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September 7, 2010 
 
 
TO THE WORCESTER CITY COUNCIL 
 
COUNCILORS: 
  

   
I respectfully request City Council’s review, deliberation and approval of the following 
actions that are required to facilitate and support the first phase of development at 
CitySquare.   
 
Much work is underway to advance the CitySquare project.  My Administration and I 
have worked very closely with the new developer of CitySquare to advance the 
demolition of the former mall, the construction of a new building to be leased by Unum 
Group, and the construction of Mercantile Street, a direct connection from Major Taylor 
Boulevard through to Front Street and Worcester Common.  The Developer, CitySquare 
II Development Co. LLC, a development entity including Opus Investment Management, 
Inc. (an arm of Hanover Insurance Group) and Leggat McCall Properties, have already 
begun construction activity at the site.   
 
As Phase 1A construction begins, there are a number of minor but important actions 
that must be taken to recognize new sources of funding and new timelines for the Tax 
Increment Financing (TIF) Program and District Improvement Financing (DIF) Program 
to ensure that Unum’s timelines align with the developer’s construction plans.  All of 
these amendments will strengthen the project and lay the groundwork for on-site 
construction activity.  All of these required changes maintain and enhance our original 
goals of measured risk and protections for the taxpayer in this significant public/ private 
redevelopment effort.   
 
These actions include: 
 

• Amendment of the existing Certified Project designation for Unum Group and 
The Paul Revere Life Insurance Company related to timing and coverage.  In 
order to ensure that the targeted tax payment schedule aligns with the 
construction and occupation schedule, Unum and CitySquare II have requested 
to move the commencement date from July 1, 2011 to July 1, 2012.   

 
• Authorization to file and accept an amendment of no less than $4 million to the 

City’s existing $7.25 million Growth District Initiative grant.  The State has agreed 
to increase our Growth District Initiative grant by $4 million, on top of the $7.25 
million awarded last year.  These funds, which will require City Council 
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acceptance, are needed to address the construction of the additional public 
infrastructure and improvements.      

 
• Authorization to advertise and ultimately approve an amendment to the 

CitySquare Permit Fee Ordinance.  This action will modify the payment period for 
the second permit fee payment of $750,000 from the commencement of the 
enabling work to the substantial completion of the construction of Building H.  
This will correspond with the project’s budget expenditures and construction 
schedules.   

 
• Amendment of the CitySquare District Improvement Financing (DIF) District and 

Program.  The shift in the timing of the TIF program and the addition of new 
dollars through the Growth District Initiative grant trigger amendments. The 
amendment revises the Sources and Uses of the project based on new timelines 
and additional grant funding sources. 

   
It is important that we work together with the Developer to make these appropriate and 
reasonable minor adjustments timed with the full commencement of Phase 1A of the 
project.  As you know from past experiences, any changes to the DIF, TIF or GDA 
require City Council approvals and a public hearing.  We will also be required to go 
before the State’s Economic Assistance Coordinating Council (EACC) in order to fulfill 
these regulatory requirements.  Their next meeting is scheduled for September 28, 
2010. 
 
It is for these collective reasons that I respectfully request your review, consideration, 
deliberation and approval of actions, as identified and further detailed within the 
attachment.  Per DIF regulations, we are holding a public hearing on these 
modifications prior to City Council actions on Tuesday, September 7, 2010 at 7:00 P.M. 
before the full City Council.  This hearing had to be advertised, and all changes made 
available to the public, to meet all State requirements.  Upon adjournment of this DIF 
public hearing, the City Council will then be able to deliberate on these changes 
collectively.    
 
The vision for CitySquare is unchanged – intimate street and block patterns, key 
connections (Front Street), pedestrian friendly, new buildings and new mixed uses, all 
guided by set design standards to the DIF District.  The new developer, CitySquare II, 
LLC shares our vision for CitySquare.  They are proceeding with Phase 1A as per the 
program and plans per all previous City and State approvals, with the exception of the 
minor changes to items such as timelines that are now before your Honorable Body.   
  
The original CitySquare development and business plan were shaped by Berkeley 
Investments in 2005.  As the new developer, CitySquare II continues to review all of 
Berkeley’s previous plans and, with their team's extensive financial, real estate, and 
development expertise, are shaping the CitySquare II development program.  My 
Administration and I are working closely with them as they evaluate the logical next 
steps of site development beyond Phase IA.  This is inclusive of our mutual goal of the 
complete reconnection of Front Street through to Washington Square.      
  
Advancing the reconnection of Front Street requires sweeping changes to the original 
CitySquare plans as prepared by Berkeley Investments and approved by the City and 
State.  These changes then trigger extensive revisions and amendments to our previous 
City and State approvals.  The new Front Street, through the CitySquare site, would be 
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built as an at-grade road on fill versus a bridge deck that would span over the proposed 
underground garage. This decision, in turn, substantially reduces 
the size of this underground garage (and proposed revenues from this garage).  This 
may also require thoughtful modification to the development program (building size, 
locations, and uses).  All these will then affect the projected, net-new City revenues 
(produced by the development), which are applied to support the City's DIF bonds.  The 
City's DIF bonds are applied to build the public infrastructure (underground garage, 
roads, streetscape, etc.).   
  
This phased project is complex and requires intensive due diligence and planning to 
ensure that the vision for CitySquare is maintained, the short-term goal of the 
reconnection of the new Front Street is attained, and the project's measured risk 
component and taxpayer protections are intact.  All of this is within our reach.  We 
expect to have these comprehensive changes before City Council and the community in 
late Fall of 2010 for review, discussion, and deliberations to hopefully secure all City 
and State approvals prior to the end of this calendar year.  This approach allows us to 
achieve the significant goal of the reconnection in the heart of Downtown to Washington 
Square while concurrently meeting and exceeding all other identified standards. 
 
SUMMARY OF MODIFICATIONS AND REQUESTED CITY COUNCIL ACTIONS 
 
Tax Increment Financing (TIF) 
The first City Council action required is the amendment of the existing Certified Project 
and TIF Plan.  On April 14, 2009, in order to make sure that new construction in 
Worcester was competitive with existing suburban locations, the City Council authorized 
a TIF arrangement with The Paul Revere Life Insurance Company, Unum Group, and 
Worcester Renaissance LLC., whereby the companies would pay specific annual tax 
payments during the fifteen years of the lease.  In addition to the commitment of 
relocating in CitySquare, the companies agreed to retain 682 full-time jobs and create 
an additional 50 full-time jobs. Under the original approvals, the eligibility period for 
these targeted tax payments would begin on July 1, 2011.  However, in order to ensure 
that the targeted tax payment schedule aligns with the construction and occupation 
schedule, Unum and CitySquare II, successor to Worcester Renaissance LLC, have 
asked the City to move the commencement date to July 1, 2012.   
 
Growth District Initiative Grant 
The second City Council action required relates to the amendment of the existing 
Growth District Initiative grant from the Commonwealth to include an additional $4 
million for a total Growth District Initiative award grant of $11.25 million.  The original 
grant of $7.25 million was approved by City Council on April 14, 2009 and entered into 
by the City and the Commonwealth on April 24, 2009.  This grant will assist the City in 
the construction of public infrastructure and improvements under the DIF.  These 
additional grant dollars will be applied towards: 
 

• $500,000 for site work on the portion of the East Garage property fronting Foster 
Street that was not completed during the recent re-construction of Foster Street; 

 
• $2,500,000 for the infill of the site bounded by the to-be-constructed Mercantile 

Street, Front Street Extension, and the East Garage/Eaton Place and infill of 
other areas in connection with the enabling work and the site work; 
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• $1,100,000 for the creation of green space parkland for the filled site to be 
bounded by Mercantile Street, Front Street Extension, and the East 
Garage/Eaton Place. 

 
Therefore, included herein is a Resolution to file and accept a $4 million amendment to 
the Growth District Initiative Grant to be used to fund public infrastructure and public 
improvements. The Commonwealth’s Executive Office of Housing and Economic 
Development is responsible for the Growth District Initiative grant program. 
 
Permit Fee Ordinance 
As the demolition and construction schedule takes shape and the project’s finances 
become clear, CitySquare II has requested a modification in the payment period for the 
second permit fee payment of $750,000 from the commencement of the enabling work 
to the substantial completion of the construction of the core/shell of Building H.  This will 
delay payment for approximately eighteen (18) months, ensuring it corresponds with 
project expenditures and construction schedule.  An amendment to the permit fee 
ordinance is attached and requires advertisement and adoption. 
 
District Improvement Financing (DIF) 
In light of the above financial modifications, the final City Council action required is an 
amendment to the District Improvement Financing plan.  The shift in the timing of the 
tax increment financing program and the addition of new dollars through the Growth 
District Initiative grant triggers certain amendments to the timeline and cash flow.  Thus, 
attached herein is a request for City Council to approve Amendment #4 to the DIF 
Program.  Like the preceding Amendment #3, this is a simple amendment which revises 
the Sources and Uses of the project based on new timelines and funding sources. 
 
The DIF Amendment, like the Certified Project Amendment, must be approved by the 
City Council and by the state’s Economic Assistance Coordinating Council (EACC).  In 
order to fulfill the requirements of 402 CMR 3.04 (2) which states that the City must hold 
a single public hearing on the proposed Amendment to the CitySquare Development 
District and Development Program prior to seeking municipal approval of said 
Amendment, I respectfully request that the City Council hold a public hearing at the start 
or after the September 7, 2010 City Council meeting in the Esther Howland Council 
Chamber.  The hearing will provide an opportunity for the public to comment on the 
proposed DIF Amendment.  Written testimony will be accepted until 12:00 noon on 
September 8th.  The hearing was advertised on August 23rd in the Worcester Telegram 
& Gazette and all required public notifications have been sent per the DIF statute. 
 
GDA 
The General Development Agreement (GDA) must also be amended to reflect the 
change in the Sources and Uses and schedule for the project.  The attached draft 
amendment to the GDA is provided for your information.  It will be signed upon EACC 
approval of the above items. 
 
Also, as required, the Inspector General is being provided with the proposed 
amendment to the GDA for his review. This review is to ensure that the proposed 
amendment does not affect the fundamental safeguards in the GDA. As the amendment 
provides for a Revised Cost and Financial Projections chart to increase the State’s 
commitment by $4 million while maintaining all other significant terms and conditions of 
the GDA, and the amendment revises the timeline for the project commencement while 
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implementing the very conditions of the DIF as previously amended, we are confident 
that we will receive a favorable response from the Inspector General. 

REVISED COST AND FINANCIAL PROJECTIONS 
 
Sources 
 State Grant     $25,000,000.00 
 Growth District Grant   $11,250,000.00   
 DIF Bonds     $  4,074,058.16 
 DIF Bond Contributions (To Date) $  6,100,000.00 
 Total      $46,424,058.16 
Uses 
 Demo/Enabling/Street Work  $39,100,000.00 
 Project Costs to Date (1st dis.)  $  6,100,000.00 
 Capitalized Interest    $  1,224,058.16 
 Total      $46,424,058.16 
 

 
To summarize, I respectfully request the following City Council actions and next steps:  
 

• Hold a public hearing on behalf of the City to solicit public comment on the 
proposed DIF amendments; scheduled for 7 P.M. on Tuesday, September 7, 
2010. 

 
• Vote to adopt the Resolution that approves the Certified Project Application of 

Unum Group and The Paul Revere Life Insurance Company; 
 

• Vote reconsideration of the vote to approve the Resolution approving the 
Certified Project Application of Unum Group and The Paul Revere Life Insurance 
Company; 

 
• Vote to adopt the Resolution to file and accept a Growth District Initiative Grant 

from the Commonwealth of Massachusetts Executive Office of Housing and 
Economic Development; 

 
• Vote reconsideration of the Vote to adopt the Resolution to file and accept a 

Growth District Initiative Grant from the Commonwealth of Massachusetts 
Executive Office of Housing and Economic Development; 

 
• Vote to advertise the attached Amendment to the CitySquare Permit Fee 

Ordinance; 
 

• Vote to approve Amendment #4 to the CitySquare DIF District and Program; 
 

• Vote reconsideration of the vote to approve Amendment #4 to the CitySquare 
DIF District and Program 

 
Next Steps: 
Following the above Council votes, approvals and adoptions, the following actions will 
take place: 
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• September 8th – 10th: Certified Project, Growth District Initiative Grant 
Application, DIF Amendment #4 Application, Local Certifications, and Hearing 
Transcript delivered to Executive Office of Housing and Economic Development 
and the EACC; 

 
• September 10th – 28th:  Executive Office of Housing and Economic Development 

approves Growth District Initiative grant amendment; 
 
• September 28th: EACC votes final approval of Certified Project, Growth District 

Grant, and DIF Amendment #4; 
 
• September – Third Quarter 2012:  Demolition and Construction; 
 
• Third Quarter 2012: Unum occupies Building H 

 
I must extend my sincere gratitude to the City Council for your understanding of these 
unique circumstances to maintain key project timelines, for the important City Council 
actions that will allow for this to occur and for your support for this catalyst project since 
its inception. 
 
Respectfully submitted, 

 
Michael V. O'Brien  
City Manager 
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RESOLUTION 
APPROVING CERTIFIED PROJECT APPLICATION OF  
Unum Group and The Paul Revere Life Insurance Company 

 
WHEREAS: Unum Group and The Paul Revere Life Insurance Company (the COMPANIES) have applied for 

designation as a Certified Project under the Massachusetts Economic Development Incentive 
Program (EDIP) created by Chapter 23A of Massachusetts General Laws; and 

 
WHEREAS: The COMPANIES meet the minimum standards of the EDIP and the local economic development 

goals and criteria established as part of the documents creating the City of Worcester Economic 
Target Area (ETA) and the Site Specific Economic Opportunity Area (EOA); and 

 
WHEREAS: The proposed Certified Project is located within the boundaries of the new Site Specific EOA at 

One Mercantile Street, Worcester, MA 01608, City Assessor’s Map 02, Block 23B, Lot 00A1A 
and has a base value of $500,000; and 

 
WHEREAS: The COMPANIES will be investing approximately $15,000,000 to $25,000,000 in the property, 

retaining approximately 682 jobs, and creating at least 50 new, permanent full-time positions at 
the site of the Certified Project in the calendar years 2009 through 2013 and will make every 
effort to ensure that the positions will be made available to or taken by residents of the City of 
Worcester’s Economic Target Area; and  

 
WHEREAS:   The City of Worcester has agreed to offer a Tax Increment Financing (TIF) Agreement to the 

COMPANIES which will occupy approximately 194,858 square feet of office space at One 
Mercantile Street through a triple net lease with the property owner. The following is a summary 
of the amount of taxes to be paid to the City of Worcester through a formulaic TIF Plan: 

   
Tax Target Year Tax Target Payment 

1 $147,076 
2 $141,594 
3 $138,862 
4 $133,049 
5 $126,541 
6 $123,949 
7 $118,092 
8 $  85,627 
9 $  43,299 

10 $  39,005 
11 $  66,599 
12 $  43,344 
13 $  39,593 
14 $  64,545 
15 $  44,480 

Total Tax Target Payments $1,355,655 
   ; and 
                                                      
WHEREAS:  The TIF Plan for the COMPANIES will be valid for a period of 20 years beginning July 1, 2012 

and in anticipation of an increase in value to the aforementioned parcel as determined by the City 
of Worcester Assessor’s Office.  While billing will continue to occur on a quarterly basis, the 
COMPANIES’ 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; and 

 
WHEREAS: The TIF Plan for the COMPANIES will end on June 30, 2032. 



 
 
NOW, THEREFORE, BE IT RESOLVED   
 

1. That the Worcester City Council hereby approves the Certified Project application of the 
COMPANIES and forwards said application for certification to the Massachusetts Economic 
Assistance Coordinating Council for its approval and designation; 

 
2. That the City Manager be and is hereby authorized to file the necessary information and 

application 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 Site Specific Economic Opportunity Area and Certified Project designation; 

 
4. That this resolution shall take effect upon passage.  

 
 
 



RESOLUTION 
 

A RESOLUTION TO APPLY FOR, ACCEPT, AMEND, AND EXPEND A GROWTH 
DISTRICT INITIATIVE GRANT FROM THE COMMONWEALTH OF MASSACHUSETTS 

EXECUTIVE OFFICE OF HOUSING AND ECONOMIC DEVELOPMENT 
 
 
WHEREAS: The Patrick/Murray Administration established the Growth District Initiative in 

February 2008 to target certain areas for significant new growth, whether 
commercial, residential, or mixed-use; and 

 
WHEREAS: The first announced Growth District was the Innovation Square Growth District 

in the Lincoln Square area of Worcester; and 
 
WHEREAS: The City of Worcester worked with Administration officials to extend the 

boundary of the Innovation Square Growth District to include all of Worcester’s 
Downtown, renaming it the Worcester Growth District; and 

 
WHEREAS: CitySquare meets all of the Commonwealth’s criteria for Growth District 

Initiative grants for new growth including job creation, workforce housing, smart 
growth, and its location within a designated Gateway Plus city; and 

 
WHEREAS: The City of Worcester received a Growth District Initiative grant in the amount of 

$7.25 million from the Commonwealth of Massachusetts Executive Office of 
Housing and Economic Development to enhance economic development efforts 
within the city; and 

 
WHEREAS: The City of Worcester is now requesting an additional grant of no less than $4 

million to further enhance public investment in its Downtown; and 
 
WHEREAS: The City of Worcester, through this award, will leverage investment in certain 

public infrastructure to support CitySquare II Development Co. LLC’s CitySquare 
project, a $563 million public-private partnership. 

 
NOW THEREFORE BE IT RESOLVED: 
 

1. That the City Manager be and is hereby authorized to apply for and accept a grant 
application and/or amendment with the Commonwealth of Massachusetts Executive 
Office of Housing and Economic Development; 

 
2. That the City Manager be and is hereby authorized to apply for and accept information 

as required by the Commonwealth of Massachusetts Executive Office of Housing and 
Economic Development; 

 
3. That the City Manager be and is hereby authorized to accept grant funds and execute 

contracts and any amendments thereto in order to carry out the terms purposes and 



conditions of the Commonwealth of Massachusetts Executive Office of Housing and 
Economic Development; 

 
4. That the City Manager be and is hereby authorized to take such other actions as are 

necessary to carry out the terms, purposes, and conditions of the Commonwealth of 
Massachusetts Executive Office of Housing and Economic Development; 

 
5. That this resolution shall take effect upon passage. 



AN ORDINANCE AMENDING THE PERMIT AND INSPECTION FEE 
ORDINANCE FOR THE CITYSQUARE PROJECT 

 
 
Be it Ordained by the City Council of the City of Worcester, as follows: 
 
 
Section twenty-nine of Chapter two of the Revised Ordinances of 2008 is hereby 
amended by deleting the words “on the later of June 15, 2009 or the Commencement of the 
Enabling Work” and replacing them with the words “upon the substantial completion of the 
construction of the core/shell of Building H”. 
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