
Bourdon Property  

The purchase price we negotiate with the State will be crucial to whether or not we are able to make 

something special happen with this property.  If we buy high, it limits future development options.  Or 

means we hold it forever.  Would the State be willing to work with us on lowering the purchase price? 

Performing an independent appraisal and feasibility study in advance will tell us if the purchase is even 

worthwhile and assist in any future negotiation.  This appears to be a historic building beneath a shell 

and some modifications, probably from the 60s.  A rep from SHPO might be able to help us with an 

initial evaluation of the building’s historic value for free.  A feasibility study would include a structural 

analysis, systems analysis, historic preservation and other permitting considerations, and a rough idea of 

renovation costs.  Since one goal would be to create affordable dwelling units, using this data to see if 

affordable units can be created without substantial subsidy would be an important first step. 

I’m looking into whether the feasibility study would typically include an architect’s remodeling plan and 

pricing.  This would add value to the purchase discussion (for instance, we can only get x units out of his 

building) but could be done after the purchase as well.  If they show external renderings showing edifice, 

height, etc.. we could use those to start to collect feedback.  

After purchase from the State, the Town has a few options depending on what role they’d like to play in 

redevelopment.  The Table shows 3 different scenarios for redevelopment of the Site. 

Scenario 1 is pretty benign, with the Town holding then reselling the parcel.  In Scenario 2, the Town 

makes some stipulations in the purchase and sale agreement, which we would need to compensate the 

developer for in some fashion.  In Scenario 2, the Town wouldn’t retain the ability to collaborate on 

development decisions, except in a regulatory/review capacity.  For instance, you could specify “retain 

ground floor commercial use” but couldn’t control whether they selected Domino’s Pizza. 

In Scenario 3, the town maintains a role in redeveloping the parcel by entering into an agreement with 

other investment partners.  These partners might be institutions or nonprofits, or private developers.  

Private developers as partners bring experience, but they may also lean on the Town for assistance that 

allows them to make a profit, in return for doing a few nice things at the site.  If we just want a few 

simple things, the Town might have more leverage with a purchase and sale agreement (Scenario 2).  I 

think the additional effort of Scenario 3 would pay off if we (1) anticipate wanting control over the 

specific occupancy of the space (for instance- if instead of any old ground-level retail we wanted to put 

a community space like Bundle there, or we really wanted to work with CCV to provide them a stable 

lease, or with the college or hospital to give them a presence in downtown) or (2) if we wanted to retain 

site control to develop the site creatively (for instance-  if we wanted to partner with Town Hall Theater 

to create a public plaza for food carts like the drawing in the DT master plan, or wanted to redevelop the 

whole block someday).  But if all we want from the parcel is a couple short-term simple things like 

generic affordable housing and ground floor retail in the same building, Scenario 2 would offer the least 

risk over reward.   

Starting with a feasibility study will give us the information we need to make these decisions.  

 



 

 

 Scenario 1 – Town purchases 
and simply holds parcel, 
waiting for the right 
developer to come along. 
 

Scenario 2 - Town purchases 
then resells at lower cost to a 
developer with design 
stipulations in place. 
 

Scenario 3 – Town purchases and retains 
site control, by entering into a development 
agreement with one or more investment 
partners.  Public-private partnership 

Level of 
Complexity 

Low Medium High 
 

Pros Very easy to do. 
 
Least upfront cost. 

Opportunity to put the site in the 
hands of someone who seems 
like they want what we do.  
Stipulations would be included, 
as part of the purchase and sale 
agreement.   
 
Town could also require an 
external 3rd party review (if you 
want some more control over 
exterior appearance). 
 
Purchaser takes responsibility for 
development.  Town is off the 
hook after the sale. 
 
Options 1 and 2 create time for 
people to put a plan together, 
such as Housing VT purchasing 
and developing apartments and 
finding a partner to renovate the 
ground floor commercial space. 

Town would have a say in who occupies and 
uses the space  
 
Town could access funding opportunities private 
developers might not have access to (e.g tax 
reallocation program) 
Provides an opportunity for integration into 
other Town-driven projects, such as other Town 
space needs and future public space 
improvements on Merchant’s Row (e.g. 
sidewalks, plaza). 
 
Having the Town involved encourages 
development decisions that balance profit with 
the public good.  This might be more attractive 
to nonprofit and institutional partners such as 
Housing VT or college. 
 
Gives the town practice with a small PPP, 
allowing us to hone our skills before moving on 
to more ambitious ventures (e.g. EDI) 
 
Depending on how you turn over operation of 
the site post-development, the Town could 
retain control of the site for many years. 
 

Cons Could be a long time before a 
developer comes along. 
 
No guarantee we get what we 
want.  Other than vetting the 
purchaser, we have little 
control over the outcome. 
 
Inherent risk of the unknown 
for developer, since the town 
isn’t providing direction about 
what the community desires. 
 
 

Would have to provide some 
compensation for our 
stipulations, such as selling below 
market value or tax abatement. 
 
The purchaser makes the 
development decisions, and our 
control would be limited by the 
agreement.   
 

Would require staff time. Must use plugged-in 
professional Town staff to administer, not 
volunteers or resident hire.  
 
Difficult to predict the Town’s total financial 
investment, and the Town may be involved with 
the site for several years. 
 
Private development partners bring experience 
but may also lean on the Town for assistance 
that allows them to make a profit 
 

Needed for 
purchase 

negotiation with 
VTrans  

 Independent appraisal 

 feasibility study/building 
analysis  
 

 Independent appraisal 

 feasibility study/building 
analysis  
 

 Independent appraisal 

 feasibility study/building analysis  

 Additional due diligence (if needed) related 
to the Town being a partner? 
 

Needed for 
development of 

parcel 

  Coordinated process to develop 
a reasonable list of requests.  

 RFP or advertisement,  
followed by  

 purchase and sale 
agreement or deed 
restriction containing 
stipulations. 

 Coordinated process to identify the town’s 
must-haves.  

 PPP advisor to lay out the process and 
provide ongoing consult assistance.  

 Development Agreement between the 
partners 

 Professional staff time to manage the 
project and maintain relationships. 

 Economic analysis and creation of pro 
forma (likely a shared cost) 

 


