the 
project moves forward, this information will be used to 
demonstrate the public RIO.   

 

 

CLIENT 
 Kingstonian Development, 

LLC 

SERVICES 
 Real Estate Market 

Analysis 

 Economic Impact 
Analysis 

 Fiscal Impact Analysis 
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