
 

 

LEBANON CITY COUNCIL 
MARCH 18, 2026 - 7:00 PM 

COUNCIL CHAMBERS, CITY HALL OR  
REMOTE VIA VIRTUAL PLATFORM  

LEBANONNH.GOV/LIVE  
 
  
 To participate in this meeting, please join live via Microsoft Teams or call 929-229-5356 

(access code: 531 403 120#). If you have trouble accessing this meeting, please email 
David Brooks. 

 
1. Call to Order 
 The March 18, 2026 Lebanon City Council Meeting is hereby called to order. 
2. Pledge of Allegiance 
3. Public Forum Announcement by the Mayor 
 Any member of the public who desires to speak on any item may do so when 

the item is taken up by the Council and will be allowed to speak on the subject 
for not more than three minutes. Note: Speakers are asked to state their 
name, ward of residence, and to use the microphone provided. 

4. Open Council Discussion 
5. Open to the Public 
  

6. Recognitions 
  A. Proclamation for World Down Syndrome Day 
  B. Resolutions Honoring Outgoing City Councilors 
7. Approval of Minutes 

  A. MOTION TO approve the minutes as presented in the March 18, 2026 
agenda packet.  

8. Appointments 

  

A. 
• Diversity, Equity, and Inclusion Commission, Anna Ulanova 

(Appointment as Public Representative) 
• Diversity, Equity, and Inclusion Commission, Lucas Mendelsohn 

(Appointment as Public Representative) 
• Planning Board, Karen Zook (Appointment as Regular Member) 
• Welcoming Lebanon Task Force, Lindsay Dearborn (Appointment 

as Resident Member) 
• Welcoming Lebanon Task Force, Keiselim Montas (Appointment 

as Resident Member) 
• Welcoming Lebanon Task Force, Lucas Mendelsohn 

(Appointment as Resident Member) 

9. Public Hearing Items 
  A. Extension 79-E Approval - 1 Spencer Studios, LLC 
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Lebanon City Council Agenda 
March 18, 2026                  

 

  Extension of Community Revitalization Tax Relief Incentive (RSA 79-E) 
Approval for 10 Spencer Studios, LLC – Public hearing for the purpose of 
receiving public input and taking action to extend tax relief under the provisions 
of the Community Revitalization Tax Relief Incentive (RSA 79-E) Program for 
10 Spencer Studios, LLC. 
R-2026-3 
i.     Presentation: 
ii.    Opening of the Public Hearing: 
iii.    Questions & Comments by the Public: 
iv.    Closing of the Public Hearing: 
v.     Council Deliberation & Action: 

  B. C-PACER District 
  Adoption of Enabling Provisions of NH RSA 53-F, Energy Efficiency and 

Clean Energy Districts; Establishment of a Commercial Property Assessed 
Clean Energy and Resiliency (C-PACER) District to Encompass All of 
Lebanon; and Vote to Confirm that the Program will Serve the Public Purposes 
set forth in NH RSA 53-F – Public hearing for the purpose of receiving public 
input and taking action to adopt the enabling provisions of NH RSA 53-F, 
Energy Efficiency and Clean Energy Districts; to establish a Commercial 
Property Assessed Clean Energy and Resiliency (C-PACER) District to 
encompass the entire area within the boundaries of Lebanon; and vote to 
confirm that the program will serve the public purposes set forth in NH RSA 
53-F. 
i.     Presentation: 
ii.    Opening of the Public Hearing: 
iii.    Questions & Comments by the Public: 
iv.    Closing of the Public Hearing: 
v.     Council Deliberation & Action: 

10. Old Business 
  A. Discuss 2027-2028 NHMA Legislative Policy Process 
11. New Business 
  A. Airport Runway 36 Extension and Runway 18-36 Obstruction 
  Discussion and Set Public Hearing for April 15, 2026: Supplemental 

Appropriation of up to $222,450 for Airport Runway 36 Extension and Runway 
18-36 Obstruction Removals capital project (AIP-079); Authorization for City 
Manager to Transfer up to $222,450 from Airport Fund Balance to Airport 
Runway 36 Extension and Runway 18-36 Obstruction Removals capital project 

  B. State of Housing 
  Discussion on the State of Housing with the Planning and Development 

Department 
12. City Manager Report 
13. Non-Public Session: None 
14. Adjournment 
 
Meetings are open for in-person and remote attendance. Members of the public who wish to attend remotely may do 
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Lebanon City Council Agenda 
March 18, 2026                  

 

so by going to LebanonNH.gov/Live where you will find instructions on how to enter the meeting. Members of the 
public will be able to participate and ask questions through the City’s virtual platform or by phone. Please note: 
Should technical difficulties occur during the meeting that disrupt virtual or phone connection(s), the meeting will 
continue without remote access capabilities. 
Any person with a disability who wishes to attend this public meeting and needs additional accommodation, please 
contact the ADA coordinator at City Hall by calling 603-448-4220 at least 72 hours in advance so that the City can 
make any necessary arrangements. 
 
Future Board/Committee/Commission Appointments:  
Board/Committee: Conservation Commission 
Position: Alternate 
Applicant: L. Madsen 
 
Board/Committee: Conservation Commission 
Position: Alternate 
Applicant: P. Lee 
 
Board/Committee: Lebanon Housing Authority 
Position: Regular 
Applicant: T. Foor 
 
Board/Committee: Zoning Board of Adjustment 
Position: Regular 
Applicant: R. Burtan 
 
Board/Committee: Zoning Board of Adjustment 
Position: Regular 
Applicant: M. Morris 
 
Proposed Future Agenda Items: Dates may be tentative, and this list is not considered all-inclusive. 
March 25, 2026 – Organizational Meeting 
 
April 1, 2026 – 6:00pm start 
Public Hearing Items: 
A.    Supplemental Appropriation of up to $250,000 for Mechanic Street Sidewalk Segment 2 Improvements Capital 
Project; Authorization to Transfer Prior Appropriations from Other Capital Projects and from DPW Operating Budget 
to Fund the Supplemental Appropriation 
New Business: 
A.    Authorization for City Manager to Execute Lease Agreement with Christian Gomes for Land Lease to Construct 
Private Hangar at Lebanon Airport 
 
April 15, 2026 
Public Hearing Items: 
A.    Supplemental Appropriation of up to $222,450 for Airport Runway 36 Extension and Runway 18-36 Obstruction 
Removal Capital Project; Authorization to Transfer Funds from Airport Fund Balance to the Capital Project to Fund 
the Supplemental Appropriation 
New Business: 
A.    Release of Collected Public School Impact Fees (1st Quarter 2026) 
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PROCLAMATION 
 

World Down Syndrome Day 
 

 
 

 
 
WHEREAS, Down Syndrome is a naturally occurring chromosomal arrangement 
that has always been a part of the human condition, affecting people of all racial, 
gender, and socioeconomic backgrounds; and 
 
WHEREAS, individuals with Down Syndrome contribute to our communities in 
countless ways, bringing joy, diversity, and a unique perspective that enriches 
our society; and 
 
WHEREAS, World Down Syndrome Day is observed annually on March 21st 
(3/21) to symbolize the triplication of the 21st chromosome, which causes Down 
Syndrome; and 
 
WHEREAS, this day is dedicated to raising public awareness, advocating for the 
rights and inclusion of people with Down Syndrome, and celebrating their 
accomplishments and potential; and 
 
WHEREAS, the City of Lebanon is committed to fostering an inclusive 
community where all individuals, regardless of ability, are valued and 
empowered to reach their full potential; and 
 
WHEREAS, community organizations such as the New Hampshire Down 
Syndrome Association work tirelessly to support individuals with Down 
Syndrome and their families, advocating for education, employment, and 
opportunities for full participation in society. 
 
NOW, THEREFORE BE IT RESOLVED, that the Lebanon City Council, on behalf 
of the City of Lebanon, do hereby proclaim March 21, 2026, as World Down 
Syndrome Day in the City of Lebanon and encourage all residents to join in 
recognizing and celebrating the abilities, achievements, and contributions of 
individuals with Down Syndrome. 
 
Dated this 18th day of March 2026. 
 
 

 
        

Douglas Whittlesey, Mayor 
on behalf of the Lebanon City Council 
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Agenda 
Lebanon City Council 
March 18, 2026 
 
7. Acceptance Of Minutes: 
 
 
Minutes To Be Accepted 
 

- March 4, 2026 (Regular Meeting) 
- March 12, 2026 (Canvass of Vote) 

 

MOVED, to approve the minutes as presented in the March 18, 2026 agenda 
packet. 
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DRAFT 

LEBANON CITY COUNCIL 
MEETING MINUTES 

Wednesday, March 4, 2026 7:00 p.m. 
Council Chambers 

Remote Via Microsoft Teams:  LebanonNH.gov/Live 
 

MEMBERS PRESENT:       Mayor Douglas Whittlesey, Assistant Mayor Devin Wilkie, Erling 
Heistad, Nicole Ford Burley, Timothy McNamara, Laurel Stavis, 
Christian Simon, and Karen Zook 

                                                                                       
MEMBERS ABSENT:   George Sykes   
 
STAFF PRESENT:  City Manager Andrew Hosmer, Deputy City Manager David Brooks, 

Planning Administrative Assistant Crystal Taplin, Finance Director 
Alesia Williams  

_____________________________________________________________________________________ 
 1 
1.   CALL TO ORDER: Mayor Whittlesey called the meeting to order at 7:00 p.m. 2 

• City Manager Andrew Hosmer announced the meeting criteria for attendees. 3 
 4 
2.  PLEDGE OF ALLEGIANCE:  Mayor Whittlesey led the Council in the Pledge. 5 
 6 
3.   PUBLIC FORUM:  Mayor Whittlesey made the Public Forum announcement. 7 
 8 
4.   OPEN COUNCIL DISCUSSION:  NONE 9 
 10 
5.   OPEN TO PUBLIC:  NONE 11 
 12 
6.   RECOGNITIONS:  NONE 13 
 14 
7.   ACCEPTANCE OF MINUTES:  February 18, 2026 (Regular Meeting)  15 
 16 
Councilor Heistad MOVED to approve the February 18, 2026 minutes as written and presented in 17 
the March 4, 2026 City Council agenda packet. 18 
Seconded by Councilor Stavis. 19 
 20 
*The Vote on the Motion was approved (8-0) 21 
 22 
8.   APPOINTMENTS: NONE 23 
 24 
9.   PUBLIC HEARING ITEMS: NONE 25 
      26 
10.  OLD BUSINESS:  NONE 27 
 28 
11.   NEW BUSINESS  29 

A.  Discussion and Set Public Hearing for March 18, 2026: Extension of Community 30 
Revitalization Tax Relief Incentive (RSA 79-E) Approval for 10 Spencer Studios, LLC 31 
for Rehabilitation of 10 Spencer Street, Lebanon, NH 32 

      33 
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Included in the agenda packet: (All supportive documents and information can be found on pages 20-62,  1 
in the Council agenda packet.  Minutes do not include screenshots, graphs, Maps or images.) 2 

1. February 2, 2026 email from Jennifer Caine providing project update and requesting extension of 79-E 3 
Tax Relief 4 

2. Declaration of Covenants, recorded February 12, 2025 5 
3. City Council Agenda materials from January 8, 2025 6 
4. Excerpt of City Council minutes from January 22, 2025 7 
 8 
Deputy City Manager Brooks summarized the background for the Extension of Community 9 
Revitalization Tax Relief Incentive (RSA 79-E) Approval for 10 Spencer Studios, LLC for Rehabilitation 10 
of 10 Spencer Street, Lebanon, NH.   He noted this project still meets the requirements and complies with 11 
the program provisions. Essentially, the Council was being asked to reapprove it for the period of time 12 
being requested.  13 
 14 
BACKGROUND  15 
On January 22, 2025, the Lebanon City Council approved an application from 10 Spencer Studios, LLC for 16 
nine (9) years of limited property tax relief pursuant to the City’s Community Revitalization Tax Relief 17 
Incentive (NH RSA 79-E) Program. The tax relief was requested and granted in connection with a project 18 
to convert the existing structure at 10 Spencer Street (Tax Map 92, Lot 33) from an industrial use (a former 19 
rug cleaning business) to an art studio use. 20 
 21 
Under the terms approved by the City Council, the project is required to be completed on or before March 31, 22 
2026, “unless otherwise extended by the City Council in writing.” On February 2, 2026, Jennifer Caine, 23 
Manager of 10 Spencer Studios, LLC, submitted a request for an extension of time associated with the 24 
approved property tax relief. In the request, Ms. Caine noted that while the renovations are well underway, 25 
and many are already finished, there is a chance that not all of the required improvements and issuance of 26 
a Certificate of Occupancy will be completed by the March 31st deadline. 27 

In considering the request to extend the tax relief associated with the project, the Council is, in essence, 28 
verifying that the proposed project and property continue to comply with the provisions of the 79-E program 29 
and would be re-approving the applicant’s participation in the program. Under the terms of the 79-E program, 30 
the City Council must hold a public hearing on the request to determine whether the proposed project still 31 
qualifies for the tax relief incentive. 32 

The property at 10 Spencer Street remains a Qualifying Structure located within the designated Downtown 33 
Lebanon 79-E district, and the project continues to exceed the required threshold to be considered a 34 
Substantial Rehabilitation. In addition, staff presumes that the previously documented Public Benefits 35 
approved by the City Council still apply to the project, including: 36 

1. Enhancement of the economic vitality of Downtown Lebanon; 37 
2. Enhancement or improvement of a culturally or historically important structure; 38 
3. Promotion of the preservation and reuse of existing building stock; and 39 
4. Promotion of the development of municipal centers, providing for efficiency, safety, and a 40 

greater sense of community consistent with RSA 9-B. 41 

Since the tax relief was originally granted, there have been no changes to the location or extent of the 42 
designated 79-E Districts, nor to the City Council’s Policy CC-105, Community Revitalization Tax Relief 43 
Incentive Program Guidelines, under which the 10 Spencer Studios application was originally reviewed. In 44 
addition, whereas the property is also situated within the Downtown Tax Increment Finance District, 45 
Section 5.3 of the Policy normally requires review of the request by the Downtown TIF District Advisory 46 
Board. However, since this is a request for re-approval of the same project for the same time period of tax 47 
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relief, staff does not believe it is necessary for the Downtown TIF Advisory Board to review the project again 1 
pursuant to the policy. 2 
 3 
Ms. Jennifer Caine came forth to give an update on what she has accomplished to date and spoke about 4 
her reasons why she is making the same request that was made last year. She apologized that she was not 5 
able to meet the Certificate of Occupancy (CO) by March 31, 2026 and noted that in reality it was not 6 
realistic because they should have accounted for more time. They are really very close to meeting the 7 
expectations, but construction has its own timeline which caused delays. She noted it may between 8 
April/May before construction has been completed, but it could be as late as June/July and further 9 
explained the reasons why. 10 
 11 
Council/Staff Comments: 12 
In response to Mayor Whittlesey’s question regarding the length of time needed for this extension, Ms. 13 
Caine explained it should be within the next two months, but, for safety reasons, it more likely would be 14 
in July. She also noted there have not been changes to the overall permitting process.  15 
 16 
Deputy City Manager Brooks noted the program kicks in on April 1st of the tax year after the project has 17 
been completed. So, whether their CO is approved on April 1st , 2026 or next March 31st 2027 it will kick 18 
in on April 1, 2027. In terms of setting a date, it could be anytime between now and March 31, 2027. 19 
 20 
ACTION: 21 
Assistant Mayor Wilkie MOVED, that the Lebanon City Council hereby schedules a public hearing for 22 
Wednesday, March 18, 2026, beginning at 7:00pm in Council Chambers, City Hall, and Remote Via the 23 
City’s Virtual Platform, for the purpose of receiving public input and taking action on a request by 10 24 
Spencer Studios, LLC, for an extension of the previously approved tax relief under the provisions of the 25 
Community Revitalization Tax Relief Incentive (NH RSA 79-E) Program as adopted by the City Council 26 
on February 17, 2016. 27 
Seconded by Councilor N. Ford Burley. 28 
 29 
*The Vote on the Motion was approved (8-0). 30 
 31 

B.   Discussion and Set Public Hearing for March 18, 2026: Consideration of Adoption   32 
       of Commercial Property Assessed Clean Energy and Resiliency (C-PACER)       33 
       Enabling Legislation (NH RSA 53-F), and Establishment of C-PACER District 34 

 35 
Included in the agenda packet: (All supportive documents and information can be found on pages 63-110, 36 
in the Council agenda packet.  Minutes do not include screenshots, graphs, Maps or images.) 37 
1. Commercial Property Assessed Clean Energy and Resiliency (C-PACER) Program 38 

Guidebook, prepared by the NH Business Finance Authority, dated June 2025 39 
2. Process to Adopt the Commercial Property Assessed Clean Energy and Resiliency (C-PACER) 40 

District, RSA 53-F, prepared by the NH Business Finance Authority 41 
3. C-PACER Frequently Asked Questions, dated December 11, 2025, prepared by Clean Energy 42 

NH 43 
4. Draft Language of Municipal Ordinance, prepared by LEAC 44 
5. NH RSA 53-F, Energy Efficiency and Clean Energy Districts 45 
 46 
Deputy City Manager Brooks reviewed the background behind the Adoption of Commercial Property Assessed 47 
Clean Energy and Resiliency (C-PACER) Enabling Legislation (NH RSA 53-F), and Establishment of C-48 
PACER District, which is being speared by LEAC (Lebanon Energy Advisory Commission). 49 
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 1 
Mr. Henry Bromberg (LEAC Chair), Ms. Sherry Boschert (LEAC Member), and a representative from 2 
Clean Energy NH reviewed and described the C-PACER program, how it works, and how it could benefit 3 
individual property owners as well as the City. 4 
 5 
Ms. Boschert reviewed the background for the C-PACER (Commercial Property Assessed Clean Energy 6 
and Resiliency) Program. She reviewed the slides she sent to Deputy City Manager Brooks, noting these 7 
slides would answer every question that the Council could possibly have stating that C-PACER is a new 8 
tool in our toolbox to help businesses and developers be able to afford improvements to their property, 9 
reduce energy use, lower greenhouse gas emission and make our communities more resilient at no cost 10 
and no risk to the City. In a nutshell, by passing an Ordinance to create a C-PACER District, the City 11 
would enable private lenders to offer favorable long-term loans up to 30 years that are tied to the property 12 
to be used for specific energy improvements. The program is managed by the NH Business Finance 13 
Authority. This program can be used for new construction and existing (commercial) properties and stays 14 
with the property when the owners change. She explained what these loans could be used for and 15 
explained what the benefit of this program was for New Hampshire. There are three roles:   16 

1) The C-PACER Lender, who lends the money, collects the payments and handles problems with a 17 
non-payment.  18 

2) The New Hampshire Finance Authority screens the lenders for quality, reviews applications for 19 
quality to make sure they comply with the rules in what the money can be used for, and provides 20 
all documents, forms, etc., and  21 

3) The City needs to pass an Ordinance creating a C-PACER District. (Sample is in agenda packet).  22 
The City records the documents with the City Clerk at the closing and then releases the 23 
documents once the lender has been paid. 24 

 25 
BACKGROUND 26 
The Lebanon Energy Advisory Committee (LEAC) has been working for several months with staff from 27 
Clean Energy NH to review and evaluate the potential benefits of establishing a Commercial Property 28 
Assessed Clean Energy and Resiliency (C-PACER) District. Prior to establishing any specific C-PACER 29 
District, the City must first adopt the enabling legislation set forth in NH RSA 53-F, Energy Efficiency and 30 
Clean Energy Districts, and find that the energy conservation and efficiency and clean energy improvements 31 
enabled by the program will serve the public purposes set forth in RSA 53-F. 32 

As authorized by the legislature, a C-PACER program allows commercial property owners within the 33 
district to fund qualifying projects and improvements to real property through private lenders or capital 34 
providers and to have that private financing secured by a special assessment lien on the property itself. The 35 
types of qualified projects and improvements include but are not limited to solar PV and solar thermal 36 
systems, air sealing, insulation, HVAC systems that meet or exceed Energy Star standards, efficient lighting 37 
systems, fire and wind resistance improvements, and others. 38 

Council/Staff Comments: 39 
The Council  discussed developers being able to get below market lending interest rates because it is 40 
considered to be safer than market rate lending; questions around liability that the owners of a property 41 
would be taking on; the NH State requirements for the C-PACER program; the liability the City would be 42 
taking on in case of a default loan and how the taxes would get repaid once the property is sold to a new 43 
owner; how the C-PACER lender would initiate a foreclosure; questions around liability; where the C-44 
PACER District could be established (the proposal would cover the entire boundary of the City); who 45 

Page 9 of 191



 
 
 
could take advantage of this program; and, potential developer clients who have expressed an interest in 1 
the program. 2 
 3 
Mr. Jon Livadas (owner of the Lebanon Woolen Mill):  He spoke about his reasons why he would 4 
support this program and why there would be a lot of interest in the C-PACER Program. This is an 5 
unbelievable tool that would result in their ability to move forward with the Woolen Mill Project by 6 
finding a cheaper debt loan and further explained his reasoning. 7 
 8 
Councilor Simon questioned why the City would need to be involved in this process if the goal is to help 9 
developers get a cheaper loan for energy efficient equipment, etc. The short answers to Councilor 10 
Simon’s question were: 1) State Law requires municipalities to opt in to enable C-PACER financing 11 
within each community. 2) Only municipalities are legally permitted to file those special assessments on 12 
properties within their communities while C-PACER enabling legislation allows the municipality to 13 
delegate this file and be reimbursed for any costs associated with the paperwork. By opting in, the 14 
municipality is legally agreeing to file this paperwork when requested. 15 
 16 
Mr. Clifton Below (LEAC member): He spoke about how a Special Assessment lien: a powerful element 17 
by Statute and is subordinate to any tax lean. It’s that Special Assessment lien that allows it to travel with 18 
the property and further explained his reasons how this would be done. He also noted that the payments 19 
do not need to go through the City. It is set up so the commercial lenders and the NH Business Finance 20 
Authority will figure out how to make this actually work moving forward. Once this is set up, they will be 21 
the ones who are handling invoicing and collections directly and will only come back to the City if they 22 
have to enforce their lien. He urged the Council to go ahead with the Public Hearing, and more questions 23 
could be answered at that time. 24 
 25 
Mayor Whittlesey emphasized that the C-PACER program is set up to isolate the risk for municipalities.  26 
He felt this was a well thought out, developed program from a legislative perspective. 27 
 28 
Ms. Boschert noted that while the C-PACER program is new to New Hampshire, it has been in other 29 
areas within the US for years. She also spoke about how the following two items need to be warranted for 30 
the Public Hearing: 31 

1. The creation of a C-PACER District, and 32 
2. Confirming that the C-PACER program is in the public good. 33 

 34 
ACTION: 35 
Assistant Mayor Wilkie MOVED, that the Lebanon City Council hereby schedules a public hearing for 36 
Wednesday, March 18, 2026, beginning at 7:00pm in Council Chambers, City Hall, and Remote Via 37 
the City’s Virtual Platform, for the purpose of receiving public input and taking action to adopt the 38 
enabling provisions of NH RSA 53-F, Energy Efficiency and Clean Energy Districts; and to establish a 39 
Commercial Property Assessed Clean Energy and Resiliency (C-PACER) District to encompass the 40 
entire area within the boundaries of Lebanon. 41 
Seconded by N. Ford Burley. 42 
 43 
Deputy City Manager Brooks noted that, based on the comment that Ms. Boschert just made about the 44 
second vote confirming that the program will serve the public benefit, he questioned if there was a way to 45 
build that language into the motion (above) and offered potential language that could be inserted into the 46 
Motion.  47 
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 1 
City Manager Hosmer reiterated that two votes need to be included:  1) Approve a Motion establishing a 2 
C-PACER District, and  2) A vote to confirm that the program is a public benefit.  This could be done at 3 
the Public Hearing meeting. 4 
 5 
AMENDED MOTION as highlighted in red below: 6 
Assistant Mayor Wilkie MOVED, that the Lebanon City Council hereby schedules a public hearing for 7 
Wednesday, March 18, 2026, beginning at 7:00pm in Council Chambers, City Hall, and Remote Via 8 
the City’s Virtual Platform, for the purpose of receiving public input and taking action to adopt the 9 
enabling provisions of NH RSA 53-F, Energy Efficiency and Clean Energy Districts; and to vote that 10 
the program will serve the public benefit and establish a Commercial Property Assessed Clean Energy 11 
and Resiliency (C-PACER) District to encompass the entire area within the boundaries of Lebanon. 12 
Seconded by N. Ford Burley. 13 
 14 
Deputy City Manager Brooks read a portion of the language in the Draft Ordinance created by the NHBA 15 
(Page 83 agenda packet) as listed below: 16 
 17 
Vote on the required statutory findings, RSA 53-F:3: 18 

 a. Whether the energy conservation and efficiency and clean energy improvements will serve the 19 
public purposes as set forth in RSA chapter 53-F and not primarily be for the benefit of private persons 20 
or uses even though such private benefits and uses may incidentally result. 21 
 22 
 b. This 2nd vote must occur after the adoption vote, but can occur at the same meeting so long as it was 23 
noticed and held as a public hearing – if it was not, then the Council must notice and hold a public 24 
hearing before voting on the required statutory findings. 25 

 26 
Mayor Whittlesey noted those two votes (as noted in the Amended Motion above) will be taken at the 27 
Public Hearing. 28 
 29 
Seconded by N. Ford Burley 30 
 31 
*The Vote on the AMENDED Motion was approved (8-0). 32 
 33 

C.  Presentation and Discussion of Potential Signal Park TIF District 34 
 35 
Included in the agenda packet: (All supportive documents and information can be found on pages 111-36 
167, in the Council agenda packet.  Minutes do not include screenshots, graphs, Maps or images.) 37 
1. Signal Park Infrastructure, Conceptual Estimate, November 1, 2023 38 
2. TIF Recreation Phase, Conceptual Estimate, November 1, 2023 39 
3. Potential Signal Park TIF District Properties 40 
4. Draft Lebanon Signal Park TIF District Development Program 41 
5. Draft Development Agreement 42 
6. Minutes of May 7, 2025 City Council Meeting - Excerpt 43 
7. Signal Park Conceptual Plans, presented to Planning Board on February 9, 2026 44 
8. Draft Minutes of February 9, 2026 Planning Board Meeting - Excerpt 45 
9. Signal Park Draft TIF District Revenue and Debt Service Capacity Estimates 46 
 47 
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Deputy City Manager Brooks summarized the background of the potential Signal Park TIF District and 1 
noted that in order for the City Administration to proceed further in discussions and negotiations with Mr. 2 
Campion, the Council needs to provide further guidance about several aspects of the proposal, including 3 
the extent of the proposed TIF District; the percentage of increment to be captured. The proposal is that 4 
60% would be captured by the TIF District and 40% would continue to flow to the (City’s) General Fund 5 
as passable value to be taxed just the way everything else is. The Council can vary that percentage; they 6 
can change those aspects or add to them with requirements relative to payments towards the School 7 
District, etc. In addition, the question of which facilities and improvements would be eligible for 8 
reimbursement through the TIF District is another big question that Mr. Campion is going to have to 9 
answer. His proposal is that the City would accept all, or most of, the infrastructure associated with the 10 
project. 11 
 12 
BACKGROUND  13 
Choice Storage, LLC/Jay Campion is the owner of several properties located along Etna Road and 14 
Labombard Road in Lebanon. Mr. Campion has been communicating with the Planning & Development 15 
and Recreation, Arts & Parks Departments for several years on a development project titled "Signal Park", 16 
which would include residential, office, and commercial uses. Campion's properties were included in areas 17 
proposed to be rezoned prior to the City Council's recent decision to postpone further consideration of 18 
certain zoning amendments in the Route 120 corridor. As a result, Campion is planning to move forward 19 
with development options based on the current zoning of his properties. 20 

As part of the overall Signal Park development, Campion is proposing to convey a parcel of land to the City 21 
for the creation of public recreational facilities, potentially including playing fields, sports courts, 22 
playgrounds, and the associated access, parking, and infrastructure improvements. The Recreation, Arts & 23 
Parks Department has documented a longstanding need for additional recreational facilities, especially 24 
playing fields, due to high participation rates in adult and youth sports programs. 25 

On May 7, 2025, Mr. Campion attended a City Council meeting to discuss the potential establishment of a 26 
Tax Increment Finance (TIF) District, which would cover the Signal Park development as well as several 27 
surrounding parcels. As proposed, if a TIF District were established, Mr. Campion would secure the private 28 
funding necessary to construct the public recreational facilities and other improvements in exchange for 29 
being reimbursed for those costs from the TIF District once the increment begins to be generated by the 30 
taxable portions of the overall Signal Park development. Through such an arrangement, the City could 31 
potentially obtain needed public recreational facilities without having to incur the upfront costs for the 32 
improvements. 33 

Based on the May 7th presentation and discussion, the Council directed the City Manager to continue 34 
negotiating with Mr. Campion on the potential Signal Park TIF District and associated public-private 35 
partnership agreements, and to bring additional details back to the Council for further review and 36 
discussion. 37 

Since last spring, Mr. Campion has refined the draft language of a Development Program and other 38 
components of a TIF District and has prepared a draft Development Agreement, which summarizes the 39 
development project and the reimbursement arrangements proposed by the City.  The City Manager's Office 40 
has reviewed and commented on the draft documents, but it is noted that the City's legal counsel has not 41 
yet reviewed the documents. 42 

Mr. Jay Campion came forth and reviewed and discussed the status of his development concept and his 43 
proposal for a Signal Park TIF District.  He noted the core of this TIF District is a privately funded TIF 44 
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District and not a City TIF District.   It will afford the City with the recreation facilities that they have 1 
been trying to create over the past 10 years.  He spoke about his proposal to donate, by Deed, +/- 39 acres 2 
of land to the City to create soccer fields and other athletic facilities on City-owned property.  That 3 
infrastructure would be funded by the TIF District and would include a residential development.   4 
 5 
The Phase I proposal is in front of the Planning Board and includes 216 residential condominium units on 6 
the property that would be part of the TIF District. Sixty percent (60%) of the tax revenue (from these 7 
units) would go to fund that infrastructure including the construction of the ball fields, soccer fields, etc.  8 
There would not be any limit in terms of what the City could do with the land.  In terms of funding 9 
outside of the TIF District for anything that is not in that recreation area, it would not necessarily be 10 
limited to the income that the TIF District would generate, but having the TIF District income would 11 
assure the land he donates actually goes to the soccer fields and athletic facilities because the funds would 12 
already exist in the City’s General Funds.  13 
 14 
Mr. Campion and the developer spent a lot of time looking at the geography that he wanted to include in 15 
this TIF District, noting it basically parallels a proposal he has that permits the residential land that he is 16 
proposing to create, by a Conditional Use Permit, a planned Business Park that will combine the 17 
residential density in Phase I and those lots in the planned Business Park as part of the TIF District.  He 18 
further described the property as described on his proposed Master Plan Map (included in Council agenda 19 
packet).   While he was uncertain how the financing would break down over time, he did provide his 20 
detailed Conceptual Financial Estimates and spoke about what his plan was for the proposed TIF District 21 
and Business Park and how future Zoning could grandfather the TIF District. (Please note that complete 22 
details and explanation can be found on pages 129-163 in the Council agenda packet.) 23 
 24 
Mr. Campion noted this is the first step in a process that can bring a lot of housing options, noting the 25 
combined properties in the planned Business Park would be around 142 acres, which could be developed 26 
to address the changing needs for housing in Lebanon. He also spoke about the details of the 27 
infrastructure; the recreational facilities; the cost per lineal foot for roadways, sewer lines, etc., noting the 28 
full build out of infrastructure for Phase I and the recreation facilities come out to approximately $13M;   29 
and, the  revenue needed from property values to pay taxes. From his viewpoint, he needs to move 30 
forward to establish the TIF District in order to Deed the land to the City and get the ball rolling. He is 31 
going before the Planning Board again with the use permit for the planned Business Park and the 32 
subdivision required with the housing components. This will happen on May 9, 2026. 33 
 34 
Mr. Campion emphasized this is a public/private partnership. He has privately guaranteed borrowing in 35 
order to accomplish this (partnership), so the City has no risk involved. The incentive is pretty strong on 36 
the developer to get some things built because we are going to be creating infrastructure that we will need 37 
for revenue to pay for this development. He is at the point now where he feels he needs to take the next 38 
step to get a commitment from the City to do this or not. 39 
 40 
Council/Staff Comments: 41 
Councilor McNamara asked if: 42 

1)  To clarify, if 60% goes toward paying the infrastructure/recreational facilities and the remaining 43 
40% would go directly to the City? Mr. Campion said yes.  44 

2) If the plan Mr. Campion has today is based on the existing zoning of Ind-light and RL-3?  Mr. 45 
Campion said yes. 46 

3) If Mr. Campion is asking for the TIF District to only include Phase I or the entire property? Mr. 47 
Campion stated it was for the entire property. In response to Councilor McNamara, Mr. Campion 48 
also noted that the infrastructure dollars that are being discussed actually cover Phase I & Phase II 49 
of infrastructure and does not cover the income that would come from additional building and 50 
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acknowledged that the infrastructure from Phase II could change. The developer gave a detailed 1 
review of the Draft Site Master Plan that Mr. Campion envisioned. 2 

 3 
Councilor McNamara noted that this would be the first real infrastructure expansion project that the 4 
Council has even thought about in a long time. In former Councils, it was decided to try to limit 5 
development within our existing infrastructure areas and have operational costs associated with this.   6 
 7 
Councilor Stavis noted that after having a very extensive conversation about creating a new neighborhood 8 
in the area of Route 120, the Council heard very clearly that residents (of that area) did not want to see 9 
that happen. We heard concerns about potential impacts on existing neighborhoods already in place. At 10 
the request of Councilor Stavis, Mr. Campion explained and gave his detailed reasons why his 11 
development was not like the other developments. 12 
 13 
Councilor McNamara questioned with the boundaries of the planned Business Park as proposed, how 14 
much of the residential density gets tied up in Phase I and what is left after Phase I? Mr. Campion said he 15 
thought there were 216 units to start with and then 617 units under the planned Business Park regulations. 16 
Councilor McNamara noted he would need more information before the Council moves forward with this 17 
discussion. What concerns him are:  18 

1. TIF Funds are not allowed to be utilized for maintenance and operations, so we have additional 19 
roads that would need to be plowed and maintained because per zoning they become city streets.  20 
There is a cost associated with that which is not reflected in the TIF District;  21 

2. Costs associated with water/sewer.   22 
3. If recreational facilities are doubled, the City would need more staff.  23 

 24 
Mayor Whittlesey noted that what he does not see (in this proposal) are what roads we are in fact taking 25 
on, noting that current road replacement costs are +/- $2M. He would like to see a delineation of the 26 
infrastructure that the City would be taking on vs. what the City would not be taking on. Also, the 27 
Council does not have an approved final plan from the Planning Board. 28 
 29 
Councilor Stavis questioned whether or not the roads for the planned condos would be public or private 30 
roads. If they are public roads, the City would be responsible for plowing and sanding. Mr. Campion 31 
stated the roads would be public and the driveways would be private. 32 
 33 
The Council continued discussions on: The Planning Board timeline(s) for project completions through 34 
their regulations; whether or not, once Mr. Campion submits his TIF District Master Plan, they would be 35 
grandfathered under Zoning; what the City would like to see from Mr. Campion’s proposed TIF District 36 
(specifically what a phased map of what roads might be looked at for the City to take over); having a third 37 
party verification of the (Condo) unit costs (i.e., roads, materials, etc.); having DPW weigh in on the 617 38 
unit build out and how that correlates with capacity in the waste water/water systems (i.e., in treatment, 39 
etc.); having Recreation, Arts, and Parks weigh in on the estimates of costs of labor; how the Council 40 
needs to see anything that Mr. Campion feels could cost the City (i.e., Safety Services, Fire, Water 41 
Department increased uses, highway vehicle usage, the effects on City Hall when residents come in to 42 
register vehicles and pay taxes, the impacts to the School District and whether or not they would have to 43 
build a new school); what the capacity is for water/water, etc.;  if this project would impact the City’s 44 
budget; how the Council needs to have the Final Planning Board submission and approval before they can 45 
continue discussions for the TIF District; how the City needs to have a contractual guarantee in writing of 46 
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what gets done by the City vs. what gets done by the Signal Hill Park TIF District; and, having the City 1 
Manager sit on the Board that governs this TIF District. 2 
 3 
Councilor McNamara noted that the way he sees this is really putting the cart before the horse. The horse 4 
is the Planning Board approval; the TIF District follows as the cart. The Planning Board in evaluating a 5 
project this large and complex is going to want the engineering studies, the traffic studies, the fiscal 6 
impact studies, which are part of their review of a large project. He feels the TIF District needs to follow 7 
that approval otherwise we are essentially doing two reviews and further explained his reasoning. 8 
 9 
Mayor Whittlesey stated the Council does not have an approved plan to look at relative to the (Signal 10 
Park) TIF District. He felt it was worth telling Mr. Campion about the things the Council is looking for to 11 
approve the TIF District, so if the City is to further the negotiations with Mr. Campion, this is, what we, 12 
as the Council, need to see.   13 
 14 
Mr. Campion stated he is in Phase I of permitting with the Planning Board and his Master Plan will be 15 
submitted as a working document. The Planning Board is intentionally not being asked to approve the 16 
Master Plan. The Master Plan (for the Signal Park TIF District) is something that needs to change over 17 
time and will not happen all at once. Look at the number of projects in the City that have been smashed 18 
because they were not able to get their projects completed in time (i.e., Iron Horse, etc.).   19 
 20 
Councilor McNamara noted that if they are only going to the Planning Board for Phase I and not asking 21 
for full permitting, the Planning Board will not be approving anything beyond Phase I, which could mean 22 
that anything beyond Phase I, could be at risk of  potentially not being grandfathered if Mr. Campion goes 23 
back to them for a Site Plan Approval, and explained his reasons. Mr. Campion acknowledged that this is 24 
correct but if he permits the Business District with the Light Industrial Zone as it is right now, the 25 
Planning Board would not be able to that, which would grandfather him for the boundaries of the planned 26 
Business Park. 27 
 28 
Councilor McNamara was trying to avoid the duplicity of effort here and asked Mr. Campion about what 29 
further negotiations consist of because, to him, it is almost exactly what the Planning Board would be 30 
looking for. 31 
 32 
In response to City Manager Hosmer’s question regarding how far along Mr. Campion is in the Planning 33 
Board process, Mr. Campion stated they would be meeting with the Planning Board on March 9, 2026, 34 
noting this was a resubmission. Deputy City Manager Brooks noted he pulled out what the Conceptual 35 
discussions were on February 9, 2026 and added this to the agenda packet. He was uncertain about how 36 
much it was going to be different. Mr. Campion said there were some pieces they lacked so they withdrew 37 
their application submission when the Zoning changes took place, but those changes will be put forward 38 
at the Planning Board meeting.  39 
 40 
Mr. Campion reiterated stated he really did not want to commit to a full build out plan of the (Site) Master 41 
Plan, noting it would be incredibly expensive and incredibly short-sighted because it could change in 42 
time.  43 
 44 
Mayor Whittlesey noted that the Council was being asked to approve the (Signal Park) TIF District’s full 45 
plan. We are not being asked to create a TIF District just for Phase I. If it were just the Phase I TIF 46 
District (to support the infrastructure associated with Phase I) he would feel more comfortable with that.  47 
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However, his biggest concern is creating a TIF District for the entirety of the (Signal Park) TIF District 1 
Master Plan which could be something that continually changes. He suggested looking at Phase I first, 2 
then the Council can look at Phase II and beyond in the future. 3 
 4 
In response to City Manager Hosmer’s concern regarding the timeline for this (it could be a 25-year build 5 
out), Mr. Campion said it would be more concerning if it were part of a bond guaranteed by the City and 6 
further described his reasoning. 7 
 8 
In response to Councilor Stavis’ request about what Mr. Campion is asking the Council to do, Mr. 9 
Campion stated he is looking for a commitment from the City Council to establish the TIF District to fund 10 
the infrastructure and the recreation facilities stuff. If he can’t get that, that’s okay but he will not give the 11 
City the land and he will not build the recreation stuff. 12 
 13 
City Manager Hosmer requested that Mr. Campion reduce this into writing so we can memorialize exactly 14 
what the request is just to make sure that we are not asking the same question a couple of months from 15 
now, particularly with the new Council members coming in. 16 
  17 
Mayor Whittlesey noted this is a decision that the Council cannot make tonight because we need:  18 

1) A concrete plan,  19 
2) Associated studies, 20 
3) Updated costs, Phasing information, and what the City would be asked to take on, not only for 21 

Phase I but in general, 22 
4) A DPW (Department of Public Works) review (i.e., water/sewer capacity, road costs, etc.) 23 
5) The Recreation, Arts, and Parks review: Potential costs to City (i.e., new employees, 24 

maintenance, etc.) 25 
6) Police/Fire/EMS review: Impacts to the City and public safety 26 
7) City Clerk review, 27 
8) Fiscal overall impacts to the City, 28 
9) Impact on the School District: Student capacity, etc. 29 

 30 
Step 1:  Get the Planning Board Review/approval 31 
Step 2:  Tackle the TIF District information 32 

 33 
This information will decide whether or not we (the Council) will continue this discussion and move 34 
more towards the negotiation phase around the legal documents. Mayor Whittlesey wanted it to be clear 35 
that the Council is not committing to anything, we are finding a pathway towards beginning those 36 
discussions.  37 
 38 
Mr. Campion stated he has the above on his list and will need to decide whether or not he will do this or 39 
not, noting he can do Phase I without the TIF. This may be the best approach 40 
 41 
ACTION: NONE TAKEN 42 
 43 

D.  Discuss 2027-2028 NHMA Legislative Policy Process 44 
 45 
Included in the agenda packet: (All supportive documents and information can be found on pages 168-46 
188, in the Council agenda packet.  Minutes do not include screenshots, graphs, Maps or images.)  47 
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1.  2025-2026 NHMA Legislative Policy Positions 1 
2.  2027-2028 NHMA Legislative Policy Process, Questions & Answers 2 
3.  2027-2028 NHMA Legislative Policy Process, Proposed Policy form 3 
 4 
Deputy City Manager Brooks gave an overview on the background behind the New Hampshire Municipal 5 
Association (NHMA) process, noting that this item will be on the agenda for the next 2-3 Council 6 
meetings. He suggested that the Council review the contents of the 2027-2028 Policies and bring their 7 
suggested add-ons or deletions using the form included in the agenda packet. 8 
 9 
BACKGROUND  10 
The New Hampshire Municipal Association (NHMA) is currently planning for its Legislative Policy 11 
Conference in the Fall. The policy process begins with a solicitation of policy proposals from local 12 
officials to create an initial issues list. The deadline for submission of a policy proposal is April 17, 13 
2026. 14 

NHMA’s legislative policy committees - Finance and Revenue; General Administration and 15 
Governance; and Infrastructure, Development and Land Use – will review all policy proposals in order 16 
to make recommendations which will go to the NHMA Legislative Policy Conference in September. 17 
 18 
Council/Staff Comments:  NONE 19 
 20 
ACTION: NONE TAKEN AT THIS MEETING.   21 
 22 

E.  Vote on City Manager Compensation Based on 6-Month Review 23 
 24 
Included in the agenda packet: (All supportive documents and information can be found on page 189, 25 
Council agenda packet) Minutes do not include screenshots, graphs, Maps or images.) 26 
 27 
Mayor Whittlesey reviewed the background. 28 
 29 
BACKGROUND  30 
City Manager Andrew Hosmer was appointed as the City Manager effective August 31, 2025. The City 31 
Manager’s Employment Agreement provides for 6-month and 12-month performance evaluations 32 
during the first year of employment, with annual evaluations thereafter. 33 
 34 
Council/Staff Comments: NONE 35 
 36 
ACTION: 37 
Councilor Stavis MOVED, that in accordance with City Charter §3.09, Salaries, the City Council 38 
hereby increases the compensation of the City Manager by 2.5% in accordance with the Manager’s 39 
Employment Agreement, with an effective date of February 28, 2026. 40 
Seconded by Councilor Simon. 41 
 42 
*The Vote on the Motion was approved (8-0) 43 
 44 
12.   City Manager Report: 45 
City Manager Hosmer updated the Council on the following: 46 

• NH Congresswoman Goodlander’s visit to Lebanon on March 9, 2026. 47 
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• Fire Station:  Now occupied by our Firefighters one month earlier than anticipated and on 1 
budget. 2 

• Rock Ridge issue/questions regarding refunds and adjustments: Email sent to Council members.  3 
Of note: There were 5,600 revaluations and 50 abatement requests. 4 

• Congressionally directed funding requests (earmarks): The following two (2) items have been 5 
submitted: 1) The Mascoma River waterfront and environmental remediation, and 2) 6 
Reconstruction of the West Lebanon Village Streetscape. 7 

• Election Day:  March 10, 2026, 7:00AM – 7:00 PM. 8 
• City Council Canvass of Vote: Thursday March 12, 2026, 8:00AM, Council Chambers. 9 
• Last Council Meeting for the current Council will take place on Wednesday, March 18, 2026, 10 

7:00PM, Council Chambers. 11 
• New Council members will be seated on March 27, 2026, 7PM 12 
  13 

13.   NON-PUBLIC SESSION:  NONE 14 
 15 
14.   ADJOURNMENT: 16 
 17 
Assistant Mayor Wilkie MOVED for adjournment.  18 
Seconded by Councilor Stavis.  19 
 20 
*The Vote on the MOTION was unanimously approved (8-0) 21 
 22 
The meeting was adjourned at 9:12 PM. 23 
 24 
Respectfully submitted, 25 
Dona E. Gibson 26 
Recording Secretary 27 
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DRAFT 
LEBANON CITY COUNCIL 
CANVASS OF THE VOTE 

MEETING MINUTES 
Thursday, March 12, 2026, 8:00 AM 

Council Chambers 
Remote Via Microsoft Teams:  LebanonNH.gov/Live 

MEMBERS PRESENT: 

MEMBERS ABSENT: 

STAFF PRESENT: 

Mayor Douglas Whittlesey, Assistant Mayor Devin Wilkie, Erling 
Heistad, Nicole Ford Burley, Timothy McNamara, Christian 
Simon

 Laurel Stavis, George Sykes and Karen Zook 

City Manager Andrew Hosmer, Deputy City Manager David Brooks, 
City Clerk Jaseya Ewing 

=================================================================== 
1 

1.  Meeting Details: As required by Section 2.12 of the City Charter, the Lebanon City Council meet to2 
     canvass the March 10, 2026 vote on Thursday, March 12, 2026. 3 

4 
2.   CALL TO ORDER: The meeting was called to order by Mayor Whittlesey at 8:05 AM.5 

• Mayor Whittlesey presented the meeting criteria for the public.6 
7 

3.  Canvas-of-Vote Meeting:8 
   The City Council reviewed the voting results as presented the City Clerk Jaseya Ewing. 9 

10 
Motion by Mayor Whittlesey: 11 

12 
BE IT RESOLVED that the voting results of the March 12, 2026 Lebanon  City Election, as 13 
presented by the City Clerk, be accepted as printed and that the following persons be declared 14 
elected to serve as: 15 

16 
 Ward Councilors: 17 

(2-year terms) Andrew Faunce (Ward 1) 18 
Eric Cole (Ward 2) 19 
Lori Key (Ward 3) 20 

      Councilors At Large: 21 
(2-year term) Timothy McNamara 22 

Kellen Appleton 23 
24 

Library Board of Trustees: 25 
(3-year terms) Francis Oscadal 26 

Kim Rheinlander 27 
Ann Sharfstein 28 

29 
Moderators:  30 
(1-year terms) Catheryn Hembree (Ward-2) 31 

32 
Ward Clerks: 33 

Page 19 of 191

https://lebanonnh.gov/Live


 
 
 
 (1-year terms) Christine E. Morin (Ward-1) 1 
 Murry McCormick, Ward 3 2 
 Vacant, Ward 2 3 
 Vacant, Ward 3 4 
     5 
Ward 2 Supervisor of Checklist (2) Vacant 6 
 7 
Ward 2 Ward Clerk Vacant 8 
 9 
Ward 3 Supervisor of Checklist (1) Cinda Mersel 10 
 11 
Ward 3 Ward Clerk  Marie McCormick 12 
 13 
Supervisor of the Checklist:  14 
(2-year term) Vacant   15 
 16 
BE IT FURTHER RESOLVED that the Charter Amendment #1 be accepted as follows:  To Amend 17 
the City Charter Article 6, Financial Manager C605 Budget Procedure to include a limit on annual 18 
budget increases in the amount to be raised by taxes in the City as presented in today’s agenda packet. 19 
 20 
BE IT FURTHER RESOLVED that the results of the Ballot Question be accepted as follows related 21 
to KENO as presented in today’s agenda packet, PASSED FOR PROHIBITION. 22 
 23 
BE IT FURTHER RESOLVED that the results of the Ballot Question be accepted as follows:  for 24 
Social Districts as presented in today’s agenda packet PASSED. 25 
 26 
BE IT FURTHER RESOLVED that the results of the Zoning Ordinance Amendment be accepted as 27 
follows:  For Zoning Amendment #1, as presented in today’s agenda packet, PASSED. 28 
Seconded by Councilor McNamara. 29 
 30 
City Clerk Ewing noted there were a number of write ins so for the open positions where there were 31 
vacancies, the Clerk’s Office will send a formal letter to the candidates that received the most write-in 32 
vote to see if they are interested in filling that vacancy.  If not, they will go to the next individual who 33 
received the 2nd most votes until we are able to fill those positions.  It there are not able to, we may have 34 
individuals that are interested who have worked the polls. 35 
 36 

*The Vote on the Canvas-of-Vote Meeting was approved among the members present (6-0). 37 
 38 
Adjournment 39 
Councilor McNamara Motioned to adjourn. 40 
Seconded by Councilor Simon           41 
 42 
The Canvas of Vote meeting adjourned at 8:10 AM 43 
 44 
 45 
Respectfully Submitted, 46 
Dona E. Gibson 47 
Recording Secretary  48 
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CANVASS OF THE MARCH 10,2026, VOTE

PROPOSED RESOLUTION

BE IT RESOLVED, that voting results of the March 10,2026, City Election, as presented by
the City Clerk, be accepted as printed and that the following persons be declared elected to serve
as:

Ward Councilors:
(2-year terms) Andrew Faunce, Ward I

Eric R. Cole, Ward 2
Lori Key, Ward 3

Councilors At Large:
(2-year term)

Timothy J. McNamara
Kellen Appleton

Library Board of Trustees:
(3-year terms)

Francis Oscadal
Kim Rheinlander
Ann Sharfstein

Ward Moderator:
(l -year terms)

Catheryn Hembree, Ward 2

Ward Clerks:
(1-year terms)

Christine E. Morin, Ward 1

Vacant, Ward 2
Marie McCormick, Ward 3

Ward Supervisor of the Checklist:
(1-year term)

(2) Vacant, Ward 2
Cinda Mersel, Ward 3
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BE IT FURTHER RESOL\aED that the results of the Charter #1 amendment be accepted as
follows:

Amend the Lebanon City Charter, Article VI, Financial Management, $C6.05 Budget Procedure,
to include a limit on annual budget increases in the amount to be raised by taxes in the City, as
follows:

1. Recognizing that final tax rates for the City ol Lebanon are set by the New Hampshire
Department of Revenue Administration pursuant to RSA 21J:35,1, the Manager of the City of
Lebanon shall develop an annual budget proposal and the Mayor and City Council shall act upon
such proposal in accordance with the mandates of this section.

2. Override Provision: Budgetary restrictions described in any part of this $C6.05 may be
overridden upon a vote of twothirds (2/3) of all the councilors elected. Such override expires
following adoption ofthe annual budget. Subsequent budgets or supplemental appropriations
require additional twothirds (2/3) override votes, or the limitations expressed in this section will
apply.

3. In the Manager's proposed budget submitted to the Mayor and City Council, the estimated
amount of local taxes to be raised for the fiscal year shall not exceed the local taxes raised for the
prior year, subject to adjustment as provided herein.

(a) Ilthe local taxes raised for the prior year were reduced by any fund balance brought
forward from previous years, the amount ofsuch reduction shall be added back and
included in the amount of taxes raised for the prior year.

(b) The estimated amount of local taxes to be raised for the fiscal year shall be increased
to account for inflation and changes in the City's population, according to the following
formula: This year's base: (Last year's base) x (l + CPI-avg). "Base" means the local
taxes raised for the year. "CPI-avg" means the rolling three-year average ofthe annual
percentage change ofthe Consumer Price Index-Urban (CPI-U) published by the U.S.
Bureau of Labor Statistics as of October I preceding the date ofthe budget adoption.

4. The mayor and city councilors shall assume estimated local tax revenue only in an amount not
to exceed the local tax revenue due to be collected during the prior fiscal year, increased by the
rolling three-year average ofthe Consumer Price Index-Urban (CPI-U) published by the U.S.
Bureau of Labor Statistics as of October 1 preceding the date of the budget adoption. If the CPI-
avg is negative, then there shall be no assumed increase in local tax revenue.
B. Total budgeted expenditures. Total budgeted expenditures for any given budget year shall not
exceed the adjusted estimated amount of local taxes pursuant to Paragraph A.3. herein, increased
by the other revenues generated by the City, subject to the Paragraph A.2. override provision.
Supplemental appropriations following adoption ofthe annual budget shall be per $C6.08

A. Limitation on budget increase.
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Per RSA 49-B:6, lV, if approved by a majority of voters at the March 10,2026, municipal
election, this charter amendment shall become effective on the first day ofthe next succeeding
municipal year (January I,2027).

BE IT FURTHER RESOLVED, that the results of the ballot quesrion be accepted as follows

In 2017, state legislation went into effect authorizing municipalities to allow the operation of
Keno games in their community and Keno was only permitted in communities that had expressly
voted to allow it. Keno is a game where a player purchases a ticket and selects up to 20 numbers
from a field of 80 numbers. A random number generator chooses 20 numbers at random and the
player is paid out depending on the number of matches ofthe selected numbers. A drawing
occurs e\er) fire minutes daily.

In 2025, the State legislature amended RSA 284:41 - 5 l-a, which now provides that Keno games
will be allowed in every municipality as of June l, 2027, except for those municipalities which
have voted to expressly prohibit such games.

This question asks whether voters want to prohibit the operation of Keno games in the City of
Lebanon.

A "yes" vote to this question signifies that the voter is in favor of prohibiting the operation of
Keno games in the City.

A "no" vote to this question signifies that the voter is in favor of allowing the operation ofKeno
games in the City.

Regardless ofthe outcome, the City may choose to reconsider this issue at any future municipal
election.

Should the majority ofvoters vote 'yes'to the question, the City will inform the Lottery
Commission that the game has been prohibited in the City ofLebanon, and no Keno licenses
may be issued to retailers within the City.

Should the majority ofvoters vote'no'to the question, lottery retailers in the City will be
eligible to apply for and receive a license to operate Keno games beginning on June l, 2027

WARD I WARD 3 TOTALS

328 440 387 I 155

NO 262 297 295

WARD 2

YES

854
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WARD I WARD 2 WARD 3 TOT'ALS

YES 421 489 463 1373

NO 189 287 233 709

The State ofNew Hampshire recently passed legislation, NH RSA 178:33-38, Iegalizing social
districts within the State subject to local voter approval. A social district is a defined outdoor
area in which a person may consume alcoholic beverages sold by a liquor licensee located within
or contiguous to the district. This would be a public outdoor area beyond the premises ofthe bar,
restaurant, or property ofthe liquor licensee where people could consume alcoholic beverages
purchased at a licensee's establishment in clearly labeled containers that are specific to the
licensee and the district. Individuals would not be permifted to bring outside alcohol into these
districts and may not carry alcohol outside ofthe district.

This question asks whether voters would like to authorize the Lebanon City Council to establish
"social districts" within the City. The ballot question would not have the effect of immediately
establishing any such district.

A'yes' vote to this question signifies that the voter wishes to authorize the City Council to
establish one or more social districts within the City.

A 'no' vote to this question signifies that the voter wishes to prohibit the City Council from
establishing any social districts within the City.

Regardless ofthe outcome, the City may reconsider this issue at any future municipal election

If a majority ofvoters vote 'yes' to this question, then the City Council will have the authority,
but not a requirement, to establish one or more social districts by creating the boundaries ofthe
district(s), identifying the days and hours of operation for the district(s), and adopting and
publishing a plan to manage and maintain the district(s). The operation ofany social district must
conform to all legal requirements under NH RSA I 78:33-3 8, and any administrative rules
adopted by the New Hampshire Liquor Commission.

WARD I WARD 2 WARD 3 TOTALS

YES 456 414 | 208

NO 265 1Zt 280 868

BE IT FURTHER RLSOLVED, that the results of the ballot question be accepted as follows:

338
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BE IT FURTHER RESOL\T,D, that the results of the Zoning Ordinance Amcndments be
accepted as f,ollows:

VOTING RESULTS RE: Zoning Amcndment #1 -
To remove and replace the Care and Treatment of Animals with rnore specific use codes for the
Use Tables under Allowed by Special Exception in the Rural l,ands -1 (RL-l), Rural Lands -2
(RL-2), and Rural Lands -3 (RL-3) zoning districts. Then add the following more specific uses to
the Rural Lands -l (RL-l), and Rural Lands -2 (RL-2), zoning district use tables to be allowed
by Special Exception: Animal Clinic, Animal Hospital or Veterinary Office, Animal Boarding
Facility, Kennels, Horse Stables, and Riding Facility. Then add the following more specific uses
to the Rural Lands -3 (RL-3) zoning district use table by Special Exception: Riding Facility.
Horse Stable. and Kennels. (Zoning Ordinance Sections 312.2,313.2 and 314.2)

WARD I WARD 2 WARD 3
.I'O't'ALS

YES 482 579 558 I137

NO l0l t73 112 285
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Agenda 
Lebanon City Council 
March 18, 2026 
 
8. Appointments: 
 
Appointments 
 
Board/Committee Appointments as presented by City Clerk/Tax Collector: 
 

• Diversity, Equity and Inclusion Commission, Anna Ulanova (Appointment as 
Public Representative) 

• Diversity, Equity and Inclusion Commission, Lucas Mendelsohn (Appointment as 
Public Representative) 

• Planning Board, Karen Zook (Appointment as Regular Member) 
• Welcoming Lebanon Task Force, Lindsay Dearborn (Appointment as Resident 

Member) 
• Welcoming Lebanon Task Force, Keiselim Montas (Appointment as Resident 

Member) 
• Welcoming Lebanon Task Force, Lucas Mendelsohn (Appointment as Resident 

Member) 
 

 
Included in this Section: 

 
1. Memo from City Clerk / Tax Collector Jaseya Ewing dated March 18, 2026. 
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 City Clerk & Tax Collector's Office 

51 North Park Street | Lebanon, NH 03766 
Phone: (603) 448-3054 

www.lebanonnh.gov 
 

MEMORANDUM 
 
DATE: March 18, 2026 

 
TO: The Honorable Mayor & City Council 

 
FROM: Jaseya Ewing, City Clerk & Tax Collector 

 
RE: Appointments Proposed for Council Discussion/Action: 

__________________________________________________________________________________________ 
 
If the Council wishes to proceed with action on the appointments below, a nomination should be 
made and voted on for each appointment.  
 
Note: nominations do not need to be seconded. 

 
Diversity, Equity and Inclusion Commission 

1. Anna Ulanova – Appointment as a Public Representative of the Diversity, Equity 
and Inclusion Commission for a two-year term. 

 Term: 3/2026 – 3/2028 

2. Lucas Mendelsohn – Appointment as a Public Representative of the Diversity, 
Equity and Inclusion Commission for a two-year term. 

 Term: 3/2026 – 3/2028 

 

Planning Board 

3. Karen Zook – Appointment as a Regular Member of the Planning Board for a three-
year term. 

 Term: 3/2026 – 3/2029 

 

Welcoming Lebanon Task Force 

4. Lindsay Dearborn – Appointment as a Resident Member of the Welcoming 
Lebanon Task Force for a one-year term. 

 Term: 3/2026 – 12/2026 

5. Keiselim Montas– Appointment as a Resident Member of the Welcoming Lebanon 
Task Force for a one-year term. 

 Term: 3/2026 – 12/2026 
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6. Lucas Mendelsohn – Appointment as a Resident Member of the Welcoming Lebanon 
Task Force for a one-year term. 

 Term: 3/2026 – 12/2026 
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-7
Submitted On: Feb 2, 2026

Applicant

  Anna Ulanova

First Name

Anna

Last Name

Ulanova

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon? 0-1 Year

true

2-5 years

false

6-15 years

--

15 or more years

--

Is this application for a reappointment? Yes, this is for reappointment.

--

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

--

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

true

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

--

Tree Advisory Board

--

Welcoming Lebanon Policy Task Force

--

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

As a woman in engineering, I was often one of only a handful of women in my engineering and laboratory courses. Those
experiences made me acutely aware, from a young age, of how meaningful diversity and inclusion are in creating learning
environments where people feel welcomed, supported, and able to thrive. Being in spaces where representation was limited helped
shape my understanding of both the challenges marginalized individuals face and the responsibility institutions have to foster equity
and belonging.

Community building and supporting the needs and interests of all members of our society are deeply important to me. During my
residency in White River Junction, I canvassed in support of universal healthcare, an experience that underscored the importance
of listening closely to marginalized communities who are disproportionately affected by systemic shortcomings. Through these
conversations, I learned the value of meeting people where they are and ensuring their lived experiences inform decision-making.
Having lived in the Upper Valley for the past two years, I am eager to contribute to my community in a thoughtful, productive, and
meaningful way, and I would welcome the opportunity to do so through service on the DEI board.

Currently, I am working at the Cold Regions Research and Engineering Laboratory as a research scientist. I think my biggest
contribution to the DEI board is applying the skills that I have gained with talking to stakeholders, writing proposals and grants, and
operating as an effective team member. 

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and
function of the board
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Councilor Interview Report Form 

Councilor Name: __Devin R. Wilkie______________  Date of Interview:  2/12/2026  

Applicant Name: Anna Ulanova  

Board(s) to Which Applied: Diversity, Equity, and Inclusion Commission  

 Regular Seat  X  Alternate Seat 

Has Applicant Attended Meeting of Board to Which Applying?  Yes  X    No      

(If yes, indicate date of meeting.)  Date:   

Recommend Appointment:       X _ Yes   _   No  

         _ Regular Seat X    Alternate Seat 

General Comments: I would happily recommend Anna for this commission. Though she has not 

previously attended meetings due to a scheduling conflict, she will be available beginning in March and 

she will watch recordings of past meetings in the meantime. She was recommended to join by one of 

the current members. She is enthusiastic to get more involved in Lebanon.  

 (PLEASE NOTE:  THIS FORM WILL BE INCLUDED IN THE AGENDA MATERIALS WHEN APPLICANT IS 

SCHEDULED TO APPEAR BEFORE THE CITY COUNCIL.) 

Standard Questions for All Applicants: 

1) What do you believe is the purpose of this Board/Committee? 

DEI is about representing all people in our community. Important to give everyone a voice, especially 
in policy matters. 

2) Are you familiar with the meeting dates and time commitments of this Board/Committee?   
Would you be available for additional meetings, site visits, or other official events when necessary?   

Current scheduling conflict through February meeting, but then available for regular and additional.  

3) Do you have any previous experience working with this type of Board/Committee, or in a related 
field, in this community or any other community? 

No, but eager to learn.  
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4) Do you have any interest in attending educational presentations and seminars in order to 

further educate yourself relative to the work of this Board/Committee? 

Yes. Anna has also been attending Council meetings. 

5)  Do you anticipate that you would have to recuse yourself from more than an occasional 

meeting due to a conflict of interest (perceived or real) relating to your past or present employment, 

organizational membership, real estate holdings, family ties, or other reasons?   

No. 

6) What do you think are the key challenges for this Board/Committee? 

Continuing to operate effectively within the current context of federal and state opposition. 

7) What do you think are the key opportunities for this Board/Committee? 

Supporting people, having more outreach, highlighting the importance of diversity and equity to the 

community. 

8) What would you like to see this Board/Committee accomplish in the next year? 

Continue doing its work. 
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-10
Submitted On: Feb 26, 2026

Applicant

  Lucas Mendelsohn

First Name

Lucas

Last Name

Mendelsohn

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon? 0-1 Year

--

2-5 years

true

6-15 years

--

15 or more years

--

Is this application for a reappointment? Yes, this is for reappointment.

--

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

--

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

true

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

--

Tree Advisory Board

--

Trustees of Trust Fund

--

Welcoming Lebanon Policy Task Force

--

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

I am excited to seek appointment to the Diversity, Equity & Inclusion Commission in Lebanon as an active member of Lebanon
(employee, Board Member, consumer, resident) that works to promote and build queer, trans, and BIPOC community, the City of
Lebanon DEI Commission seems like a great opportunity to be an engaged and active policy in local DEI initiatives.  

I am the main organizer and the founder of Lebanon Opera House’s Pride celebration, I operate my own queer art business, and I
currently serve on the City of Lebanon's Arts & Culture Commission. 

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn
Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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function of the board
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-9
Submitted On: Feb 26, 2026

Applicant

  Lucas Mendelsohn

First Name

Lucas

Last Name

Mendelsohn

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon? 0-1 Year

--

2-5 years

true

6-15 years

--

15 or more years

--

Is this application for a reappointment? Yes, this is for reappointment.

--

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

false

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

false

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

--

Tree Advisory Board

--

Trustees of Trust Fund

--

Welcoming Lebanon Policy Task Force

true

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

As a current resident of Lebanon, NH with an active interest in preserving and strengthening local inclusion policies within the
changing international and national atmosphere, I hope to serve on this committee to promote inclusion, belonging, and equity in
our community. I believe that I am thoughtful and engaged with a focus on local community engagement and opportunity that would
serve well by providing my individual opinions to this task force. 

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn
Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and
function of the board

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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Councilor Interview Report Form 

Councilor Name: __Devin R. Wilkie______________  Date of Interview:  2/24/26  

Applicant Name: Lucas Mendelsohn  

Board(s) to Which Applied: Welcoming Lebanon Policy Task Force  

X  Regular Seat   Alternate Seat 

Has Applicant Attended Meeting of Board to Which Applying?  Yes  X    No      

(If yes, indicate date of meeting.)  Date:  N/A - new board  

Recommend Appointment:       X _ Yes   _   No  

         X _ Regular Seat    Alternate Seat 

General Comments: Lucas serves on the Arts Commission and is also applying for the DEI Commission. 

He is a strong advocate for this work, and I am confident he will be a valuable addition to this task 

force.  

 

 (PLEASE NOTE:  THIS FORM WILL BE INCLUDED IN THE AGENDA MATERIALS WHEN APPLICANT IS 

SCHEDULED TO APPEAR BEFORE THE CITY COUNCIL.) 

Standard Questions for All Applicants: 

1) What do you believe is the purpose of this Board/Committee? 

Examine policy and opportunities to support our community and protect vulnerable members. 

2) Are you familiar with the meeting dates and time commitments of this Board/Committee?   
Would you be available for additional meetings, site visits, or other official events when necessary?   

Yes 

3) Do you have any previous experience working with this type of Board/Committee, or in a related 
field, in this community or any other community? 

Yes 
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4) Do you have any interest in attending educational presentations and seminars in order to 

further educate yourself relative to the work of this Board/Committee? 

Yes 

5)  Do you anticipate that you would have to recuse yourself from more than an occasional 

meeting due to a conflict of interest (perceived or real) relating to your past or present employment, 

organizational membership, real estate holdings, family ties, or other reasons?   

No 

6) What do you think are the key challenges for this Board/Committee? 

Do what we can despite state barriers to inclusive policy. 

7) What do you think are the key opportunities for this Board/Committee? 

Ensure Lebanon remains as supportive as possible of its community members. 

8) What would you like to see this Board/Committee accomplish in the next year? 

Robust policies. 
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-8
Submitted On: Feb 23, 2026

Applicant

  Karen Zook

First Name

Karen

Last Name

Zook

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon? 0-1 Year

--

2-5 years

--

6-15 years

true

15 or more years

--

Is this application for a reappointment? Yes, this is for reappointment.

false

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

--

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

--

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

true

Tree Advisory Board

--

Welcoming Lebanon Policy Task Force

--

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

I served on the planning board starting in 2017, and have served as the council rep to the planning board since 2018 (with one year
off). I would like to continue on the planning board as a citizen representative after I roll off the council this spring. 

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn
Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and
function of the board

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-6
Submitted On: Feb 2, 2026

Applicant

  KEISELIM MONTAS

First Name

KEISELIM

Last Name

MONTAS

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon? 0-1 Year

--

2-5 years

--

6-15 years

--

15 or more years

true

Is this application for a reappointment? Yes, this is for reappointment.

--

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

--

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

--

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

--

Tree Advisory Board

--

Welcoming Lebanon Policy Task Force

true

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

I have been a member of the Diversity, Equity, and Inclusion Commission since its creation, and I am interested in continuing my
civic service by serving as an Alternate in the Welcoming Lebanon Policy Task Force.

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn
Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and
function of the board

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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Councilor Interview Report Form 

Councilor Name: __Devin R. Wilkie______________  Date of Interview:  2/17/26  

Applicant Name: Keiselim Montas  

Board(s) to Which Applied: Welcoming Lebanon Policy Task Force  

 Regular Seat  X  Alternate Seat 

Has Applicant Attended Meeting of Board to Which Applying?  Yes  X    No      

(If yes, indicate date of meeting.)  Date:  N/A - new board  

Recommend Appointment:       X _ Yes   _   No  

         _ Regular Seat X    Alternate Seat 

General Comments: Keysi has served on the DEI Commission since its creation and is a strong advocate 

for its work and for protecting our community; I am confident he will be a valuable addition to this task 

force.  

 

 (PLEASE NOTE:  THIS FORM WILL BE INCLUDED IN THE AGENDA MATERIALS WHEN APPLICANT IS 

SCHEDULED TO APPEAR BEFORE THE CITY COUNCIL.) 

Standard Questions for All Applicants: 

1) What do you believe is the purpose of this Board/Committee? 

Examine policy and opportunities to support our community and protect vulnerable members. 

2) Are you familiar with the meeting dates and time commitments of this Board/Committee?   
Would you be available for additional meetings, site visits, or other official events when necessary?   

Yes 

3) Do you have any previous experience working with this type of Board/Committee, or in a related 
field, in this community or any other community? 

Yes 
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4) Do you have any interest in attending educational presentations and seminars in order to 

further educate yourself relative to the work of this Board/Committee? 

Yes 

5)  Do you anticipate that you would have to recuse yourself from more than an occasional 

meeting due to a conflict of interest (perceived or real) relating to your past or present employment, 

organizational membership, real estate holdings, family ties, or other reasons?   

No 

6) What do you think are the key challenges for this Board/Committee? 

Do what we can despite state barriers to inclusive policy. 

7) What do you think are the key opportunities for this Board/Committee? 

Ensure Lebanon remains as supportive as possible of its community members. 

8) What would you like to see this Board/Committee accomplish in the next year? 

Robust policies. 
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Applicant Information

Board/Committee/Commission Information

Board Member Application

CLBD-26-5
Submitted On: Jan 31, 2026

Applicant

  Lindsay Dearborn

First Name

Lindsay

Last Name

Dearborn

Contact Phone Number Contact Email

Mailing Street Address Mailing City, State, Zip

How long have you resided in Lebanon?
--

2-5 years

--

6-15 years

--

15 or more years

true

Is this application for a reappointment? Yes, this is for reappointment.

--

No, this is not for a reappointment.

true
For which board, committee, or commission are you applying?

Please note that City Council positions are elected positions.
Those interested in serving on the City Council must file
with the City Clerk’s office during the designated filing
period prior to the March election of each year. The filing
period information will be listed on the Elected Position Filing
Information (https://lebanonnh.gov/1835/Elected-Position-Filing-
General-Informat) page.

Arts & Culture Commission

--

Board of Cemetery Trustees

--

Class VI Roads Advisory Committee

--

Conservation Commission

--

Diversity, Equity, and Inclusion Commission

--

Economic Development Commission

--

Downtown Lebanon TIF Advisory Board

--

Heritage Commission

--
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Interest to Volunteer

Policy Acknowledgement

Signature

Lebanon Airport-Tech Park TIF Advisory Board

--

Lebanon Energy Advisory Committee

--

Lebanon Housing Authority

--

Library Board of Trustees

--

Pedestrian & Bicyclist Advisory Committee

--

Planning Board

--

Tree Advisory Board

--

Welcoming Lebanon Policy Task Force

true

West Lebanon Revitalization Advisory Committee

--

Zoning Board of Adjustment

--

Briefly describe your qualifications and your reasons for seeking an appointment to this board/committee/commission

I am involved in statewide and local nonprofit organizations and committees that work with refugees and immigrants, and I was
involved with the earlier Welcoming Lebanon initiative. 

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-108, Ethics and Conflict-of-
Interest for Elected and Appointed Officials.

true

If appointed as a member of a City of Lebanon Board,
Committee or Commission, I acknowledge I have read and
understand City Council Policy, CC-104 and City Code Chapter
185, Welcoming Lebanon.

true

Basic Requirements to Volunteer on a
Board/Committee/Commission:
Lebanon/West Lebanon resident (except for those
boards/committees/commissions whose membership makeup
includes non-resident)
Willingness to learn
Commitment to attend meetings
Treat people fairly
Consider the best interest of the community as a whole when
making decisions
Must have attended one meeting of the board that you wish to
apply to within the last six months to observe the process and
function of the board

I hereby certify that I meet the basic requirements for applying
to a City of Lebanon board/committee/commission.

Signature

true
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Councilor Interview Report Form 

Councilor Name: __Devin R. Wilkie______________  Date of Interview:  2/3/26  

Applicant Name: Lindsay Dearborn  

Board(s) to Which Applied: Welcoming Lebanon Policy Task Force  

X  Regular Seat   Alternate Seat 

Has Applicant Attended Meeting of Board to Which Applying?  Yes  X    No      

(If yes, indicate date of meeting.)  Date:  N/A - new board  

Recommend Appointment:       X _ Yes   _   No  

         X _ Regular Seat    Alternate Seat 

General Comments: Lindsay is a dedicated member of our community and cares deeply about its 

residents; I am confident she will be a valuable addition to this task force.  

 

 (PLEASE NOTE:  THIS FORM WILL BE INCLUDED IN THE AGENDA MATERIALS WHEN APPLICANT IS 

SCHEDULED TO APPEAR BEFORE THE CITY COUNCIL.) 

Standard Questions for All Applicants: 

1) What do you believe is the purpose of this Board/Committee? 

Examine policy and opportunities to support our community and protect vulnerable members. 

2) Are you familiar with the meeting dates and time commitments of this Board/Committee?   
Would you be available for additional meetings, site visits, or other official events when necessary?   

Yes 

3) Do you have any previous experience working with this type of Board/Committee, or in a related 
field, in this community or any other community? 

Yes 
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4) Do you have any interest in attending educational presentations and seminars in order to 

further educate yourself relative to the work of this Board/Committee? 

Yes 

5)  Do you anticipate that you would have to recuse yourself from more than an occasional 

meeting due to a conflict of interest (perceived or real) relating to your past or present employment, 

organizational membership, real estate holdings, family ties, or other reasons?   

No 

6) What do you think are the key challenges for this Board/Committee? 

Do what we can despite state barriers to inclusive policy. 

7) What do you think are the key opportunities for this Board/Committee? 

Ensure Lebanon remains as supportive as possible of its community members. 

8) What would you like to see this Board/Committee accomplish in the next year? 

Robust policies. 
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Agenda 
Lebanon City Council 
March 18, 2026 
 
9. Public Hearing Items: 
 

9.A – Extension of Community Revitalization Tax Relief Incentive  
(RSA 79-E) Approval for 10 Spencer Studios, LLC 

 
A public hearing for the purpose of receiving public input and taking action to extend tax relief 
under the provisions of the Community Revitalization Tax Relief Incentive (RSA 79-E) Program 
for 10 Spencer Studios, LLC. 
 
The City Council scheduled this public hearing at its March 4, 2026 regular meeting. The public 
hearing was properly noticed in the Valley News on March 7, 2026 in accordance with City 
Code and State Law. 
 
 
Background 
 
On January 22, 2025, the Lebanon City Council approved an application from 10 Spencer 
Studios, LLC for nine (9) years of limited property tax relief pursuant to the City’s Community 
Revitalization Tax Relief Incentive (NH RSA 79-E) Program. The tax relief was requested and 
granted in connection with a project to convert the existing structure at 10 Spencer Street (Tax 
Map 92, Lot 33) from an industrial use (a former rug cleaning business) to an art studio use. 
 
Under the terms approved by the City Council, the project is required to be completed on or 
before March 31, 2026, “unless otherwise extended by the City Council in writing.” On February 
2, 2026, Jennifer Caine, Manager of 10 Spencer Studios, LLC, submitted a request for an 
extension of time associated with the approved property tax relief. In the request, Ms. Caine 
noted that while the renovations are well underway, and many are already finished, there is a 
chance that not all of the required improvements and issuance of a Certificate of Occupancy will 
be completed by the March 31st deadline. 
 
In considering the request to extend the tax relief associated with the project, the Council is, in 
essence, verifying that the proposed project and property continue to comply with the provisions 
of the 79-E program and would be re-approving the applicant’s participation in the program. 
Under the terms of the 79-E program, the City Council must hold a public hearing on the request 
to determine whether the proposed project still qualifies for the tax relief incentive. 
 
The property at 10 Spencer Street remains a Qualifying Structure located within the designated 
Downtown Lebanon 79-E District, and the project continues to exceed the required threshold to 
be considered a Substantial Rehabilitation. In addition, staff presumes that the previously 
documented Public Benefits approved by the City Council still apply to the project, including: 
1. Enhancement of the economic vitality of Downtown Lebanon; 
2. Enhancement or improvement of a culturally or historically important structure;  
3. Promotion of the preservation and reuse of existing building stock; and 
4. Promotion of the development of municipal centers, providing for efficiency, safety, and a 
greater sense of community consistent with RSA 9-B. 
 
Since the tax relief was originally granted, there have been no changes to the location or extent 
of the designated 79-E Districts, nor to the City Council’s Policy CC-105, Community 
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Agenda Item #9.A 
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Revitalization Tax Relief Incentive Program Guidelines, under which the 10 Spencer Studios 
application was originally reviewed. In addition, whereas the property is also situated within the 
Downtown Tax Increment Finance District, Section 5.3 of the Policy normally requires review of 
the request by the Downtown TIF District Advisory Board. However, since this is a request for 
re-approval of the same project for the same time period of tax relief, staff does not believe it is 
necessary for the Downtown TIF Advisory Board to review the project again pursuant to the 
policy. 
 
 
Action:  
 
Pending the outcome of the required public hearing, if the City Council concludes that the 
applicant’s project and property continue to comply with the requirements of the City’s 79-E 
Program, the following draft Resolution is proposed for the Council’s consideration:  
 

RESOLUTION 
 
BE IT HEREBY RESOLVED by the Lebanon City Council, after a duly-noticed public 
hearing, that: 
 
WHEREAS, the City Council has determined that the application of 10 Spencer Studios, 
LLC (hereinafter the “Applicant”) for property assessment tax relief under the City’s 79-E 
Program is complete enough to commence consideration, and  
 
WHEREAS, the City Council has determined that the Applicant’s property, 10 Spencer 
Street, Tax Map 92, Lot 33 (hereinafter the “Property”), is situated in the Downtown 
Lebanon 79-E District as adopted by the City and, therefore, meets the 79-E Program 
requirement as a Qualifying Structure, and 
 
WHEREAS, the City Council has determined that the Applicant’s project to complete 
interior renovation and exterior rehabilitation of the building on the Property pursuant to 
plans and information provided in the application (hereinafter the “Project”) exceeds the 
lesser of 15% of the building’s current pre-rehabilitation assessed valuation or $75,000 
and, therefore, meets the 79-E Program requirement as a Substantial Rehabilitation, and 
 
WHEREAS, the City Council has determined that the Applicant’s proposed Project will 
generate one or more Public Benefits to the City, including: 

1. Enhancement of the economic vitality of Downtown Lebanon, and 
2. Enhancement or improvement of a culturally or historically important structure, and 
3. Promotion of the preservation and reuse of existing building stock, and 
4. Promotion of the development of municipal centers, providing for efficiency, safety, 

and a greater sense of community consistent with RSA 9-B. 
 
NOW THEREFORE, pursuant to the provisions of the Community Revitalization Tax 
Relief Incentive (NH RSA 79-E) Program, as adopted by the City, the City Council hereby 
grants to the Applicant _nine (9)_ years of property assessment tax relief for the Property 
to commence upon completion of Project, with the following conditions:  
 
1. The Applicant and the City of Lebanon shall review and update, if necessary, the 
Declaration of Covenant recorded in the Grafton County Registry of Deeds on February 
12, 2025 ensuring that the Project shall be maintained and used in a manner that furthers 
the Public Benefit(s) set forth above for which this property tax relief is granted. The term 
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of the Declaration of Covenant shall be effective for _eighteen (18)_ years, which is twice 
the duration of the approved tax relief period as permitted under RSA 79-E:8, II. 
 
2. The Applicant shall obtain and maintain property and casualty insurance, as well as 
flood insurance, if appropriate, for the term of the Declaration of Covenant set forth 
above to ensure proper restoration or replacement of the Project and Property. Such 
insurance shall, effective as of the date on which the Project is completed, name the City 
of Lebanon as an additional insured by endorsement and the City shall be provided with 
certificates of insurance annually. Further, the applicant shall agree to have the City 
made a Loss Payee of the proceeds of any property or casualty insurance coverage, 
subject to the rights of any current or future mortgagee of the Property and any 
structures thereon, for the purpose of ensuring proper and timely restoration or 
demolition of the Property, including any damaged structures thereon. The Applicant 
shall agree to commence any restoration or demolition of such structures within one 
year following the date of any occurrence or incident for which an insurance claim is or 
could be made; otherwise the Applicant shall be subject to the termination provisions set 
forth in RSA 79-E:9, I. 
 
3. The Project, which has already obtained a building permit and commenced work, shall 
be completed on or before March 31, 2027, unless otherwise extended by the City 
Council in writing. 
 
 
 
Included in this Section: 
 
1. February 2, 2026 email from Jennifer Caine providing project update and requesting 

extension of 79-E Tax Relief  
2. Declaration of Covenants, recorded February 12, 2025 
3. City Council Agenda materials from January 8, 2025 
4. Excerpt of City Council minutes from January 22, 2025 
5. Notice of Public Hearing as Published in the March 7, 2026 edition of the Valley News 
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From: David Brooks
To: David Brooks
Subject: FW: [EXTERNAL] Following up re: Tax relief for 10 Spencer
Date: Tuesday, February 24, 2026 2:47:14 PM

From: Jennifer Caine 
Sent: Monday, February 2, 2026 11:48 AM
To: David Brooks <David.Brooks@lebanonnh.gov>
Subject: Re: [EXTERNAL] Following up re: Tax relief for 10 Spencer

 

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the
sender and know the content is safe.

Dear David,
 
I hope this email finds you well and staying warm this winter! 
 
I am writing with an update on our project at 10 Spencer and with a question regarding
our 79E tax credit. 
 
Renovations at 10 Spencer are well underway with many complete! The building has a
new roof, new slab, rough plumbing and mechanical, and many other improvements.
Some renovations  are happening as I write -- the new Marvin windows are going in this
morning!  Next will be interior walls and finish electric and plumbing. We are very excited
to be approaching the finish line. 
However, we are a few months behind schedule. Some delays occurred in permitting,
and others have been construction related. We may still make it by March 31,  as Nick
Estes has subs lined up for everything remaining, and they are all working hard to get it
done with a certificate of occupancy target for late March.  But there is a good chance
they won't meet this target and the project won't wrap up fully until April or May. I
remember  that during our meeting last year, there was a March 2026 completion date
as part of the motion for the town to approve the 79-E credit. I don't recall if it was March
1 or March 31, but even either way, it is looking tight on our end.
 
I am concerned about how this might affect our 79E status and am  hoping you would be
able to advise me as to how we should proceed, given the slight delay in completion of
the renovations. I am happy to give a call if that is easiest, but wanted to reach out first
to let you know the status. 
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Thank you again for all of your help last year around this time! And looking forward to
connecting. 
 
Best,
 
Jennifer
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DECLARATION OF COVENANTS

1. Enhancement of the economic vitality of Downtown Lebanon (RSA z9-E:7,11; and,2. Enhancement or improvement of a structure that is culturally or historically important
on a local, regional, state, or national level GSA t9-E:z,lt;; and,3. Promotion of the preservation and reuse of existing building stock GSA T9-E:7,n-a), ofld,4. Promotion of the development of municipal centers, providing for efficiency, safety,
and a greater sense of community (RSA 7*E:7, ut).

NOW THEREFORE, the terms of these Covenants hereby granted by the Grantor with
respect to the Property shall be effective for twice the number of years of property tax retief
granted and are stated as follows:

1 REHABIL TION OFAO IFYI RE LOCATET) ON THEUAL NG STRT

# 25OO145O olft2fta?S12:46 Pil
Eook 4919 Page 224 Page 1 of 3

Register of lleeds, Grafton County

PROPERTY. Grantor agrees
Property in accordance with
January 22,2025.

to Substantially Rehabilitate the Qualifying Structure located on the
the Grantor's Project as approved by the Lebanon City Councit on
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KNOW ALL MEN BY THESE PRESENTS that 10 Spencer Studios, LLG, with a principal
mailing address at 23 South Main Street, Suite 2d, Hanover, New Hampshire 03755, (owner of
the Property described below and hereinafter refened to as the "Granto/'), for consideration of
property tax relief granted by the City of Lebanon, a municipal corporation with a principal place
of business at 51 North Park Street, Lebanon, New Hampshire 03766 (hereinafter the "Grantee"
or "City"), pursuant to the provisions of NH RSA Chapter 79-E (Community Revitalization Tax
Relief lncentive), grants and agrees to the following COVENANTS for the public benefit of the
City:

WHEREAS these Covenants are made in exchange for property tax relief granted with
respect to a certain property owned by the Grantor, identified in the City's records as 10 Spencer
Street, Tax Map 92, Lot 33, on the City's tax maps (hereinafter the "Property"). This property tax
relief has been granted as a result of the Substantial Rehabilitation of a Qualifying Structure
located on the Property by the Grantor in accordance with the Grantor's proposal (hereinafter the
"Project"), as reviewed and approved by the Lebanon City Council on January 22, ZO2S; and

WHEREAS these Covenants are to protect the pubtic benefit(s) in accordance with the
provisions of NH RSA 79-E and shall be in effect for eighteen (18) years, which is twice the
number of years of the property tax relief approved by the City Councit, such property tax relief
having been approved for a term of nine (9) years, beginning on April 1st of the tax year
commencing immediately after the substantial completion of the Project, unless otherwise
terminated as described herein; and

WHEREAS the Grantee agrees that the Substantiat Rehabilitation of the Qualifying
Structure in accordance with the Project as proposed by Grantor and approved by the City Council
provides one or more demonstrated public benefit(s) in accordance with the provisions of ttH RSA
79-E:7 , because the Project achieves the following:
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a) Grantor shall secure a Building Permit for the Project and commence
construction no later than January 22, 2026, unless otherwise extended by the City
Council in writing;

b) The Substantial Rehabilitation, as approved, shall be completed and
certificates of occupancy obtained by the Grantor on or before March 31, 2A26, unless
otherwise extended by the City Council in writing;

c) All work on the Project shall be completed, and these Covenants shall be
executed and recorded, in order for the property tax relief to become effective. Should the
Project be only partially completed prior to March 31st of any year prior to final completion,
the Property shall be fully assessed for the value of work completed during that year and
any subsequent year prior to final completion;

d) lf the Property or any portion of the Project at any time is fully or partially
exempt from real or personal property tax during the term of this Covenant, the owner of
the Property shall make payments in lieu of taxes (PILOT) for the remaining term of this
Covenant in an amount equal to the ad valorum tax that would be payable on real and
personal property if the Property were not exempt from such tax.

2. MAINTENANCE OF THE PROPERTY. The Grantor agrees to maintain, use, and
keep the Property, including any structures thereon, in a condition that furthers the public
benefit(s) for which the property tax relief was granted. Further, the Grantor agrees to coordinate
with the City of Lebanon Heritage Commission to ensure that the historic aspects of the project
are maintained adequately to justify the additional years of property tax relief granted by the City
Council in association with the Substantial Rehabilitation of the Qualifying Structure in accordance
with the U.S. Secretary of lnterior's Standards for Rehabilitation.

3. REQUIRED INSURANCE. USE OF INSURANCE PROCEEDS., AND
TIMEFRAME TO REPI.ACE OR REMOVE DAMAGED PROPERTY. Grantor agrees and is
required to obtain and maintain property and casualty insurance, as well as flood insurance, if
appropriate, for twice the number of years of property tax relief granted to ensure proper
restoration or replacement of the Project and the Property. Such insurance shall, effective as of
the date on which the Project is complete (as such date is determined by the City under Paragraph
1 above), name the City as an additional insured by endorsement and the City shall be provided
with certificates of insurance annually. Grantor agrees to have the City made a Loss Payee of the
proceeds of any property or casualty insurance coverage, subject to the rights of any current or
future mortgagee of the Property and any structures thereon, for the purpose of ensuring proper
and timely restoration or demolition of the Property, including any damaged structures thereon.
Grantee further requires that restoration or demolition commence within one year following the
date of any occurrence or incident for which an insurance claim is or could be made; otherwise
the Grantor shall be subject to the termination provisions set forth in RSA 79-E:9, l. The obligation
to name the City as an additional insured and a Loss Payee shall remain in effect for the term of
these Covenants.

4. RECORDING. Grantee shall record this Declaration of Covenants at the Grafton
County Registry of Deeds at the sole expense of Grantor and shall retain copies of the recorded
agreements.

5. ASSESSMENT OF THE PROPERTY. Upon completion of the Project, and upon
recording of the Declaration of Covenants, Grantee agrees that the valuation of the building
located on the Property, including all such improvements related to the Project, shall be assessed,
during the term of the property tax relief period, based on the pre-rehabilitation assessed building
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value at the time the application for property tax relief was approved, unless Grantor fails to
comply with the terms of the Covenants or otherwise fails to maintain or utilize the Property and
any structures thereon in accordance with the Project documents.

6. TERMINATION OF COVENANTS. Pursuant to RSA 79-E:9, if Grantor, its agents,
employees, successors, assigns, legal representatives or transferees, fails to abide by the terms
of these Covenants or otherwise fails to maintain or utilize the Property and any structures thereon
in accordan@ with the Project documents, the City Council shall, after a duly-noticed public
hearing, determine whether and to what extent the public benefit(s) of the Project has been
diminished and shall further determine whether to terminate or reduce the property tax relief
period in accordance with such determination. lf these Covenants are terminated, the City shall
assess all taxes, with interest, to the owner as though no property tax relief was granted in
accordance with RSA 79-E:9, ll.

Grantor shall be bound by all applicable provisions of RSA 79-E for the term of these
Covenants. These Covenants are a burden upon the Property and shall bind all agents,
employees, successors, assigns, legal representatives or transferees of Grantor. Such
Covenants may not be amended, modified, or terminated except by consent of the City.

This agreement made tnis ? 
F 

day of f th tuatv ,2ozf
D

GRANTOR

By:
Jen Caine, Manager
10 ncer Studios, LLC

GRANTEE:

By:
Shaun Mulholland, City Manager
Duly Authorized by Vote of the Lebanon City Council
dated January 22,2025
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Agenda 
Lebanon City Council 
January 08, 2025 
 
10. New Business: 
 

10.D – Discussion & Set Public Hearing for January 22, 2025: 
Community Revitalization Tax Relief Incentive (RSA 79-E)  

Program Application – 10 Spencer Studios, LLC 
 

Background 
 
In February 2016, the City Council adopted the provisions of the Community Revitalization Tax 
Relief Incentive Program pursuant to NH RSA 79-E. Subsequently, in August 2021, the Council 
adopted City Council Policy CC-105, Community Revitalization Tax Relief Incentive Program, 
which outlines the purposes of the program and the procedures to be utilized when considering 
applications for tax relief. Council Policy CC-105 was revised and updated in September 2024 
to expand and clarify the guidelines and procedures. 
 
10 Spencer Studios, LLC, owner of the building at 10 Spencer Street, Lebanon, is applying for 
tax relief under the program, as they are converting the structure from an industrial use (a 
former rug cleaning business) to an art studio use. 
 
The City Manager’s Office received the application from 10 Spencer Studios, LLC on November 
19, 2024. Following an initial review, the applicant was advised of the changes to Council Policy 
CC-105, and was asked to submit revised and additional information, which were received on 
December 3, 2024. 
 
Under the terms of the 79-E program, the City Council must hold a public hearing within 60 days 
of receipt of a complete application to determine whether the structure is a Qualifying Structure; 
whether the proposed project is a Substantial Rehabilitation; and whether there is a Public 
Benefit to granting the requested tax relief, and if so, for what duration. 
 
For detailed information regarding the project, please see the attached memo from City 
administration, along with the accompanying application and supporting documentation 
submitted by 10 Spencer Studios, LLC. 
 
 
Action  
 
Should the Council decide to schedule a public hearing on this application, the following motion 
is offered for consideration: 
 
MOVED, that the Lebanon City Council hereby schedules a public hearing for 
Wednesday, January 22, 2025, beginning at 6:00pm, in Council Chambers, City Hall, and 
Remote via the City’s Virtual Platform, for the purpose of receiving public input and 
taking action on a request by 10 Spencer Studios, LLC, for tax relief under the provisions 
of the Community Revitalization Tax Relief Incentive Program (NH RSA 79-E) as adopted 
by the City Council on February 17, 2016. 
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Included in this Section: 
 
1. December 27, 2024 Memo from Deputy City Manager David Brooks, RE: Community 

Revitalization Tax Relief Incentive Program (RSA 79-E) Application from 10 Spencer 
Studios, LLC – 10 Spencer Street; Tax Map 92, Lot 33 

2. Application of 10 Spencer Studios, LLC for Community Revitalization Tax Relief Incentive 
Program, including supporting documents 

3. Council Policy CC-105, Community Revitalization Tax Relief Incentive Program, last 
revised September 18, 2024 

Page 60 of 191



 
 

TO:  Honorable Mayor and City Councilors 
FROM: David Brooks, Deputy City Manager 
CC: Shaun Mulholland, City Manager 
DATE: Community Revitalization Tax Relief Incentive Program (RSA 79-E) Application from 
 10 Spencer Studios, LLC – 10 Spencer Street, Lebanon; 92-33 
RE:  December 27, 2024 
___________________________________________________________________________ 
 
Introduction: 
 
In February 2016, the City Council adopted the provisions of the Community Revitalization Tax 
Relief Incentive Program pursuant to NH RSA 79-E to encourage rehabilitation of existing 
buildings and structures in downtown Lebanon and downtown West Lebanon. Subsequently, in 
August 2021, the Council adopted City Council Policy CC-105, Community Revitalization Tax 
Relief Incentive Program Guidelines, which outlines the purposes of the program and the 
procedures to be utilized when considering applications for tax relief. Council Policy CC-105 was 
revised and updated in September 2024 to expand and clarify the guidelines and procedures. 
 
On November 19, 2024, 10 Spencer Studios, LLC applied for consideration under the program. 
Following an initial review, the applicant was advised of the recent changes to Council Policy CC-
105, and was asked to submit revised and additional information, which were received on 
December 3, 2024. 
 
10 Spencer Studios, LLC is the owner of property located at 10 Spencer Street, Lebanon (Tax 
Map 92, Lot 33), which is situated in the Lebanon Downtown (LD) Zoning District. On September 
23, 2024, the Planning Board granted Conditional Use Permit approval to convert the existing 
building from an industrial use (formerly a rug cleaning business) to an art studio use. The 
anticipated improvements will include complete interior renovation and exterior rehabilitation as 
well as electrical, plumbing, mechanical, and fire protection upgrades. Excerpts of project plans, 
photos of the existing building, and cost estimates from the proposed building permit application 
are attached for review. 
 
Under the terms of the 79-E program, the City Council must hold a public hearing within 60 days 
from receipt of a complete application to determine whether the structure at issue is a Qualifying 
Structure; whether the proposed project is a Substantial Rehabilitation; and whether there is a 
Public Benefit to granting the requested tax relief, and if so, for what duration. 
 
Does the project involve a Qualifying Structure? 

CITY MANAGER’S OFFICE 
City of Lebanon, NH 
51 North Park Street 
Lebanon, NH 03766 

(603) 448-4220 fax (603) 966-3122 
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The existing building, located at 10 Spencer Street, is situated within the Downtown Lebanon 79-
E District as adopted by the City Council and, therefore, the property can be considered a 
Qualifying Structure. 
 
Is the project a Substantial Rehabilitation? 
Since receiving the application, the City Assessor has reviewed the property and verified that the 
current pre-rehabilitation assessed valuation of the building is $263,800 and the land is valued at 
$263,300, for a total valuation of $527,100. Under the terms of the 79-E program as adopted by 
the City, and as further clarified within Council Policy CC-105, the rehabilitation project must cost 
at least 15% of the building’s pre-rehabilitation assessed valuation (excluding the value of the 
land and the cost of real estate acquisition, which is $39,570) or $75,000, whichever is less, in 
order to be considered substantial.  
 
The applicant has provided a cost estimate of $825,000 for completing the entire renovation and 
rehabilitation project based on construction estimates from their general contractor. The Building 
Inspector has reviewed the proposed project plans to verify that the estimated cost is reasonable 
based on the scope of the project and is comfortable that the project will exceed 15% of the 
building’s current assessed valuation as required. As a result, the project can be considered a 
Substantial Rehabilitation. 
 
Does the project generate one or more Public Benefits?   
Appropriate public benefits for consideration under the 79-E program are specified within the state 
law, including: 
 
• Enhancement of the economic vitality of the downtown; (RSA 79-E:7, I) 
• Enhancement and improvement of a structure that is culturally or historically important on a 

local, regional, state or national level, either independently or within the context of an historic 
district, town center, or village center; (RSA 79-E:7, II) 

• Promotion of the preservation and reuse of existing building stock throughout a municipality 
by the rehabilitation of historic structures; (RSA 79-E:7, II-a) 

• Promotion of the development of municipal centers, providing for efficiency, safety, and a 
greater sense of community consistent with RSA 9-B (State Economic Growth, Resource 
Protection, and Planning Policy) (RSA 79-E:7, III); or 

• Increase of residential housing in urban or town centers. (RSA 79-E:7, IV) 
 
As noted in the application form and cover letter, the applicant has suggested that the project will 
address several of the stated public benefits, including enhancing economic vitality, enhancing 
and improving a culturally or historically important structure, promoting the preservation and reuse 
of existing building stock, and promoting the development of municipal centers. If the City Council 
agrees with the above statements, the project can be considered to generate one or more Public 
Benefits in furtherance of the purposes of the 79-E program. 
 
For how long may tax relief be granted? 
Under the terms of the 79-E program, the City Council may, in its discretion, grant up to five (5) 
years of tax assessment relief for a project that complies with the program requirements. The City 
Council may also, in its discretion, grant up to four (4) additional years of tax relief for a Substantial 
Rehabilitation of a Qualifying Structure that is listed on or determined to be eligible for listing on 
the National Register of Historic Places, State Register of Historic Places, or is located within and 
important to a locally designated historic district, provided that the Substantial Rehabilitation is 
conducted in accordance with the U.S. Secretary of Interior’s Standards for Rehabilitation. (RSA 
79-E:5, III) 
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For any amount of tax relief approved, such tax relief begins upon the completion of the 
Substantial Rehabilitation of the structure(s). In addition, all taxes, utility fees, impact fees, and 
any other user fees assessed by the City for the property on which the structure is located must 
be paid in full before any 79-E tax assessment relief goes into effect. 
 
The applicant has requested a minimum of five (5) years of tax relief for the project, which appears 
to comply with program requirements. In addition, the applicant has asked the City Council to 
consider extending the tax relief for a period of four (4) additional years, for a total of 9 years, for 
the Substantial Rehabilitation of an historic building in accordance with the U.S. Secretary of 
Interior’s Standards for Rehabilitation. 
 
In accordance with the updated Council Policy CC-105, the applicant has provided financial 
information about the project, including a basic pro forma and a listing of sources and uses for 
the project. The applicant has indicated that they are not pursuing the project as a money-making 
venture, but rather as owner/operators of the building in which they will contribute rental income 
as occupants of a portion of the rentable space. 
 
Since the City Council is essentially deciding whether to forego potential property tax revenue by 
granting limited tax relief through the 79-E program, the Administration recommends that the City 
Council carefully balance the benefit of enabling projects that might not otherwise “pencil out” and 
the public benefits to be derived from such projects versus the property tax revenue foregone 
through the tax relief. 
 
Recommendation: 
 
Staff recommends that the City Council schedule and hold a public hearing on the application in 
order to receive public input on the request prior to making a final determination. Following the 
public hearing, the City Council will make a determination as to whether the applicant’s Project 
and Property comply with the requirements of the 79-E Program as set forth above, and if so, 
whether to grant the requested tax relief and for how long.  
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Section 1.0: Purpose 
 
This document details the guidelines City Council will be utilizing when considering applications 
for the Community Revitalization Tax Relief Incentive Program, commonly known as 79-E.  The 
guidelines are intended to assist applicants as they develop their applications allowing them to 
take full advantage of the program and meet the City’s community revitalization goals.   
 
The Community Revitalization Tax Relief Incentive Program has multiple purposes as detailed 
below.  The program is designed to provide short-term, limited property assessment tax relief for 
property owners who wish to undertake a substantial rehabilitation of a qualifying structure, or in 
certain cases, the replacement of a qualifying structure, which will provide one or more public 
benefits as defined in RSA 79-E. A recorded covenant is required to protect the demonstrated 
public benefit(s) for at least the length of the short-term property tax relief.  The program is 
intended to assist property owners by providing a subsidy in the form of tax relief to enable 
projects providing a public benefit that would otherwise not be fiscally feasible.   
 
Section 2.0: Scope 
 
The guidelines apply to applicants, City Staff in the Planning & Development Department, the City 
Manager’s Office, the Downtown Tax Increment Financing District Advisory Board, and the City 
Council.   
 
Section 3.0: Definitions 
 
Workforce Housing – (as provided in New Hampshire RSA 674:58, IV) means housing which is 
intended for sale and which is affordable to a household with an income of no more than 100 
percent of the median income for a 4-person household for Grafton County as published annually 
by the United States Department of Housing and Urban Development. "Workforce housing" also 
means rental housing which is affordable to a household with an income of no more than 60 
percent of the median income for a 3-person household for Grafton County as published annually 
by the United States Department of Housing and Urban Development. 
 
Qualifying Structure – (as provided in RSA 79-E:2, II) A qualifying structure is a building or 
structure located within the designated Community Revitalization Tax Relief Incentive areas of 
the City including but not limited to the Downtown 79-E District and the Downtown West Lebanon 
79-E District, an any other district established pursuant to RSA 79-E:2, II(a). Maps of the 
designated Downtown Lebanon 79-E District and the Downtown West Lebanon 79-E District, are 
attached to this Policy in Appendix A. In addition, historic structures located anywhere in the City 
are also considered qualifying structures for purposes of the 79-E program. 
 
Substantial Rehabilitation – (as provided in RSA 79-E:2, IV) A substantial rehabilitation is a 
project which meets the following requirements: 
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• Rehabilitation projects must cost at least fifteen percent (15%) of the building’s 
pre-rehabilitation assessed value (excluding the value of the land and cost of real 
estate acquisition, if any), or at least $75,000, whichever is less. 

• Excluding the value of the land and cost of real estate acquisition, if any,  projects 
involving the demolition and replacement of qualifying structures must cost more 
than fifteen percent (15%) of the pre-replacement assessed value of the qualifying 
structure (excluding the value of the land and cost of real estate acquisition, if any), 
or $75,000, whichever is less.  

• In the case of historic structures, substantial rehabilitation means devoting at least 
ten percent (10%) of the pre-rehabilitation assessed valuation, or $5,000, 
whichever is less, to energy efficiency improvements in accordance with the 
Secretary of Interior’s Standards for Rehabilitation guidelines for historic 
structures. 

 
Section 4.0: Policy Detail 
 
In February 2016, the City Council adopted the provisions of the Community Revitalization Tax 
Relief Incentive Program pursuant to NH RSA 79-E to encourage rehabilitation of existing 
buildings and structures in downtown Lebanon and downtown West Lebanon. At that time, the 
City Council established a Downtown Lebanon 79-E District and a Downtown West Lebanon 79-
E District. Maps of the designated 79-E Districts are attached to this Policy in Appendix A. 
 
Section 5.0: Procedures 
 
Upon receipt of an application for tax relief under the City’s 79-E program for a project that 
involves the substantial rehabilitation of a qualifying structure, as those terms are defined in RSA 
79-E:2, the City Council shall hold a public hearing within 60 days. 
 
5.1  The Council must determine if a project will generate one or more Public 
Benefits. 
 
Appropriate public benefits for consideration of the 79-E program are specifically identified within 
the state law, including: 
 

• Enhancement of the economic vitality of the downtown; (RSA 79-E:7, I) 
• Enhancement and improvement of a structure that is culturally or historically important on 

a local, regional, state or national level, either independently or within the context of an 
historic district, town center, or village center; (RSA 79-E:7, II) 

• Promotion of the preservation and reuse of existing building stock throughout a 
municipality by the rehabilitation of historic structures; (RSA 79-E:7, II-a) 

• Promotion of the development of municipal centers, providing for efficiency, safety, and a 
greater sense of community consistent with RSA 9-B (State Economic Growth, Resource 
Protection, and Planning Policy) (RSA 79-E:7, III); or 
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• Increase of residential housing in urban or town centers. (RSA 79-E:7, IV) 
 
5.2  The Council must find that the proposed use is consistent with the City’s 
Master Plan or development regulations. 
 
5.3  The Council must determine the period of time for which tax relief will be 
granted. 
 

1. Under the terms of the 79-E program, the City Council may, in its discretion, grant up to 
five (5) years of tax assessment relief for a project that complies with the program 
requirements. (RSA 79-E:5, I) 

2. The City Council may, in its discretion, grant up to two (2) additional years of tax relief for 
a project that results in new residential units and up to four (4) additional years of tax relief 
for a project that includes affordable housing. (RSA 79-E:5, II) 

3. The City Council may, in its discretion, grant up to four (4) additional years of tax relief for 
the Substantial Rehabilitation of a Qualifying Structure that is listed on or determined 
eligible for listing on the National Register of Historic Places, State Register of Historic 
Places, or is located within and important to a locally designated historic district, provided 
that the Substantial Rehabilitation is conducted in accordance with the U.S. Secretary of 
Interior’s Standards for Rehabilitation. (RSA 79-E:5, III) 
 

For any amount of tax relief approved, such tax relief begins upon the completion of the 
substantial rehabilitation of the structure(s). In addition, all taxes, utility fees, impact fees, and any 
other user fees assessed by the City for the property on which the structure(s) is located must be 
paid in full before any 79-E tax assessment relief goes into effect.   
 
RSA 79-E does not define the term “affordable” for purposes of the tax relief incentive program 
nor does it specify any minimum number or percentage of units within a development that must 
be considered affordable in order to merit the tax relief. Therefore, the City has adopted the 
definition of “workforce housing” from RSA 674:58 to define affordability as it relates to the RSA 
79-E program.  
 
For purposes of considering additional years of tax assessment relief for affordable housing 
allowed under RSA 79-E:5, II, the City Council will consider granting additional years of tax relief 
on a sliding scale depending on the targeted level of affordability (based on Area Median Income 
figures as published by the US Department of Housing and Urban Development (HUD)) and the 
percentage of units in a development subject to such affordability requirements. In general, 
greater levels of affordability and/or larger percentages of units subject to such affordability levels 
will be considered for more years of tax assessment relief, as follows: 
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  TARGETED AREA MEDIAN INCOME (AMI) 

  
60% or 

less 60 - 70% 70 - 80% 80 - 90% 90 - 100% 

% OF 
UNITS IN 
PROJECT 

40% or 
more 4 4 4 3 2 

30-40% 4 3 3 2 2 
20-30% 3* 3 3 2 1 
10-20% 3* 2 2 2 1 
0-10% 2* 2 1 1 1 

       

  
* Units targeted for 50% or less of AMI 
qualify for 1 additional year of tax relief   

 
 
However, the City Council understands that a significant purpose of the 79-E program is to enable 
rehabilitation projects that may not otherwise be financially viable. If the City Council concludes 
that requiring a project to achieve the recommended affordability standards outlined above would 
undermine the viability of the project and prevent it from occurring at all, then the City Council 
shall retain the discretion and freedom to vary the affordability requirements while still balancing 
the overall benefit to the community of the completed project against the potential tax revenue 
foregone. 
 
5.4  Tax Increment Financing (TIF) Districts 
 
Applications for tax relief under this program for properties located within a Tax Increment 
Financing (TIF) District shall be reviewed by the applicable TIF Advisory Board.  The TIF Advisory 
Board shall provide recommendations to the City Council and the District Administrator regarding 
the impacts to the administration and operation of the TIF District relative to the proposed tax 
relief requested.   
 
5.5  Program Details & Requirements 
 

1. Eligibility. 
a. An owner / applicant shall not begin their project, including demolition or site 

preparation, until:  
o The City Council has held a public hearing and approved the application for tax 

assessment relief, and 
o The protective covenant has been granted to the City and recorded at the 

Grafton County Registry of Deeds. 
o Individuals who commence their projects prior to securing these items may be 

ineligible to participate in the 79-E Program. 
b. Properties located within Tax Increment Finance (TIF) Districts or which receive 
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State or Federal funds, might be ineligible for this program. (See RSA 79-E:4,VI 
and 79-E:14.) 

c. Affordable housing developments which elect to have their assessed valuation and 
payment of property taxes determined under the provisions of RSA 75-1:a are 
ineligible for RSA 79-E. (See RSA 79-E:5,I-a.) 
 

2. Property Owner Obligations. If tax relief is granted by the City Council, the property owner 
shall:  

a. Grant to the City of Lebanon a covenant to: 
i. Protect the public benefits of the development for a period of twice the 

duration of the tax relief term granted, to include payback and penalty 
provisions. 

ii. Ensure the property remains taxable for the entire tax relief term. 
b. Have the City made a Loss Payee of the proceeds of any property or casualty 

insurance coverage, subject to the rights of any current or future mortgagee of the 
property and any structures thereon, for the purpose of ensuring the proper and 
timely restoration or demolition of the property, including any damaged structures 
thereon. 

c. In addition to the covenant, enter into a development agreement as may be 
required by the City Council to ensure the public benefits and any other 
requirements are met. 
 

3. Application of Tax Relief 
a. Tax relief is only granted on the value of the new improvements. For the duration 

of the tax relief period, the pre-rehabilitation assessed value of the structure(s) is 
subject to adjustment due to market appreciation or depreciation. 

b. The tax assessment relief shall run with the land and shall accrue to future property 
owners if the property is sold during the tax assessment relief period, provided that 
the property and any structures thereon are maintained in accordance with the 
terms and conditions of the recorded covenant. 

c. Upon expiration of the tax relief period, the property shall be taxed at its market 
value in accordance with RSA 75:1. 
 

5.6  Determination of Revenues and Expenses 
 
The purpose of the 79-E program is to incentivize property owners to rehabilitate or replace 
structures on their property that meet the criteria and intent of the program.  Additionally, the 
program is intended to help offset the costs by providing short-term, limited tax relief for projects 
that would not otherwise be financially viable for the property owner.  A reasonable amount of 
profit for the property owner is expected, however the program is not intended to enhance profits 
by subsidy through the City for projects that are already profitable.  As a result, applicants are 
required to provide detailed information about their financing package for the project, including a 
statement of sources and uses (i.e. Project Budget), as well as a financial pro forma. 
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Property owners will be required to and must agree to provide complete documentation at the 
completion of the project to demonstrate the actual project costs and revenues.  Additionally, the 
property owner will be required to provide expense and revenue data in a format required by the 
City annually by April 15 of each year during the tax relief period to continue to receive the tax 
exemption. Revenues generated by the use of the property in excess of the amounts agreed to 
in the development agreement may be the basis for a reduction or termination of the tax relief 
period.    
 
5.7  Appeals 
 
The decision to award a NH RSA 79-E Community Revitalization Tax Relief Incentive is within 
the sole discretion of City Council. The City Council’s denial of an application may be appealed 
either to the Board of Tax and Land Appeals or the Grafton County Superior Court, in the same 
manner as provided for appeals of current use classification, pursuant to RSA 79-A:9 or 79-A:11, 
provided, however, that such denial shall be deemed discretionary and shall not be set aside by 
the Board of Tax and Land Appeals or the Superior Court except for bad faith or discrimination. 
 
Section 6.0: References (Charter/Code/State Statues) 
 

1. NH RSA Chapter 79-E Community Revitalization Tax Relief Incentive 
2. NH RSA 674:58 Definitions-Workforce Housing 
3. City Code Chapter 31-43,2. Downtown TIF Advisory Board, Purposes; Authority and 

Duties 
 
Section 7.0: Policy & Procedure Revision History 
 
 Section Revisions Date 
Original Adoption   08/04/2021 
Amendment All Clarification of Purposes, Definitions, 

Eligibility, Procedures, and Requirements  09/18/2024 

Amendment    
Amendment    
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Councilor Wilkie stated that an annual point in time count is being conducted on behalf of the US 
Department of Housing and Urban Development. This is designated as happening in late January as an 
effort to try to understand how many people are living out of doors, unsheltered or unhoused. He will 
update the Council on the numbers. 
 
6.   RECOGNITIONS:  NONE 
 
7.   ACCEPTANCE OF MINUTES:  January 8, 2025 (Regular Meeting)  
Amendments: 
 
Councilor Heistad MOVED to approve the January 8, 2025, minutes as amended and presented in 
the January 22, 2025, City Council agenda packet. 
Seconded by Councilor Whittlesey. 
 
AMENDMENTS: 
Page 11, Line 35: Change “Councilor Simon” to Councilor Whittlesey 
 
*The Vote on the Motion was approved (7-0-1 with Councilor Zook abstaining) 
 
8.   APPOINTMENTS:  

• Conservation Commission, Travis Talbert (Alternate Member) 
Mayor McNamara MOVED to nominate Travis Talbert as an Alternate Member of the Conservation 
Commission.  Term: 1/2025-1/2028 
*The Vote on the NOMINATION was approved (8-0) 
 

• Board of Cemetery Trustees, David Muzzy (Reappointment Regular Member) 
Mayor McNamara MOVED to Nominate David Muzzy for Reappointment as a Regular Member of the 
Board of Cemetery Trustees.  Term:  1/2025-1/2028 
*The Vote on the NOMINATION was approved (8-0) 
 
9.   PUBLIC HEARING ITEMS: 

A.  Community Revitalization Tax Relief Application – A public hearing for the purpose of 
receiving public input and taking action on a Community Revitalization Tax Relief Application 
(per NH RSA 79-E) by 10 Spencer Studios, LLC for property located at 10 Spencer Street, 
Lebanon. 
Resolution: R-2025-2 

Included in the agenda packet: (All supportive documents and information can be found on pages 40-
66, Council agenda packet) 
1. December 27, 2024, Memo from Deputy City Manager David Brooks, RE: Community 

Revitalization Tax Relief Incentive Program (RSA 79-E) Application from 10 Spencer 
Studios, LLC – 10 Spencer Street; Tax Map 92, Lot 33 

2. December 3, 2024, Application of 10 Spencer Studios, LLC for Community 
Revitalization Tax Relief Incentive Program, including supporting documents 

 
Deputy City Manager Brooks reviewed the background on this item. He noted that the Downtown 
Lebanon TIF Advisory Board met to review this project and voted to recommend the requested nine 
years. Jennifer Caine, 10 Spencer Studios, LLC, then made a presentation.  
 
Councilor Sykes entered the meeting at 6:48PM. 
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Deputy City Manager Brooks explained that the base program for 79-E allows the Council discretion to 
grant up to five years. The Council has to determine that the application is for a qualifying structure, that 
it will be a substantial rehabilitation, and that it will provide one or more public benefits. For properties 
that are listed on or eligible for listing on the National Register of Historic Places, the Council, at its 
discretion, can grant up to four additional years. The requirement is that the renovations must be done in 
compliance and conformance with the US Secretary of Interior Standards for historic renovation/historic 
rehabilitation. Part of the TIF Board’s recommendation was that the additional four years of the historic 
designation be followed up by the Heritage Commission to make sure that the historic value is 
maintained. 
 
BACKGROUND  
In February 2016, the City Council adopted the provisions of the Community Revitalization Tax Relief 
Incentive Program pursuant to NH RSA 79-E. Subsequently, in August 2021, the Council adopted City 
Council Policy CC-105, Community Revitalization Tax Relief Incentive Program, which outlines the 
purposes of the program and the procedures to be utilized when considering applications for tax relief. 
Council Policy CC-105 was revised and updated in September 2024 to expand and clarify the guidelines 
and procedures. 

10 Spencer Studios, LLC, owner of the building at 10 Spencer Street, Lebanon, is applying for tax relief 
under the program, as they are converting the structure from an industrial use (a former rug cleaning 
business) to an art studio use. 
 
The City Manager’s Office received the application from 10 Spencer Studios, LLC on November 19, 2024. 
Following an initial review, the applicant was advised of the changes to Council Policy CC-105, and was 
asked to submit revised and additional information, which were received on December 3, 2024. 

Under the terms of the 79-E program, the City Council must hold a public hearing within 60 days of receipt 
of a complete application to determine whether the structure is a Qualifying Structure; whether the proposed 
project is a Substantial Rehabilitation; and whether there is a Public Benefit to granting the requested tax 
relief, and if so, for what duration. 

For detailed information regarding the project, please see the attached memo from City administration, 
along with the accompanying application and supporting documentation submitted by 10 Spencer Studios, 
LLC. 
 
Mayor McNamara opened the Public Hearing. 
 
Fran Casale, Ward 2, stated that he believes this should qualify for 79-E. He asked what the property will 
be worth, and subsequent taxes will be post renovation. Deputy City Manager Brooks explained that the 
property is currently valued, building and land together, at $527,000. The current taxes are approximately 
$13,852, and the City's portion of that is $5,091. The Assessor reviewed the building plans and estimated 
that, post-construction, the building value would increase to $690,000 leading to a total increased 
property value of $954,000. The approximately $426,000 change represents an additional $11,218 in 
taxes, of which the City's portion would be $4,125. As this property is located in a TIF District, the excess 
increment is counted for separately by the City and that money gets reinvested within the District. If the 
value of the building is frozen through a 79-E agreement, the building value will not increase during the 
period of tax relief. The land could still increase in value leading to some continued appreciation of the 
property. 
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Mr. Casale asked if this will be a non-profit organization. Ms. Caine explained that one rental tenant 
space could be allocated toward a non-profit for emerging artists. The ownership structure of the building 
will remain the same. 
 
Joan Townsend, Ward 2, agreed that this is a good project for 79-E. She asked the Council to consider 
only a four year request, as she does not believe this property qualifies as a historic site.  
 
Cindy Casale, Ward 2, asked how the funding is reinvested into the TIF District. City Manager 
Mulholland explained that the tax increment has to be reinvested within the TIF District itself. Councilor 
Liot Hill noted that this has recently come in the form of sidewalks and other infrastructure projects. 
 
Hearing no further comments from the public, the Public Hearing was closed. 
 
Council/Staff Comments: 
 
Councilor Liot Hill asked about the historic nature of the property. Ms. Caine stated that she believes the 
property is historic and could be eligible but is not currently listed on the Historic Register. Deputy City 
Manager Brooks stated that the property does not require Heritage Commission review, as it is not within 
the Historic District. Councilor Wilkie noted that the Commission is considering widening the existing 
District boundary, but this property has not been discussed by the Commission in that context. Councilor 
Liot Hill noted that there are not many other properties in the area that date back 100 years. Her 
inclination is that this is a historically important building.  
 
Mayor McNamara stated that he does not think of this as a historic building. He is not inclined to grant 
the nine years.  
 
Councilor Sykes stated that he likely will not vote, as he is on the AVA Gallery Board of Directors. He 
believes the relief requested is appropriate and agreed that the designation be followed up on by the 
Heritage Commission.  
 
Councilor Whittlesey stated that he is leaning toward granting the full amount of relief requested, as this 
will preserve an important type of architectural design. Also, nine years may be required for the financial 
aspect of the project. 
 
Councilor Wilkie explained that the narrative and intangible aspects of the space are significant. This 
appears to be one of the few remaining building that speaks to the working class history of the City. He 
sees arguments for this building being considered historic. Without the nine years requested, the project 
may not be able to move forward, further burdening taxpayers without having the future revenue. 
 
Assistant Mayor Below stated that the financials submitted speak to the need for the requested relief. This 
is a nice gateway building to the area that harkens back to its historic era. He suggested a compromise of 
a total of 6-7 years, though there is a case for the full nine years. To renovate this building at today’s cost 
may lead the owners to investing more than the property is worth on the market. Ms. Caine agreed that 
the amount being sought in rent does not support the amount that will be invested. The intention is not to 
make money off this project, but to work in the building and bring vibrance to the area.  
 
Councilor Sykes noted that the building has been vacant for several years and this should be considered.  
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Mayor McNamara asked if the renovation estimates provided include a historically accurate renovation. 
Ms. Caine stated that, if granted the full relief, she would like to work closely with the Heritage 
Commission and do a lot of research on the historic guidelines.       
 
Councilor Heistad stated that the building is a small symbol of the type of industry that used to occur in 
this area. He supports the full relief requested.  
 
ACTION:  
Councilor Wilkie MOVED the following: 
 
BE IT HEREBY RESOLVED by the Lebanon City Council, after a duly-noticed public hearing, that: 
 
WHEREAS, the City Council has determined that the application of 10 Spencer Studios, LLC 
(hereinafter the “Applicant”) for property assessment tax relief under the City’s 79-E Program is 
complete enough to commence consideration, and 
 
WHEREAS, the City Council has determined that the Applicant’s property, 10 Spencer Street, Tax Map 
92, Lot 33 (hereinafter the “Property”), is situated in the Downtown Lebanon 79-E District as adopted 
by the City and, therefore, meets the 79-E Program requirement as a Qualifying Structure, and 
 
WHEREAS, the City Council has determined that the Applicant’s project to complete interior renovation 
and exterior rehabilitation of the building on the Property pursuant to plans and information provided 
in the application (hereinafter the “Project”) exceeds the lesser of 15% of the building’s current pre-
rehabilitation assessed valuation or $75,000 and, therefore, meets the 79-E Program requirement as a 
Substantial Rehabilitation, and 

WHEREAS, the City Council has determined that the Applicant’s proposed Project will generate 
one or more Public Benefits to the City, including: 

1. Enhancement of the economic vitality of Downtown Lebanon, and 
2. Enhancement or improvement of a culturally or historically important structure, and 
3. Promotion of the preservation and reuse of existing building stock, and 
4. Promotion of the development of municipal centers, providing for efficiency, safety, and a  
    greater sense of community consistent with RSA 9-B. 

 
NOW THEREFORE, pursuant to the provisions of the Community Revitalization Tax Relief Incentive 
(NH RSA 79-E) Program, as adopted by the City, the City Council hereby grants to the Applicant  9   
years of property assessment tax relief for the Property to commence upon completion of Project, with 
the following conditions: 
 
1. The Applicant shall grant to the City of Lebanon a Declaration of Covenant to be recorded in the 

Grafton County Registry of Deeds ensuring that the Project shall be maintained and used in a manner 
that furthers the Public Benefit(s) set forth above for which this property tax relief is granted. The 
term of the Declaration of Covenant shall be effective for  1 8   years, which is twice the duration 
of the approved tax relief period as permitted under RSA 79-E:8, II. 

 
2. The Applicant shall obtain and maintain property and casualty insurance, as well as flood insurance, 

if appropriate, for the term of the Declaration of Covenant set forth above to ensure proper restoration 
or replacement of the Project and Property. Such insurance shall, effective as of the date on which 
the Project is completed, name the City of Lebanon as an additional insured by endorsement and the 
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City shall be provided with certificates of insurance annually. Further, the applicant shall agree to 
have the City made a Loss Payee of the proceeds of any property or casualty insurance coverage, 
subject to the rights of any current or future mortgagee of the Property and any structures thereon, 
for the purpose of ensuring proper and timely restoration or demolition of the Property, including 
any damaged structures thereon. The Applicant shall agree to commence any restoration or 
demolition of such structures within one year following the date of any occurrence or incident for 
which an insurance claim is or could be made; otherwise, the Applicant shall be subject to the 
termination provisions set forth in RSA 79-E:9, I. 

 
3. The Applicant shall obtain a Building Permit for the Project and commence construction no later 

than one year from the date of this Resolution, unless otherwise extended by the City Council in 
writing. The Project, as approved, shall be completed on or before March 31, 2026, unless 
otherwise extended by the City Council in writing. 

 
4. The applicant shall coordinate with the City of Lebanon Heritage Commission to ensure the 

historic aspects of the project are maintained adequately. 
 
Seconded by Councilor Liot Hill. 
*The Vote on the Motion was approved (6-2-1, with Councilor Simon and Mayor McNamara against, 
and with Councilor Sykes abstaining) 
 

B.  Public Facilities CDBG and Recovery Housing Program Applications for Families 
Flourish Northeast - Public hearings for the purpose of receiving public input and taking action 
on Community Development Block Grant (CDBG) and Recovery Housing Program (RHP) 
grant applications proposed by the City of Lebanon to the NH Community Development Finance 
Authority (CDFA). Counties and communities can apply for CDBG grants up to $500,000 
annually on a competitive basis for housing, public facilities, economic development, and for 
emergency activities that directly benefit low- and moderate-income persons. Up to $25,000 is 
available for planning grants. The Recovery Housing Program (RHP) is a pilot program for 
special needs housing, which municipalities and non-profits may apply to for up to $1,000,000. 
Public hearings are as follows: 
1. A public hearing on a proposed CDBG application for up to $500,000 in CDBG Public 

Facilities funds to be sub-granted to Families Flourish Northeast; and to authorize the City 
Manager to sign, submit, and execute any documents which may be necessary to effectuate 
the CDBG Application and contract; and 

2. A public hearing on a proposed Recovery Housing Program (RHP) grant application for up 
to $1,000,000 to be sub-granted to Families Flourish Northeast; and to authorize the City 
Manager to sign, submit, and execute any documents which may be necessary to effectuate 
the RHP Application and contract; and 

3. A public hearing to adopt the City of Lebanon Anti-Displacement and Relocation 
Assistance Plan for Families Flourish Northeast 

 
Included in the agenda packet: (All supportive documents and information can be found on pages 67-75 
Council agenda packet) 

1. Project Description – Families Flourish Northeast – Upper Valley Facility 
2. City of Lebanon Residential Anti-Displacement and Relocation Assistance Plan for Families 

Flourish Northeast 
 

Page 94 of 191

David Brooks_2
Polygonal Line

David Brooks_3
Polygonal Line



March 18, 2026. 

The foregoing notice was published in the 
Valley News, a newspaper of general 
circulation in the City of Lebanon, in 
accordance with the City's code, on 
Saturday, March 7, 2026 

JayBish 

Jay Bish 

Deputy City Clerk 
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Commercial Property Assessed Clean Energy and Resiliency (C-PACER) 

Program Guidebook 
June 2025 

 
A. PROGRAM OVERVIEW/PROGRAM DESCRIPTION 

 
B. HELPFUL VOCABULARY 

 
C. PROGRAM BENEFITS 

(a) Property Owners 
(i) Up to 100% Financing 
(ii) Long Term Financing 
(iii) No Personal Guarantee 
(iv) Transfers Upon Sale 
(v) Cost Recovery 

(b) Contractors 
(c) Capital Providers 
(d) Mortgage Holders 
(e) CommuniƟes 

 
D. KEY PARTIES TO A C-PACER TRANSACTION 

(a) Property Owner 
(b) Capital Provider 
(c) Licensed Professional 

(i) ExisƟng Building – Proposed or Already Installed Improvements 
(ii) New ConstrucƟon – Proposed Improvements 

(d) Mortgage Holder 
(e) Program Administrator 

 
E. ELIGIBILITY  

(a) ProperƟes 
(b) Projects  

(i) Clean Energy Improvement 
(ii) Energy ConservaƟon and Efficiency Improvement 
(iii) Resiliency Improvement 
(iv) Water ConservaƟon Improvement 

(c) Financing Costs 
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(e) Refinancing C-PACER  
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F. MUNCIPALITY PARTICIPATION & PROCESS 

(a) Program Establishment 
(b) Authorized AcƟons 
(c) DuƟes and ResponsibiliƟes 

 
G. CAPITAL PROVIDER PARTICIPATION & PROCESS  

(a) Eligibility 
(b) How to Qualify 

 
H. APPLICATION  

(a) Process 
(b) ApplicaƟon Documents 
(c) Closing Documents 

 
I. FINANCING STRUCTURE  

(a) Lien to Value 
(b) Maximum Term 
(c) Interest Rates 
(d) Billing and CollecƟon of Assessments 
(e) Enforcement of C-PACER Lien 
(f) C-PACER Program Fee 
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(b) Privacy/ Disclosure of property owner informaƟon 
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(e) Changes in State Law 
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This program guidebook is a comprehensive document created by the New Hampshire Business 
Finance Authority (“NH BFA” or “program administrator”) pursuant to the February 2025, New 
Hampshire Legislature passing of Senate Bill 4 (“SB4”).  SB4 established an Act relaƟve to the 
Commercial Property Assessed Clean Energy and Resiliency (“C-PACER”) program.    
 
The program guidebook provides appropriate guidelines for the program, project eligibility 
requirements, and the process for applying for C-PACER project approval.   
 

A. PROGRAM OVERVIEW/PROGRAM DESCRIPTION: 
 C-PACER is a program that helps commercial property owners and developers access 
advantageous private-sector financing for improvements intended to decrease water or energy 
consumpƟon or demand; provide clean energy to the property; or increase the resilience of a 
property. 
 
Adopted by parƟcipaƟng New Hampshire municipaliƟes (meaning any city, town, or village 
district) or CounƟes (for unincorporated places) and overseen by the NH BFA, the C-PACER 
program provides capital to increase the energy and/or water efficiency of commercial properƟes 
while creaƟng local jobs, encouraging economic and community development, increasing 
property values, and growing the tax base.  
 

B. HELPFUL VOCABULARY: 
The following definiƟons will help enhance your understanding of this program guidebook. 

 
“Authority” means the New Hampshire Business Finance Authority, the administrator for the 
program. 
"Capital provider" means a private enƟty that finances or refinances a qualifying improvement. 
This can include local and naƟonal banks, credit unions, and specialty finance firms that meet the 
program requirements and are approved by the program administrator to provide C-PACER 
financing.  
“County” means a County with an unincorporated place under RSA 81. 
"District" means an energy efficiency and clean energy district established within a Municipality 
or County under the C-PACER program. 
"Eligible property" means real property located within the boundaries of a District, whether 
zoned or used for residenƟal, commercial, industrial, or other uses, excluding residenƟal property 
containing fewer than five (5) dwelling units. 
“Financing agreement” means the agreement between a property owner and a capital provider 
which governs the terms of financing between the parƟes, including the interest rate, term, 
condiƟons of prepayment, and penalƟes and interest for late or delinquent payment. 
"Municipality" means any city, town, village district, or the designated representaƟve of the city, 
town, or village district. 
“Program administrator” means the New Hampshire Business Finance Authority. 
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“Project applicaƟon” means an applicaƟon submiƩed to the NH BFA to demonstrate that a 
proposed project qualifies for C-PACER financing. 
“Property owner” means the person or enƟty or their/its verified designee that holds Ɵtle to the 
eligible property upon which the qualified improvements will be installed or modified. Property 
owners may include individuals, business enƟƟes, and nonprofit companies. 
“Qualifying improvement” means resiliency improvements, energy conservaƟon and efficiency 
improvements, clean energy improvements, or water conservaƟon improvements (specifics can 
be found in the pages that follow). 
“Qualifying project” means a project applicaƟon which has qualifying improvements and has 
been approved by the NH BFA. 
"Special assessment" means an assessment (a charge) imposed upon a Property to repay a C-
PACER loan within the meaning and subject to the provisions of RSA 80:19, except as provided in 
RSA 53-F:8. 
"Special assessment agreement" or “assessment agreement” means a voluntary agreement of 
a property owner and a municipality to allow the municipality to place an assessment on the 
owner's property to repay C-PACER financing. 
"Special assessment lien" or “lien” means a lien recorded in the County Registry of Deeds in 
which the eligible property is located to secure the special assessment, which assessment remains 
on the property unƟl paid in full. 
 

C. PROGRAM BENEFITS: 
The C-PACER program allows property owners to access private funding to finance the purchase 
and installaƟon of qualifying improvements. C-PACER is an appealing opƟon for building owners 
as it may provide financing for up to thirty-five percent (35%) of the appraised real property value, 
as stabilized or as complete, for the actual cost of installing renewable energy systems, energy 
efficiency improvements, water efficiency improvements and resiliency improvements. The 
allowable costs are broad and include the costs of necessary equipment, materials, and labor, 
financing costs, ancillary costs, the costs of each related energy or water audit or feasibility study, 
and the cost of verifying the impact of any qualifying improvement. 
 
The term of the financing is defined by the capital provider and can be up to thirty (30) years. C-
PACER financing is Ɵed to the eligible property itself and is automaƟcally conveyed to any new 
owner upon the sale of such property.  
 
C-PACER offers a unique opportunity for collaboraƟon among the public and private sectors to 
enhance economic development efforts in their communiƟes, while benefiƫng a broad range of 
stakeholders, including: 
 

(a) Property owners: 
C-PACER offers significant advantages to property owners, including lowering operaƟng costs, 
increasing asset values, enhancing market compeƟƟveness, achieving energy performance 
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goals, and increasing net operaƟng income for eligible properƟes. Property owners can uƟlize 
C-PACER financing to lower their weighted average cost of capital and create buildings with 
improved valuaƟons while incorporaƟng lower operaƟng costs. Major benefits include: 

 
(i) Up to 100% Financing 
C-PACER financing typically allows for a greater percentage of an overall project to be 
financed. For new construcƟon, this means less developer equity is required to advance 
the project forward. For improvements to exisƟng structures, up to 100% of the eligible 
project costs can potenƟally be financed via a C-PACER transacƟon. This leads to an easy 
way to calculate ROI for project owners. 

 
(ii) Long Term Financing 
C-PACER financing allows property owners to undertake deeper, more holisƟc upgrades 
since C-PACER financing is typically longer-term and fully amorƟzing. The maximum term 
of C-PACER financing is determined by the lender, and can extend up to thirty (30) years. 

 
(iii) No Personal Guarantee 
C-PACER financing is property-based financing supported by the assessment lien on the 
property itself. This means the property owner typically does not provide a personal 
guarantee (the caveat being that C-PACER capital providers commonly require personal 
guarantees for major construcƟon projects during the pendency of the construcƟon 
period to ensure that the qualifying improvements are actually installed on the property). 

 
(iv) Transfers Upon Sale 
If a property owner sells the eligible property before the assessment is fully paid, the 
assessment lien runs with the property, and transfers to the next owner unless paid off 
upon the sale of such property. This allows developers to make long-term improvements 
to projects even if they do not intend to be long-term owners. 

 
(v) Cost Recovery 
In well-executed projects, the uƟlity cost savings and other financial benefits generated 
by qualifying improvements oŌen exceed the C-PACER financing payments, resulƟng in 
posiƟve cash flow. 

 
(b) Contractors: 
Contractors who are knowledgeable about C-PACER financing may be able to present a 
soluƟon for any property owner with eligible improvements. Owners oŌen have to contend 
with compeƟng demands: using lower cost equipment that is likely to be energy-inefficient, 
vs. undertaking the cost of installing equipment that offers improved efficiency but is more 
expensive.  
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C-PACER financing can bridge this gap by providing aƩracƟve financing for the installaƟon of 
state-of-the-art efficiency improvements. As a result, contractors who learn about the C-
PACER program and share it with prospecƟve clients may see increased project budgets, as 
property owners seek to expand or upgrade their faciliƟes in a cost-effecƟve manner. 

 
(c) Capital Providers: 
C-PACER financings are secured by an assessment lien on the property from the date on which 
the noƟce of special assessment is recorded unƟl the assessment is fully paid. The assessment 
lien has the same priority status as a lien for any other ad valorem tax, except that it shall be 
junior to any lien for property tax or other taxes or assessments by the municipality. As a 
result, capital providers who finance qualified projects under the C-PACER Program are willing 
to provide aƩracƟve, long-term loans. 

 
(d) Mortgage Holders: 
C-PACER financing serves as a valuable complement to senior lenders and can significantly 
contribute to the capital stack for a project. In the event of a default, only the delinquent 
assessment payments (and any associated penalƟes, interest, and fees) may be enforced; the 
remaining amount of the C-PACER financing does not accelerate. Mortgage holders therefore 
conƟnue to enjoy the security benefits of their 1st posiƟon mortgage (except for tax liens and 
delinquent C-PACER payments), while simultaneously benefiƫng from an overall lower loan-
to-value related to that mortgage. 
 
C-PACER’s unique structure allows it to fill gaps in financing, providing addiƟonal funds that 
can enhance project viability and accelerate its progress. Projects uƟlizing C-PACER financing 
typically yield total savings that exceed the payment obligaƟons associated with the C-PACER 
financing, leading to increased net operaƟng income, debt service coverage raƟo, property 
value, and return on investment.  

 
(e) CommuniƟes: 
Local Governments can enable C-PACER financing in their community, by adopƟng an 
Ordinance or ResoluƟon and creaƟng a C-PACER District, to incenƟvize development and grow 
the tax base. C-PACER financing allows smart, efficient projects to proceed using private 
capital rather than taxpayer dollars.   

 
D.  KEY PARTIES TO A C-PACER TRANSACTION 
 
(a) Property Owner 
The legal owner of the eligible property upon which the qualified improvements will be 
installed or modified. 
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(b) Capital Provider 
Also referred to as lenders, capital providers include local and naƟonal banks, credit unions, 
and specialty finance firms that meet C-PACER requirements and are approved by the NH BFA 
to provide C-PACER financing. 

 
(c) Licensed Professional 

(i) ExisƟng Building – Proposed or Already Installed Improvements: 
Where energy or water usage improvements are proposed, an energy 
analysis by a licensed engineering firm or engineer, or other qualified 
professional must be conducted staƟng that the proposed qualified 
improvements will either result in more efficient use or conservaƟon of 
energy or water, the reducƟon of greenhouse gas emissions, or the 
addiƟon of renewable sources of energy or water. 
Where renewable energy is proposed, an engineering study must be 
conducted showing that the improvements are feasible. 
Where resilience improvements are proposed, cerƟficaƟon by a licensed 
professional engineer must be provided staƟng that the qualified 
improvements will result in improved resilience per NH RSA 53-F:1, XIII (c). 
Upon compleƟon of the qualified project, verify that the project is 
completed and operaƟng as intended. 
With respect to qualifying energy, water usage, or resilience improvements 
already installed on the exisƟng building within the past 36 months from 
the date of the C-PACER applicaƟon, verificaƟon from a licensed 
engineering firm or engineer, or other qualified professional will be 
required.  This verificaƟon should state that the qualifying improvements 
are complete, operaƟng as intended, and comply with all requirements of 
the C-PACER program.   
A cerƟficate of eligible improvements will be required. 

 
(ii) New construcƟon – Proposed Improvements: 

CerƟficaƟon by a licensed professional engineer or engineering firm must 
be provided staƟng that the proposed qualified improvements will enable 
the project to exceed the energy efficiency or water efficiency or 
renewable energy or water usage or resilience requirements of the current 
building code. 
Upon compleƟon of the qualified project, verify that the project is 
completed and operaƟng as intended. 

 
(d) Mortgage Holder 
Any person or enƟty that holds an exisƟng mortgage on the eligible property; typically a 
tradiƟonal bank. ExisƟng mortgage holder consent is required for the property owner to 
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parƟcipate in the C-PACER program. The NH BFA must receive this formal consent prior to the 
final closing of a C-PACER transacƟon 

 
(e) Program Administrator 
This enƟty is the New Hampshire Business Finance Authority (“NH BFA”). The NH BFA 
administers the C-PACER program in accordance with the New Hampshire C-PACER Act and 
provides technical support to capital providers, property owners, municipaliƟes, and counƟes.   

 
E. ELIGIBILITY  

(a) ProperƟes 
"Eligible property" means real property located within the boundaries of a C-PACER District, 
whether zoned or used for residenƟal, commercial, industrial, or other uses, excluding residenƟal 
property containing less than 5 dwelling units. Eligible property may be owned by any type of 
business, corporaƟon, individual, or nonprofit organizaƟon permiƩed by state law. 
 

(b) Projects  
Put simply, a C-PACER project shall provide a benefit to the public in the form of energy or water 
resource conservaƟon, reduced public health costs and/or risk, or reduced public emergency 
response cost and/or risk. 
 
The following describes the four (4) eligible, qualified project types: 
 

(i) Clean Energy Improvement: 
This means the installaƟon of any system on the property for producing electricity for, or meeƟng 
heaƟng, cooling, or water heaƟng needs of the property, using either renewable energy sources, 
combined heat and power systems, or district energy systems using wood biomass (but not 
construcƟon and demoliƟon waste), waste heat, or natural gas.  Such improvements include, but 
are not limited to, solar photovoltaic, solar thermal, wood biomass, wind, and geothermal 
systems, provided that, to be covered by an agreement with a property owner and financed under 
this chapter, such improvements shall be qualifying improvements under RSA 53-F:6. 
 

(ii) Energy ConservaƟon and Efficiency Improvement: 
This means measures to reduce consumpƟon, through conservaƟon or more efficient use, of 
electricity, fuel oil, natural gas, propane, or other forms of energy on or off the property, including 
but not limited to air sealing, installaƟon of insulaƟon, installaƟon of heaƟng, cooling, or 
venƟlaƟon systems meeƟng or exceeding ENERGY STAR standards, building modificaƟons to 
increase the use of daylighƟng, replacement of windows with units meeƟng or exceeding ENERGY 
STAR standards, installaƟon of energy controls or energy recovery systems, and installaƟon of 
efficient lighƟng equipment, provided that, to be covered by an agreement with a property owner 
and financed under this chapter, all such improvements must be permanently affixed to a building 
or facility that is part of the property and shall be qualifying improvements under RSA 53-F:6. 
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(iii) Resiliency Improvement: 
This means improvements that increase the resilience of a property, including but not limited to 
air quality, snow and flood miƟgaƟon, energy storage and microgrids, alternaƟve vehicle charging 
infrastructure, and fire and wind resistance. 
 

(iv) Water ConservaƟon Improvement:  
This means measures, equipment, or devices that decrease the consumpƟon of or demand for 
water, address safe drinking water or eliminate lead from water used for drinking or cooking. 
 

(c) Financing Costs: 
The principal amount of any financing, excluding interest, shall not exceed 35 percent of the 
appraised real property value, as stabilized or as complete. Neither shall it exceed the actual cost 
of installing renewable energy systems, energy efficiency improvements, water efficiency 
improvements and resiliency improvements, including the costs of necessary equipment, 
materials, and labor, financing costs, ancillary costs, the costs of each related energy or water 
audit or feasibility study, and the cost of verificaƟon of such renewable energy system and energy 
efficiency, water efficiency, and resiliency improvements. 
 
Eligible financing costs include, but are not limited to: 

Permit fees 
InspecƟon fees 
Lender fees 
Program applicaƟon and administraƟve fees 
Project development and engineering fees 
Interest reserves 
Capitalized interest, in an amount determined by the owner of the commercial 
property and the third-party providing financing 
Any other fees or costs incurred by the property owner incident to the installaƟon, 
modificaƟon, or improvement on a specific or pro rata basis 

 
(d) RetroacƟve Financing / RecapitalizaƟon:  

A property may be eligible for retroacƟve C-PACER financing if the qualifying improvements were 
completed and operaƟonal no more than 36 months prior to submission of the C-PACER 
applicaƟon to the NH BFA.  Waivers to the 36-month requirement may be granted in the sole 
discreƟon of the NH BFA. 
 

(e) Refinancing C-PACER  
Refinancing enables a property owner that previously used the C-PACER program to finance 
qualified improvements to an eligible property to: 
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Refinance the outstanding Assessment with the exisƟng C-PACER capital provider, 
establishing a new set of financing terms, e.g., lower interest rate or shorter finance 
term, or  
Refinance the outstanding Assessment with a different C-PACER capital provider  

Refinancing is limited to restructuring the outstanding Assessment. If the property owner wishes 
to include within the refinance any addiƟonal qualified improvements that were not included 
within the original project scope, the property owner must separately apply for and saƟsfy all 
applicable financing criteria for those addiƟonal qualified improvements, as set forth in this 
program guidebook.  
 
Refinanced C-PACER projects are subject to the following addiƟonal criteria:  

Updated underwriƟng  
Updated mortgage holder consent(s)  
A C-PACER refinancing may not contain any provision that would cause the original C-
PACER financing to exceed a thirty (30) year term. 

 
F. MUNICIPALITY/COUNTY PARTICIPATION & PROCESS: 

 
(a) Program Establishment 

The municipality or county adopts a C-PACER Ordinance or ResoluƟon and a C-PACER District.  A 
model Ordinance and ResoluƟon, as well as a Process to adopt the C-PACER District and a program 
checklist are available from the NH BFA. 
 

(b) C-PACER Participation Agreement 
The municipality or county enters into a C-Pacer Participation Agreement with the NH BFA. 
 

(c) Duties and Responsibilities 
The municipality or county, with assistance from the NH BFA, executes the required C-PACER 
special assessment and lien documents, including: 

Assessment Agreement with the Property Owner 
Notice of Assessment and Lien – recorded at the Registry of Deeds 
Assignment of Notice of Assessment and Lien to Capital Provider – assigns the C-PACER 
Assessment and Lien to the Capital Provider; the Municipality or County can also use this 
document to assign/delegate billing and collections to the Capital Provider 

 
The municipality or county provides a “Certification of Full Payment” upon written notice from 
the Capital Provider that the C-PACER assessment has been paid in full; the Property Owner is 
responsible for obtaining and recording a discharge from the Capital Provider. 
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To the degree collected from the property owner for this express purpose, the NH BFA may 
reimburse a municipality or county for actual expenses incurred by the municipality or county in 
the performance of the municipality’s or county’s C-PACER specific duƟes. 
 
 
G. CAPITAL PROVIDER PARTICIPATION & PROCESS  
C-PACER financing is provided by private capital providers, also known as lenders, in an open-
market framework. This model provides property owners with several financing alternaƟves, 
allowing the C-PACER program to achieve its objecƟve of providing affordable and accessible 
financing for such projects. 
 

(a) Eligibility 
To take part in the C-PACER program, a capital provider must submit a capital provider 
qualificaƟon cerƟficate. To maintain its eligibility, the capital provider must report any significant 
changes to the original applicaƟon promptly. The NH BFA retains the authority to revoke the 
capital provider’s status if they are found to be in breach of any of the standards outlined in this 
program guide, the New Hampshire C-PACER Act, or for any other reason the NH BFA considers 
to be a violaƟon of good pracƟces of the program. 
 
Once approved for parƟcipaƟon in the C-PACER program, the NH BFA will noƟfy the capital 
provider and add the capital provider to the capital provider list on the C-PACER website. 
 
H. APPLICATION  

(a) Process 
The New Hampshire C-PACER statute seeks to reduce the administraƟve burden on parƟcipaƟng 
municipaliƟes as much as possible. Thus, the NH BFA will review the project applicaƟon for proof 
of compliance with the requirements of the C-PACER Act that are necessary for the municipality 
to parƟcipate in the C-PACER program. 
 
The process of obtaining financing under the C-PACER Program starts when a property owner 
approaches a capital provider. The capital provider will work with the property owner to prepare 
the project applicaƟon and collect informaƟon for the financing. Once the project applicaƟon and 
all of the supporƟng items have been received, reviewed, and approved by the capital provider, 
those parƟes seƩle on the loan terms. ThereaŌer, the capital provider submits the C-PACER 
applicaƟon to the NH BFA for review and approval. 
 
The general flow of the C-PACER applicaƟon process will be as follows: 

The property owner and the capital provider prepare the project applicaƟon, 
consisƟng of the project applicaƟon checklist and all supporƟng documents (described 
below). Applicants are encouraged to review the applicable laws, statutes, regulaƟons, 
and project applicaƟon checklist accompanying the project applicaƟon to ensure that 
the types of informaƟon that the municipality will rely upon to verify compliance with 
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the local C-PACER ordinance or resoluƟon are present in the completed project 
applicaƟon. 

 
The NH BFA will review the project applicaƟon for proof of compliance with the 
requirements of the C-PACER Act and execute the applicable documents for the 
proposed C-PACER transacƟon. The NH BFA does not perform a risk analysis or other 
lending related review, but reserves the right to flag and reject potenƟally fraudulent 
transacƟons or transacƟons that run counter to the intent of the program. 

 
Incomplete project applicaƟons will be returned to the applicant, and the NH BFA will 
noƟfy the applicant about which items from the project applicaƟon checklist were not 
provided or are insufficient or inaccurate. If the project applicaƟon and supporƟng 
documents comply with the project applicaƟon checklist, the project applicaƟon will 
be condiƟonally approved, and the approval communicated in wriƟng to the applicant.  

 
The project applicaƟon may be condiƟonally approved if the applicaƟon is complete, 
but the exisƟng mortgage holder consent is not yet available.  

 
Upon receipt of condiƟonal approval, the capital provider will draŌ and provide copies 
of the “Closing Documents,” including but not limited to: The Assessment Agreement, 
the NoƟce of Assessment Interest and C-PACER Lien, and the Assignment of the NoƟce 
of Assessment and Assessment Agreement. All closing documents will be sent to the 
NH BFA for final review. 

 
Subsequent to a saƟsfactory final review of the closing documentaƟon, the NH BFA 
will issue final approval of the C-PACER applicaƟon and project. The NH BFA will then 
cerƟfy to the municipality that the project complies with the C-PACER Act and program 
guidelines and is eligible to proceed.  

 

At or before closing, the designated and authorized parƟcipants will execute closing 
documents. Following the closing, the county/municipality is obligated to record the 
Assessment Agreement, the NoƟce of Assessment Interest and C-PACER Lien, and the 
Assignment of NoƟce of Assessment and any other required C-PACER program 
document. However, at the request of the county/municipality, recordaƟon of the 
aforemenƟoned documents may be delegated to another enƟty (typically the capital 
provider).   

 
Upon confirmaƟon of recordaƟon, the capital provider will disburse funds in 
accordance with the financing agreement. 

 
The property owner begins the qualified improvements or reimburses qualified 
expenses that have already been incurred.  
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The property owner begins making assessment payments per the assessment 
agreement and in accordance with the financing agreement.  

 
Upon full repayment of the financing, the capital provider must noƟfy the NH BFA, the 
property owner, and the municipality/county. The municipality/county will provide a 
cerƟficaƟon of full payment, and the property owner or capital provider will record a 
discharge of the C-PACER lien. 

 
(b) ApplicaƟon Documents 
The project applicaƟon must be submiƩed with the following documents: 
 

If property is held by a limited liability company, general or limited partnership or a 
corporaƟon, the applicant should include a copy of the cerƟficate of formaƟon, 
organizaƟon, incorporaƟon or similar document and a good standing 
cerƟficate/cerƟficate of existence from the state.  
o If a trust, a copy of the trust agreement or a trustees’ cerƟficate.  
o If an individual, a copy of a valid driver’s license.  
o If the applicaƟon is to be signed by a party other than the applicant, then, in 

addiƟon to the foregoing, also provide a power of aƩorney or corporate resoluƟon 
authorizing said party. 

Property deed, Ɵtle insurance report, or assessor official record. 
Property appraisal (if available, if not you may provide it with the loan closing 
package). 
Copies of all exisƟng liens/mortgages. 
Lienholder consent form (if available, if not you may provide it with the loan closing 
package – form aƩached). 
DocumentaƟon of owner(s) consent. 
Project construcƟon budget highlighƟng which qualifying improvements, and their 
associated costs, are eligible for C-PACER financing. 
Project compliance cerƟficaƟon (cerƟficate of eligible improvements – form aƩached), 
including documentaƟon of the appropriate licensed professional qualificaƟons 
required for the proposed project and any required studies, etc. if applicable.  
CerƟficate of capital provider qualificaƟon (form aƩached)  
Capital provider commitment leƩer. 
NH Secretary of State – Business existence and status verificaƟon (if applicable). 
If a commercial project, ownership to provide the number of full-Ɵme equivalent 
employees currently at the business, as well as the number of jobs expected to be 
created within 2 years of the loan closing.  
If a residenƟal project, ownership to provide the number of units in the subject 
property. 
Project applicaƟon checklist (form aƩached)  
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CerƟficate of compleƟon if project involves already installed improvements (if not 
available at Ɵme of applicaƟon, you must provide it with the loan closing package – 
form aƩached). 

 
(c) Closing Documents 

In addiƟon to the documents between the capital provider and the project owner, the following 
documents shall be part of the closing of any C-PACER transacƟon. Each document must be 
substanƟally similar in substance to the forms provided, although it is expected that property 
owners and capital providers will negoƟate variaƟons tailored to their specific projects.   
 

Assessment Agreement (form aƩached) 
NoƟce of Assessment Interest and C-PACER Lien (form aƩached)  
Assignment of NoƟce of Assessment Interest and C-PACER Lien and Assessment 
Agreement (form aƩached) 
Property appraisal (if not available at Ɵme of applicaƟon) 
Lienholder consent form (if not available at Ɵme of applicaƟon) 
CerƟficate of compleƟon if project involves already installed improvements (and was 
not provided at Ɵme of applicaƟon) 

 
I. FINANCING STRUCTURE 

(a) Lien to Value 
The maximum amount of the assessment may not exceed thirty-five percent (35%) of the 
appraised real property value, as stabilized or as complete. Neither may it exceed the actual cost 
of installing renewable energy systems, energy efficiency improvements, water efficiency 
improvements and resiliency improvements. 
 

(b) Maximum Term 
The maximum term of C-PACER program financing may not exceed thirty (30) years. 
 

(c) Interest Rates 
Interest rates are negoƟated in a financing agreement between the property owner and the 
capital provider. The municipality and program administrator have no role in reviewing, seƫng, 
or opining on such interest rates or other aspects of the financing agreement. Market forces – 
such as compeƟƟon, the intended use of the property, potenƟal risk – will affect the terms 
negoƟated by the property owners and capital providers. 
 

(d) Billing and CollecƟon of Assessments  
The municipality/county is responsible for all billing and collecƟon, of the special assessment and 
lien, provided however that the municipality/county may delegate billing and/or collecƟon to any 
outside third party approved by the NH BFA. This is typically delegated to the capital provider on 
the Assignment of NoƟce of Assessment and Lien document and the municipality/county shall 
bear no cost for this delegaƟon. 
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(e) Enforcement of C-PACER Lien 
Delinquent assessment payments shall incur interest and penalƟes as specified in the financing 
agreement between the property owner and capital provider.  Enforcement of a delinquent 
installment by a capital provider shall follow the procedures under RSA 479, including the power 
of sale, except that assessments not yet due may not be accelerated or eliminated by foreclosure 
of the past due amounts of the lien.  Any outstanding and delinquent property taxes at the Ɵme 
of the enforcement acƟon shall be saƟsfied along with the delinquent amounts of the special 
assessment lien. 
 
Neither the state nor any county nor any municipality nor any program administrator may use 
public funds to fund or repay any financing or lien between a capital provider and property owner 
except to the degree funds are received from the project expressly for such a purpose.  The C-
PACER program documents, including this Guidebook, shall not be interpreted to pledge, offer, or 
encumber the full faith and credit of the state, county, program administrator, or a municipality, 
nor shall any municipality pledge, offer, or encumber its full faith and credit for any lien amount 
through a program. 
 

(f) C-PACER Program Fee: 
The NH BFA is authorized to impose fees and charges deemed necessary by the NH BFA for the 
purposes of administering the program.  The NH BFA , as compensaƟon for Ɵme and costs 
incurred in the establishment of the C-PACER Program, including the C-PACER model 
ordinance/resoluƟon, this Program guidebook, the draŌ documents, as well as for reviewing a 
Project applicaƟon for completeness and execuƟng the assessment agreement, C-PACER lien, and 
assignment, is enƟtled to a fee equal to 1% of the amount financed by the property owner. This 
payment is a condiƟon precedent to execuƟng the assessment, assignment, closing, and 
recording. In addiƟon, the Authority will charge an annual fee the equivalent of 0.1% (one tenth 
of one percent) of the remaining unpaid principal loan balance.  The capital provider and project 
owner agree to provide any and all reporƟng necessary for the program administrator to monitor 
the status of the financing and verify any outstanding balance thereof.  
 
J. GENERAL TERMS AND PROVISIONS; DISCLAIMERS; OTHER REQUIREMENTS: 
 

(a) No Liability or Financial Responsibility/Releases and IndemnificaƟon 
The NH BFA and any municipality/county, its officers, and employees, shall not be liable at law or 
equity for any acƟons taken in accordance with the C-PACER program.  Neither the members of 
the NH BFA’s board of directors, nor any officer or employee of the NH BFA shall be personally 
liable in ordinary negligence under the C-PACER act.  The state shall indemnify a board member 
or officer or employee of the NH BFA for expenses related to defense against an ordinary 
negligence acƟon.  Neither the state nor the NH BFA nor any officer or employee of either of them 
shall be subject to any liability for acƟons taken to protect the interests of the state, the NH BFA, 
or any owner of the NH BFA 's bonds. 
 

(b) Privacy/Disclosure of property owner informaƟon 
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Any personal or business financial informaƟon provided to a municipality/county or an enƟty 
administering a program under the C-PACER act on behalf of a municipality/county by a 
parƟcipaƟng property owner or potenƟal parƟcipaƟng property owner shall 
be considered confidenƟal, commercial, or financial informaƟon under RSA 91-A:5. 
 

(c) Fraud 
Giving materially false, misleading, or inaccurate informaƟon or statements to the NH BFA, the 
municipality, or any of their employees and agents (or failing to provide the NH BFA with material 
informaƟon) in connecƟon with an applicaƟon, capital provider applicaƟon, or document 
submission is considered a serious offense. Such acƟons may result in exclusion from the C-PACER 
program and may also be punishable at law. Material representaƟons include, but are not limited 
to, representaƟons concerning the project costs, ownership structure, and financial informaƟon 
relaƟng to the eligible property and property owner. 
 

(d) Changes in Program Terms 
The NH BFA reserves the right to amend this program guidebook, and the terms and provisions 
set forth herein at any Ɵme without noƟce; however, no such change will affect the property 
owner’s obligaƟon to pay assessments or administraƟve fees for completed C-PACER financings. 
C-PACER financings will be subject to the program guide in effect at the Ɵme of closing. If any 
provision of this program guide is determined to be unlawful, void or for any reason 
unenforceable, such provision shall be deemed severable from this program guide and shall not 
affect the validity and enforceability of any remaining provisions. It is the property owner’s 
responsibility to confirm that the property owner has the most recent versions of program 
documents. The property owner may saƟsfy this responsibility by checking the documents on the 
C-PACER program website or by contacƟng the program administrator. 
 

(e) Changes in State Law 
The operaƟon of the C-PACER program is subject to state law. Any changes to these laws or their 
interpretaƟon by the courts aŌer the submission of an applicaƟon may affect the proposed C-
PACER financing. 
 

(f) Program ReporƟng 
Capital providers will prepare a report for the NH BFA no less than annually with the following 
informaƟon regarding the loan porƞolio of C-PACER financings completed within the municipality 
district: 

Types and amounts of eligible improvements financed 
LocaƟons of projects 
Number of loans outstanding 
Individual loan balances 
Loan interest rates 
Project compleƟon date 
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Overall aggregate dollar amounts outstanding under such loans 
Average iniƟal loan amount 
Number of loans with delinquent assessment payments, and 
Number of pending foreclosures 
Number of loans foreclosed upon to date  
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Choose Town or Village District

Choose Town or Village District

Enter Name of Town or Village District Enter Specific Zone(s) and/or District(s)
Enter Specific Properties and Designated Tax Map and Lot Number(s)

Choose Town or Village District

Choose Select Board or Commissioners

Choose Select Board or Commissioners

Choose Select Board or Commissioners
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Lebanon

Enter Specific Zone(s) and/or District(s) Enter Specific Properties and Designated Tax Map and Lot Number(s)

Lebanon
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Lebanon Enter Specific Zone(s) and/or District(s)

Enter Specific Properties and Designated Tax Map and Lot Number(s)

Lebanon Lebanon City Council

Lebanon City Council

Lebanon City Council
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Enter Name of Unincorporated Place
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Choose County Manager or Enter Name of Ro
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Agenda 
Lebanon City Council 
March 18, 2026 
 
10. Old Business: 
 

10.A – 2027-2028 NHMA Legislative Policy Process 
 

Background 
 
The New Hampshire Municipal Association (NHMA) is currently planning for its Legislative 
Policy Conference in the Fall of 2026. The policy process begins with a solicitation of policy 
proposals from local officials to create an initial issues list. The deadline for submission of a 
policy proposal is April 17, 2026.  
 
NHMA’s legislative policy committees - Finance and Revenue; General Administration and 
Governance; and Infrastructure, Development and Land Use – will review all policy proposals in 
order to make recommendations which will go to the NHMA Legislative Policy Conference in 
September. 
 
 
Action  
 
Should the Council decide not to submit proposed Legislative Policies, no action is required. 
  
Should the Council decide to submit policy proposals, an Explanation of Proposed Policy Form 
(attached) must be completed for each proposal. 
 
 
Included In This Section: 
 
1. 2025-2026 NHMA Legislative Policy Positions 
2. 2027-2028 NHMA Legislative Policy Process, Questions & Answers 
3. 2027-2028 NHMA Legislative Policy Process, Proposed Policy form 
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2 Legislative Policy Positions

No part of this publication may be reproduced, distributed, or transmitted in any form or by any means, 
including but not limited to photocopying, recording, posting on a website, or other electronic or mechanical 

methods, without prior written permission of the New Hampshire Municipal Association, except in the case of 
quotations that cite the publication as the source or other non-commercial uses permitted by law. 

The information contained in this publication is accurate as of the date of the publication. Updates in the law 
after publication may affect the accuracy of the content, and there may be supplements to this publication 

available with relevant legal changes. NHMA’s publications do not constitute legal advice. For legal advice, city 
and town officials may contact Legal Services at legalinquiries@nhmunicipal.org or their own municipality’s 

legal counsel. Please refer to NHMA’s Legal Services FAQ for details about how our service works.
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The New Hampshire Municipal Association (NHMA) is a nonprofit, nonpartisan membership 
organization of municipalities. NHMA provides advocacy support for municipal governments following 
the Legislative Policies and Legislative Principles adopted by the membership. The association also 
provides legal services for municipal members and educational and training programs for local officials 
and employees. Advocacy activities are funded by membership dues and governed by a board of directors 
comprising elected and appointed municipal officials from throughout New Hampshire.

As part of the legislative advocacy program, NHMA staff represents municipal interests before the 
New Hampshire General Court and state agencies and lobbies for passage of both state and federal 
legislation. NHMA also tracks state and federal administrative regulations. The weekly Legislative Bulletin 
is published every Friday during the legislative session to keep local officials up to date on legislative 
hearings, the status of bills, and other events.

About the New Hampshire Municipal Association

Staff Contact Information
The following NHMA Government Affairs staff members are your contacts  

for legislation during the biennium:

Telephone:  603-224-7447   •   Email:  governmentaffairs@nhmunicipal.org

To accept dues from member municipalities and maintain its nonprofit status, NHMA must remain 
a nonpartisan organization. As employees of a nonpartisan organization, NHMA staff members 

are prohibited from attending fundraisers for political candidates or contributing to other partisan 
causes. The staff scrupulously abides by this requirement; we ask for your understanding when we are 

not able to honor an invitation to attend a political event.

NHMA Board of Directors*

Chair
Elizabeth Fox, Asst. City Manager/HR Director, Keene

Immediate Past Chair
Laura Buono, Town Administrator, Hillsborough

Secretary
Jeanie Forrester, Select Board Member, Meredith

David Caron, Town Administrator, Derry
Shelagh Connelly, Conservation Commission, Holderness
Philip A. D’Avanza, Planning Board Member, Goffstown
Joseph R. Devine, Assistant Town Manager, Salem
Stephen Fournier, Town Manager, Newmarket
Dale Girard, Mayor, Claremont
Joanne Haight, Select Board Chair, Sandwich

Bonnie Ham, Planning Board Member, Woodstock
Jennifer Kretovic, City Councilor, Concord
Holly Larsen, Finance Director/Tax Collector, Berlin
Patrick Long, Alderman, Manchester
Conner MacIver, Town Administrator, Barrington
Jim Maggiore, Select Board Member, North Hampton
Michael Malaguti, Town Manager, Londonderry
Jim Michaud, Chief Assessor, Hudson
Judie Milner, City Manager, Franklin
David Moore, Town Administrator, Stratham
Shaun Mulholland, City Manager, Lebanon
Lori Rautiola, Town Administrator, Rindge
Thomas Seymour, Moderator, Hill
Dennis Shanahan, Deputy Mayor, Dover
David Stack, Town Manager, Bow

*Represents the NHMA board as of 10/30/2024
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4 Legislative Policy Positions

NHMA has a member-driven process by which 
it establishes the legislative policy positions to 
guide staff advocacy activities over the coming 
legislative biennium. This booklet contains the 
legislative policy positions adopted by the NHMA 
membership for the 2025-2026 biennium. 

The legislative policy process for the 2025-2026 
biennium began, as always, with the solicitation 
of policy proposals from local officials to create 
an initial issues list. This started in January 2024 
through notices in Town & City magazine, the 
Legislative Bulletin, and NewsLink, NHMA’s 
electronic newsletter. We also used these avenues 
to seek volunteers to serve on legislative policy 
committees.

The NHMA Board chair then appointed the 
three legislative policy committees: Finance 
and Revenue; General Administration and 
Governance; and Infrastructure, Development, 
and Land Use. Each committee consisted of 15 
to 18 elected and appointed local officials from 
across the state.

The policy committees each held several meetings 
during the spring and early summer to discuss 
the policy proposals submitted by others, existing 
policy positions, and ideas that committee 
members brought to the table. After thorough 
review and consideration, the committees 
issued their policy recommendations. These 

recommendations were sent in June to every 
NHMA member municipality and posted on the 
NHMA website. Two “floor policies” submitted by 
member towns after the committees finished their 
work were sent to each member municipality for 
review, as well.

The NHMA 2025-2026 Legislative Policy 
Conference was held on September 27, 2024. 
Each member municipality, regardless of size, 
had one vote and was asked to appoint a voting 
delegate to cast its votes at the policy conference. 
The governing body of each member municipality 
was urged to give direction to the voting delegate 
by discussing and taking a position on the 
recommendations and floor policy in advance. 
Conference attendees debated and voted on 
the proposals, culminating in the final policy 
positions contained on the following pages. 
The next legislative policy process will begin in 
January 2026.

Issues arising during the legislative session that 
are not covered by these policies, or situations 
where it is not clear how a policy applies, will be 
considered by the NHMA Board of Directors. 
For further explanation of any policy, contact 
the Government Affairs staff at 603-224-7447 or 
email governmentaffairs@nhmunicipal.org.

NHMA’s Member-Driven Legislative Policy Process
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Legislative Policy Committees

GENERAL ADMINISTRATION & GOVERNANCE
Chair

Dave Caron, Town Administrator, Derry

Vice Chair
Conner MacIver, Town Administrator, Barrington

Laura Buono, Town Administrator, Hillsborough
Amy Capone Muccio, Exec. Asst./Welfare 
Administrator, Wolfeboro
Eleana Colby, Select Board Member, Bow
Steve Fournier, Town Manager, Newmarket
Debra Hackett, City Councilor, Dover
Pat Long, Alderman, Manchester

Donna Mombourquette,  
Energy Commission, New Boston
Ken Robichaud, Town Manager, Raymond
Jake Roger, Town Administrator, Epping
Tom Seymour, Budget Committee, Hill
David Stack, Town Manager, Bow
Alex Torpey, Town Manager, Hanover stown

FINANCE & REVENUE
Chair

Beth Fox, ACM/HR Director, Keene

Vice Chair
Cheryl Linder, Finance Director, Bow

Scott Bugbee, Select Board Member, Lee
Megan Caron, Chief of Staff, Nashua
Russ Dean, Town Manager, Exeter
Dale Girard, Mayor, Claremont
Neil Irvine, Town Administrator, Northwood
Kim Kleiner, Town Administrator, Litchfield
Janice Mathews, Select Board Member, Weare
Paul Micali, Town Manager, Merrimack

Jim Michaud, Assessor, Hudson
David Moore, Town Administrator, Stratham
Danielle Pray, Select Board Member, Amherst
Chris Sterndale, Town Administrator, Auburn
Jeff Strakaliatis, Trustee of Trust Funds, Derry
Robert Theberge, City Councilor, Berlin
Ken Traum, Select Board Member, Hopkinton

INFRASTRUCTURE, DEVELOPMENT, & LAND USE
Chair

Dennis Shanahan, City Councilor, Dover

Vice Chair
Joseph Devine, Assistant Town Manager, Salem

Jason Bachand, Town Planner, Hampton
Lincoln Daley, Town Administrator, Milford
Sonke Dornblut, Town councilor, Newmarket
Jeanie Forrester, Select Board Members, Meredith
Ben Frost, Moderator, Warner
Bonnie Ham, Planning Board, Woodstock,
Jade Hartsgrove, PZ & Assessing Cord., Campton

Bryce Kaw-uh, Planning Board Chair, Manchester
Stephen Landau, Select Board Member, Chester
Stephen Mehu, Asst. Town Planner, Swanzey
Shaun Mullholland, City Manager, Lebanon
Rick Sawyer, Town Manager, Bedford
Matt Sullivan, Comm. Devel. Div. Director, Nashua
Robert Weimar, Planning Board Chair, Hampstead
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In addition to the established Legislative Policy positions adopted by the New Hampshire Municipal 
Association membership, the following principles should guide staff in setting priorities during any 
legislative biennium:

1.   Identify and oppose mandates that violate Part 1, Article 28-a of the New Hampshire Constitution.

2. �  Work to maintain municipalities’ share of state-level revenue sources (revenue sharing, meals and 
rooms tax, highway block grants, municipal bridge, state water and wastewater capital programs, 
and other state aid). Oppose proposals that reduce revenue unless there is a sustainable identified 
replacement source. Support efforts that make more sustainable sources for revenue.

3.   Advocate to maintain and enhance existing local authority in all areas of local government.

4.   �Support legislation that provides greater authority to govern more effectively, efficiently, and 
flexibly at the local level, including local option legislation. If the legislature is considering 
adopting a program that is particularly controversial at the local level, support a requirement 
that a local legislative body vote is necessary before full implementation of the measure.

5.  �Support bills proposed by individual municipal members, except when they conflict with these 
principles or NHMA’s Legislative Policies.

6.   �Oppose mandated state exemptions or credits from local property taxes without substantial 
benefits back to municipalities.

7.  �Advocate for municipal representation on state boards, commissions, and study committees that 
affect municipal government and have non-legislative members.

8.   �Work cooperatively with other groups and associations to support efforts to improve the delivery 
of services at the local level.

9.   �Support municipal efforts toward effective regional and state cooperation and delivery of 
municipal and state services.

10. �Advocate for local options for economic development and vitality in partnership, including 
public-private partnerships, with regional and state economic development goals to encourage 
the overall economic health and social well-being of New Hampshire.

11. �Encourage clarity and the elimination of ambiguity in statutory language, especially in areas of 
decision-making authority.

12. �Support the rights of cities and towns to advocate, individually or collectively, for or against 
legislation and to join, hire, or establish organizations that do so on their behalf.

The legislative principles are not in order of weight or priority. They each carry their own independent 
value and should be viewed in that fashion when used to determine NHMA’s position on a bill or 
policy.

Legislative Principles
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Local Authority and Efficiency
NHMA supports maintaining local government 
authority without infringement by the state, and 
supports measures that enable municipalities to 
exercise existing authority more efficiently and 
with greater discretion. NHMA also supports 
state-local partnership and coordination in 
addressing common issues.

NHMA supports:

•	 Legislation granting towns the same authority 
to adopt ordinances that cities have under RSA 
47:17;

•	 The authority of municipalities to regulate 
or limit the use of firearms on municipal 
property, and to regulate the carrying of 
firearms by municipal employees while on 
duty;

•	 Legislation allowing a town, by vote of its 
legislative body, to authorize appointment 
of the town clerk or town clerk/tax collector 
by the governing body, or by the chief 
executive officer based on a town charter, 
with appropriate employment protections to 
preserve the statutory independence of the 
office;

•	 Legislation allowing municipalities to satisfy 
notice publication requirements through 
the use of electronic notification rather than 
newspaper publication, in addition to posting 
notice in public places;

•	 Legislation that is supportive of state 
collaboration with municipalities in addressing 
homelessness; and,

•	 Legislation that helps ensure the availability of 
an adequate public sector workforce.

 
 

NHMA opposes:

•	  Repealing or further limiting existing 
governmental immunity protections or liability 
caps, or otherwise expanding potential liability 
for cities and towns; and 

•	 Legislation that detracts from existing local 
authority.

Right-to-Know Law
NHMA supports the purposes of the Right-to-
Know Law: to ensure the greatest possible public 
access to the actions, discussions, and records 
of all public bodies, and to ensure government’s 
accountability to the people. NHMA also supports 
measures to make the law clearer and make 
compliance with public access requirements easier 
and less burdensome for public officials and 
employees and less costly for taxpayers.

NHMA supports:

•	 The ability to recover reasonable labor costs 
and other costs for responding to voluminous 
or excessive or commercial record requests, 
protecting taxpayer dollars and potential 
privacy concerns of citizens;

•	 Exemptions from disclosure that are easy 
to administer and that provide appropriate 
protection for confidential and other sensitive 
information;

•	 The ability of municipalities to directly petition 
to the Right-to-Know Law Ombudsman;

•	 Legislation and funding that provide support 
for education about the Right-to-Know Law; 
and,

•	 Authority of municipalities to set the 
meeting locations, conditions, and modalities 
(including in-person, remote, or combined 
in-person/remote) for meetings of councils, 
boards, committees, and commissions.

2025-2026 Proposed Legislative Policy Positions

General Administration and Governance
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Elections
NHMA believes that voting in state and local 
elections should be simple and convenient without 
risking election integrity or security, and that 
election processes should be efficient without 
imposing undue burdens on local officials.

NHMA supports:

•	 Establishment of an independent redistricting 
commission to draw election districts fairly 
and without regard to partisan advantage;

•	 Local autonomy over town and city elections;

•	 More frequent state review and approval of 
electronic ballot-counting devices;

•	 Registration and voting processes that are not 
unnecessarily complex or burdensome, either 
to election officials or to voters;

•	 The use of secure technology such as electronic 
poll books to make election processes more 
efficient;

•	 Greater flexibility in the processing and 
counting of absentee ballots; and,

•	 State assistance for the cost of accommodations 
for disabled voters in local elections.

Labor and Employment
NHMA recognizes the importance of municipal 
employees, the need for good working conditions, 
and the right of employees to organize if they 
choose. NHMA also believes municipal employers 
should be free to set reasonable terms and 
conditions of employment or negotiate the same 
with their employees or employee representatives, 
without undue state interference.

NHMA supports existing laws governing all 
public employment and public employee labor 
relations. NHMA opposes changes to legislation 
that would mandate greater burdens or liabilities 
on employers.

NHMA opposes:

•	 Legislation creating a mandatory “evergreen 
clause” for public employee collective 
bargaining agreements;

•	 Mandatory binding arbitration as a mechanism 
to resolve impasses in municipal employee 

collective bargaining;

•	 A right to strike for public employees;

•	 New mandated employee benefits, including 
any proposal to enhance retirement system 
benefits that may increase employer costs in 
future years;

•	 Unnecessary limits on municipalities’ 
discretion in making hiring decisions; and,

•	 Restrictions on municipalities’ ability to 
privatize or use contracted services.

Substance Use,  
Prevention & Response

NHMA supports:

State funding and other legislation to address 
substance use disorders for the following efforts:

•	 Prevention

•	 Treatment

•	 Recovery

•	 Emergency response

•	 Enforcement

NHMA opposes:

•	 Reductions in state funding for substance use 
disorder or recovery support programs;

•	 Legislation that makes it more difficult to 
address the substance use disorder problem in 
our communities.

•	 Legislation that authorizes the sale of 
cannabis unless the following requirements or 
conditions are included:

	■ The processing, manufacture, refinement or 
sale of cannabis products in any municipality 
shall only be permitted after the legislative 
body of that municipality has adopted the 
provisions of enabling state legislation 
permitting such activities--“opt-in,”  
not “opt out.”

	■ Legislation that legalizes the sale of cannabis 
must include provisions for adequate 
and sustained funding to municipalities 
to address the costs associated with 
legalization because municipalities will be 
the governmental entities that will have to 
directly deal with the impacts of legalization.
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	■ Any legislation allowing for establishments 
engaged in selling, distributing, growing, or 
storing cannabis or cannabis products shall 
include a requirement for a host community 
agreement with the municipality in which 
such an establishment is located, which may 
include provisions such as a community 

impact fee; a limit on the percentage of 
sales of total gross receipts that are related 
to cannabis sales; security measures for 
premises; agreements to fund police details 
when necessary; for crowd or traffic control; 
and termination of business provisions.

Property Taxes and Related Revenues
NHMA supports legislation that allows 
municipalities to manage property tax levies in 
a manner that stabilizes tax rates and ensures 
equity, fairness, and efficiency in the assessment 
and collection of property taxes.

NHMA supports:

•	 The continuing right of municipalities to use 
any recognized method of appraisal upheld by 
the New Hampshire judicial system;

•	 Legislation to ensure that: 
o property taxes are assessed to the proper 
owner by requiring that all owner name 
changes be separately filed at the registry 
of deeds when such an owner change is not 
created by a transfer of the property, and 
o all liens, whether of a private or institutional 
nature, be filed at the registry of deeds, and 
that all changes to the name of a recorded 
lienholder be similarly filed;

•	 A legislative commission to study assessment 
and collection of property taxes and/or 
municipal utility fees on manufactured housing 
on land of another and on transient-type 
properties;

•	 Legislation ensuring fairness and accuracy in 
property tax exemptions including ensuring 
that all household income and assets are taken 
into account;

•	 Legislation that prohibits the use of the 
income approach by a taxpayer in any appeal 
of assessed value if the taxpayer refuses to 
provide such information as requested by the 
municipality;

•	 A legislative commission to study 
reimbursement through payments in lieu of 
taxes (PILOTs) for municipal services provided 
to exempt charitable properties, including 
charitable non-profit housing projects;

•	 A study commission of local enabling 
legislation to allow for a uniform homestead 
exemption for resident owners on the principal 
place of residence.

NHMA opposes:

•	 Legislation that directly or indirectly increases 
property taxes, including but not limited to 
new or expanded mandatory exemptions 
or credits, or changes in the process for 
valuing, assessing, or taxing specific classes of 
properties;

•	 Legislation that undermines the basic goals of 
the current use program or reduces the 10-acre 
minimum size requirement for qualification 
for current use beyond those exceptions now 
allowed by the rules of the Current Use Board;

•	 Legislation that expands the definition 
of “charitable” in RSA 72:23-l unless the 
state reimburses municipalities for the 
commensurate loss of property tax base;

•	 An assessment methodology for big box stores 
that employs comparisons to “dark store” 
properties abandoned or encumbered with 
deed restrictions on subsequent use.

Finance and Revenue
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State Aid and Non-Property  
Tax Revenues

NHMA supports funding of state aid to 
municipalities, supports legislation authorizing 
local control over non-property tax revenue streams, 
and opposes legislation that reduces, suspends, or 
eliminates existing local taxes, fees, or state aid.

NHMA supports:

•	 Full restoration of revenue sharing under RSA 
31-A;

•	 A state transportation policy that provides 
adequate and sustainable funding for state and 
municipal infrastructure and transportation 
systems and maintains at least the 12 percent 
share of state highway funds distributed to 
municipalities;

•	 Legislation authorizing the establishment of 
local option fees and providing for periodic 
adjustments to statutory fees to compensate 
for factors including, but not limited to, the 
effects of inflation, such as an increase in the 
maximum optional fee for transportation 
improvements;

•	 Legislation to ensure the collection of unpaid 
bills for ambulance and other emergency 
services;

•	 Reimbursement from the state for the cost of 
municipal services provided to state-owned 
properties;

•	 Legislation amending motor vehicle 
registration enforcement laws to ensure 
collection of all state and local registration fees 
owed by New Hampshire residents;

•	 Legislation amending RSA 36-A:5 II to allow 
trustees of trust funds to invest conservation 
funds instead of only the town treasurer, if 
voted by the legislative body;

NHMA opposes:

•	 Legislation that would repeal the dedicated 
fund created to share 30% of state meals and 
rooms tax revenue with municipalities along 
with any further reduction to the percentage 
shared, or any further reduction to the state 
meals and rooms tax.

•	 Diversion of state highway funds for state non-
transportation network purposes.

New Hampshire Retirement System 
(NHRS)

NHMA supports the continuing existence of a 
retirement system for state, municipal, school, 
and county government employees that is 
secure, solvent, fiscally healthy, and financially 
sustainable, and that both employees and 
employers can rely on to provide retirement 
benefits for the foreseeable future.

NHMA supports:

•	 Restoration of up to 35% of the state’s share 
of employer costs for police, teachers, and 
firefighters in the current defined benefit plan 
and any successor plan, with the goal being a 
35% re-instatement of the state contribution;

•	 Inclusion of participation by municipal 
officials designated by NHMA on any 
legislative study committee or commission 
formed to research alternative retirement 
system benefits plans or designs; and, 

•	 Performance of an actuarial analysis of any 
legislation proposing benefits changes or 
other plan changes that may affect employer 
contribution rates.

NHMA opposes:

•	 Legislation expanding benefits that increase 
current or future employer contribution costs;

•	 Legislation that assesses additional charges on 
employers beyond NHRS board-approved rate 
changes;

•	 Legislation that expands the eligibility of 
NHRS membership to positions not currently 
covered by the plan; and,

•	 Legislation further restricting a municipality’s 
ability to employ NHRS retirees in part-time 
positions or the imposition of any fees or 
penalties associated with such employment.
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Education Funding
NHMA supports a revenue structure for funding 
an adequate education to meet the state’s 
responsibilities as defined by the constitution, 
statutes, and the common law with revenue 
sources that are predictable, stable, and 
sustainable.

NHMA supports:

•	 A revenue structure that is not disruptive to 
the long-term economic health of the state;

•	 A revenue structure that is efficient in its 
administration; and,

•	 A revenue structure that is fair to citizens. 

NHMA opposes:

•	 Retroactive changes to the adequate education 
funding distribution formula after the notice 
of grant amounts has been provided to local 
governments;

•	 Education funding changes that would 
directly result in a reduction of the amount of 
municipal state aid and revenue sharing;

•	 Education funding changes that create a 
conflict in statute with any other taxing 
authority, tax statute, existing exemption or 
credit or create technical issues within the tax 
collection process.

Infrastructure, Development, and Land Use
Energy, Environment, and 

Sustainability
NHMA supports preservation and enhancement 
of municipal energy, climate, and sustainability 
planning for communities, protection of the 
natural environment, and implementation of 
clean and renewable energy, while recognizing the 
need for municipalities to manage their resources 
and the natural environment without undue cost.

NHMA supports:

•	 Legislation that broadens municipalities’ ability 
to install and use renewable energy sources, 
including higher caps or elimination of caps on 
net energy metering;

•	 Legislation that provides financial and other 
assistance to municipalities for conservation 
techniques and installation and maintenance 
of renewable energy sources;

•	 Legislation that allows municipalities to adopt 
local environmental regulations that are no less 
stringent than those implemented by the state;

•	 Legislation that enables municipalities to enact 
measures that promote local energy and land 
use systems that are both economically and 
environmentally sustainable;

•	 Legislation that protects and preserves local 
natural resources and public infrastructure, 
builds community resilience, and fosters 
adaptation to climate change and mitigates its 
risks;

•	 Policies that support customer and 
community choice in energy supply and use 
competitive market-based mechanisms to 
promote innovation, cost effectiveness, and 
sustainability; and

•	 Legislation that provides state or federal 
assistance to municipalities to promote 
environmental justice and to mitigate 
environmental impacts faced by their 
residents, and to drive early local engagement 
in decision processes.

NHMA opposes:

•	 Legislation that overrides local determinations 
of appropriate energy sources and regulations.
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Water Resources Protection, Control, 
and Management

NHMA supports measures enabling municipalities 
to protect, control, and efficiently and safely 
manage water infrastructure and its resources. 
NHMA believes the State should support 
its commitments to municipalities for water 
infrastructure programs and that any new 
mandates that impose additional costs on 
municipalities must be funded by the state or 
federal government.

NHMA supports:

•	 Legislation that provides state or federal 
investment in maintaining and improving the 
state’s critical water infrastructure, including, 
but not limited to, dams, public drinking water 
systems, wastewater systems, stormwater 
systems, and surface and groundwater;

•	 Legislation that encourages regional and 
innovative solutions to drinking water, 
wastewater, stormwater, and surface and 
groundwater issues; and, 

•	 Regulation of emerging contaminants at 
appropriate and feasibly achievable levels when 
supported by relevant scientific and technical 
standards that are broadly accepted by peer 
review and cost-benefit analyses, when coupled 
with appropriate state or federal funding.

NHMA opposes:

•	 Enactment of stricter drinking water, 
wastewater, stormwater, or surface water and 
groundwater regulations for municipalities 
unless any costs of compliance are funded by the 
state or federal government or responsible party.

Solid Waste Management
NHMA recognizes the need for efficient, 
economical, and environmentally sensitive 
mechanisms for solid waste management which 
allow municipalities to use the most appropriate 
disposal systems. NHMA believes any new 
mandates that impose additional costs on 
municipalities must be funded by the state or 
federal government.

NHMA supports:

•	 Programs that support municipal, regional, 
and state strategies to manage solid waste 
through reduction, reuse, recycling, resource 
recovery, composting, and other measures, 
while maintaining local control;

•	 State programs that address existing and 
emerging contaminants at no additional cost 
to municipalities; and,

•	 Fees or assessments on solid waste or recycling 
that are used to provide direct support or 
enhancement of local or regional solid waste, 
household hazardous waste, and recycling 
programs.

Housing
NHMA recognizes the need for diverse, affordable, 
and workforce housing in New Hampshire and 
the responsibility of each municipality to afford 
reasonable opportunities for the development 
of diverse, affordable, and workforce housing. 
NHMA believes municipalities should have 
discretion in how to satisfy this responsibility and 
supports legislation that enables municipalities to 
find innovative ways to ensure an adequate supply 
of housing.

NHMA supports:

•	 Legislation that allows municipalities to 
require the inclusion of affordable and diverse 
housing opportunities as part of new housing 
developments;

•	 Financial and other incentives to 
municipalities to encourage development of 
diverse, and affordable, and workforce housing, 
including but not limited to municipal per unit 
grants;

•	 Financial and other incentives that assist 
homeowners in FEMA designed flood areas 
such as with the elevation of residential 
dwellings;

•	 Legislation that provides state funding to the 
regional planning commissions that helps 
municipalities in meeting their housing needs;

•	 Statewide efforts to provide housing for 
those experiencing homelessness or at risk of 
homelessness and for those recovering from 
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substance use disorder, subject to reasonable 
municipal regulation;

•	 Policies that encourage documentation and 
financial traceability of cash and bartered 
rental transactions;

•	 Legislation and policies that encourage creative 
and flexible approaches to meeting housing 
needs of current and future demographics in 
different regions; and, 

•	 Legislation which promotes a collaborative 
approach between the state, municipalities, 
and other key stakeholders to address the 
state’s housing shortage.

NHMA opposes:

•	 Legislation and policies that encourage 
housing practices that exclude people from or 
decrease the availability of quality, affordable 
housing; and, 

•	 Legislation that erodes local control over land 
use decisions.

Land Use
NHMA supports the long-standing authority of 
municipalities to regulate land use matters with 
minimal interference from the state.

NHMA supports:

•	 Legislation enabling municipalities at their 
discretion to adopt more recent editions of 
national/international building and fire codes 
than the current state-adopted editions; and,

•	 Legislation that supports the adoption of more 
recent editions of the national/international 
building and fire codes after review and 
recommendation by the Building Code Review 
Board and/or the State Fire Control Board.

•	 Legislation and policies that take into 
consideration the value of conservation, 
natural resources, and open space.

•	 Legislation and policies that take into 
consideration the value of being housed as a 
regional resource. 
 
 
 

NHMA opposes:

•	 Legislation that limits municipal control in 
implementing statewide priorities in zoning 
and land use regulation;

•	 New state mandates requiring municipalities 
to allow specific types of housing; and, 

•	 All other statewide land use mandates.

Information Technology, 
Communications, and Cybersecurity

NHMA supports initiatives to make the most 
current information and communication 
technology accessible to New Hampshire 
communities, so long as local authority over 
land use regulation and safety issues is not 
compromised.

NHMA supports:

•	 Legislation that allows for the responsible, 
ethical and transparent use of Artificial 
Intelligence (AI) technologies by New 
Hampshire municipalities to enhance public 
services, improve operational efficiency, reduce 
costs, enhance security, manage risk and 
engage more effectively with the community.  

•	 Legislation that increases the ability of 
municipalities, especially those in rural and 
remote areas, to facilitate and advance access 
to reliable broadband technology to the 
premises in their communities;

•	 Legislation that provides flexibility for 
municipalities in accessing poles and pole 
attachments, including legislation that 
directs the New Hampshire Public Utilities 
Commission to adopt the FCC rule on access 
to poles called “One-Touch-Make-Ready” in 
order to facilitate bringing high-speed fiber 
optic cable to service all New Hampshire 
communities, homes, and businesses by 
internet service providers (ISPs) in an 
expedient and cost-effective manner;

•	 Legislation that provides state and federal 
investment, including grants, for installation of 
high-speed fiber optic broadband technology 
to serve all New Hampshire communities, 
homes, and businesses;
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•	 Legislation that requires or encourages and 
incentivizes providers to disclose information 
to local government relative to access and 
broadband connections provided in the 
municipality to help municipalities better 
understand and address the needs of their 
community; and, 

•	 State investment in cybersecurity assistance 
to municipalities to protect data and 
infrastructure.

NHMA opposes:

•	 Legislation that would promote discrimination 
in the administration of government, the 
violation of privacy of the citizens we serve, or 
create or promote threats to public safety.  

•	 Legislation that limits municipalities’ ability to 
prevent or regulate deployment of technologies 
that would interfere with the management of 
the right of way; and, 

•	 Statewide mandates on cybersecurity practices 
unless any associated costs are funded by the 
state or federal government.

Transportation
NHMA supports state policies that ensure access 
for all users to convenient, efficient, reliable, 
cost effective, safe, and sustainable multi-modal 
transportation systems in New Hampshire.

NHMA supports:

•	 Appropriate funding for state and local modes 
of transportation, including but not limited 
aviation, transit, bicycle, and multi-modal 
facilities;

•	 Continued state and federal investment in 
public transportation systems and projects 
designed to support access to vital services, 
economic, and recreational opportunities 
within communities, link communities and 
regions, and reduce vehicle congestion on New 
Hampshire’s roads; and, 

•	 Programs and funding sources that would 
appropriately recover and distribute the 
impact of vehicles used on local and state 
transportation infrastructure.

NHMA opposes:

•	 Any action or inaction by the State that 
results in the downshifting of maintenance 
responsibilities for transportation 
infrastructure (road, bridge, culvert, drainage) 
to municipalities.

Economic Development, Recovery, 
and Vitality
NHMA supports allowing municipalities 
to implement measures to foster economic 
development which allows for the preservation 
and creation of jobs and vitality within our 
communities.

NHMA supports:

•	 Legislation that allows for local adoption 
of more options and more flexibility to 
provide incentives for economic recovery and 
development; and, 

•	 Expansion and more flexibility of state tax 
credit and exemption programs to foster 
economic recovery, development, and vitality.

NHMA opposes:

•	 Legislation that makes it more burdensome to 
implement economic recovery, development, 
and vitality measures.
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New Hampshire Constitution
Part 1, Article 28-a

[Art.] 28-a. [Mandated Programs.]  The 
state shall not mandate or assign any 
new, expanded or modified programs 
or responsibilities to any political 
subdivision in such a way as to necessitate 
additional local expenditures by the 
political subdivision unless such programs 
or responsibilities are fully funded by 
the state or unless such programs or 
responsibilities are approved for funding 
by a vote of the local legislative body of the 
political subdivision.

November 28, 1984
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NEW HAMPSHIRE MUNICIPAL ASSOCIATION
The New Hampshire Municipal Association (NHMA) provides legislative advocacy, 
a legal advice hotline, and training programs for member municipalities. Originally 
formed by local officials in 1941 to represent municipal policy concerns before the 
state legislature, NHMA has more than 75 years of continuous service to the state’s 
municipalities. As the service and action arm of local governments throughout New 
Hampshire, NHMA staff respond to thousands of legal inquires from members every 
year, and track hundreds of bills every legislative session, actively working to advance 
member-adopted policies.

NHMA also provides significant training and educational opportunities for local 
officials and employees from member municipalities. We know local government! 
Learn more at www.nhmunicipal.org.

OUR MISSION
NHMA supports effective municipal government by leveraging the collaborative 
strengths of New Hampshire cities and towns through education, training, advocacy, 
and legal services.

25 Triangle Park Drive, Concord, NH 03301  •  Phone: 603.224.7447

www.nhmunicipal.org
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2027-2028 NHMA Legislative Policy Process 
Questions & Answers 

 
1. What is the purpose of establishing NHMA legislative policy?  The New 
Hampshire Municipal Association (NHMA) is the voice of New Hampshire’s cities and 
towns before the state legislature and state agencies.  Adoption of legislative policy allows 
your municipal voice to be heard through the actions of your organization – NHMA.  By 
adopting legislative policy, local officials can tell elected representatives what they feel are 
the major concerns of cities and towns.   
 
The NHMA Board of Directors oversees NHMA’s advocacy activities.  Legislative policy 
positions direct the board and NHMA staff in representing municipalities before the 
legislature and state agencies. 
 
2. How are legislative policy recommendations prepared?  In the spring of each 
even-numbered year, NHMA forms legislative policy committees addressing different 
aspects of municipal government.  The three committees this year are: 
 

1. Finance and Revenue; 
2. General Administration and Governance; and 
3. Infrastructure, Development, and Land Use. 

 
These three policy committees consider issues and problems derived from their own 
experience as local officials, issues sent in by other members or brought to them by staff, 
past policy positions, and issues resulting from the most recent legislative session.  Each 
committee holds several meetings during the spring and develops policy 
recommendations to be voted on by member municipalities at the Legislative Policy 
Conference.   
 
3. Who votes on adoption, amendment, or rejection of these 
recommendations, and when?  On Friday, September 11, 2026, the 2027-2028 
NHMA Legislative Policy Conference will be held at NHMA offices (25 Triangle Park 
Drive) in Concord.  Each member municipality will be asked to appoint a 
voting delegate to cast its vote at this conference.  Each member municipality, 
regardless of size, has one vote on all policy matters. 
 
In the absence of any other designation by the board of selectmen, aldermen, or council, 
a voting delegate card will be issued at the door (in order of priority determined by the 
NHMA Municipal Officials Directory) to: 
 

Mayor/Chair of Board of Selectmen/Council Chair 
OR 

Mayor Pro Tem/Vice or Assistant Mayor/Council Vice Chair 
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OR 
Selectman/Alderman/Councilor 

OR 
City or Town Manager/Town Administrator/Administrative Assistant 

 
4. Will other policy proposals be voted on at the conference?  Yes, municipalities 
will have the opportunity to submit floor policy proposals for consideration at the 
conference.  Each floor policy proposal must be approved by the governing body of the 
municipality submitting it, but the proposals will not be reviewed or recommended by 
NHMA’s legislative policy committees.  Floor policy proposals will be voted on separately 
at the conference. Floor policy proposals must be submitted no later than August 4, 2026, 
and will be provided to all members for review in advance of the conference. 
 
5. How does our voting delegate determine a position on these 
recommendations?  We urge each municipality’s governing body to discuss the 
recommendations in advance of the Legislative Policy Conference and vote to take a 
position on each one, in order to give direction to the voting delegate.  Otherwise, your 
voting delegate is free to cast your municipality’s vote as he or she desires. You do not 
need to notify NHMA of your positions on the policy recommendations; just 
provide that information to your voting delegate. 
 
6. How are the policy recommendations presented and voted on at the 
Legislative Policy Conference?  The chair of the board of directors, as the presiding 
officer of the Legislative Policy Conference, introduces the entire set of recommendations 
of each policy committee, one committee at a time, as a slate.  The chair and vice chair of 
each committee will be available to address questions.  Any voting delegate may ask that 
a recommendation be set aside to be debated and voted on separately.  The remaining 
recommendations are voted upon as a slate.  After the slate from each policy committee 
has been voted, the voting delegates will return to those items set aside for separate debate 
and vote.  It is at this time that individual items can be killed, amended, passed over, laid 
on the table, etc.  Votes are by a display of voting delegate cards. 
 
7. Are policies adopted by a simple majority vote?  No.  NHMA’s bylaws require a 
two-thirds affirmative vote of those members present and voting for approval of any 
NHMA legislative policy. 
 
8. Why is the Legislative Policy Conference separate from the November 
annual meeting?  The Legislative Policy Conference must be held before the annual 
conference to meet the legislative deadlines for the filing of new bills.  The staff needs time 
after adoption of policies to draft bills and secure sponsors. 
 
9. How will I know what policies are adopted if I don’t go to the Legislative 
Policy Conference?  The final 2027-2028 NHMA Legislative Policies will be printed as 
a booklet.  We will also post them on NHMA’s web site at www.nhmunicipal.org.  
 
10. What happens if an issue that is not covered by any of these policies comes 
before the legislature?  The NHMA Board determines the position that the staff will 
advocate on issues not covered by specific NHMA legislative policies.  The policy 
conference also endorses a set of Legislative Principles, which augment the specific 
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legislative policy positions by setting forth general principles that guide staff in their 
advocacy efforts. 
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This sheet should accompany each proposed legislative policy. It should include a brief (one or two 
sentence) policy statement, a statement about the municipal interest served by the proposal and an 
explanation that describes the nature of the problem or concern from a municipal perspective and 
discusses the proposed action that is being advocated to address the problem. Mail to NHMA, 25 Triangle 
Park Drive, Concord, NH 03301; or e-mail to governmentaffairs@nhmunicipal.org no later than the 
close of business on April 17, 2026. 

Submitted by (Name): Date: 

Title:   Phone: 

Explanation of Proposed Policy 

To see if NHMA will SUPPORT/OPPOSE: 

Municipal interest to be accomplished by proposal: 

Explanation: 

New Hampshire Municipal Association 
2027-2028 Legislative Policy Process 

City or Town:

Email:
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Agenda 
Lebanon City Council 
March 18, 2026 
 
11. New Business: 
 

11.A – Discussion & Set Public Hearing for April 15, 2026: Supplemental  
Appropriation of up to $222,450 for Airport Runway 36 Extension and Runway 
18-36 Obstruction Removal Capital Project; Authorization for City Manager to 

Transfer up to $222,450 from Airport Fund Balance to Airport Runway 36 
Extension and Runway 18-36 Obstruction Removal Capital Project 

 
Background 
 
On December 14, 2022, in connection with approving the FY2023 budget, the City Council 
appropriated $7,040,000 for FAA-mandated Runway Safety Area projects at the Lebanon 
Municipal Airport. The Runway Safety Area (RSA) projects included aspects of design, 
construction management services, and construction of improvements to the north-south (18-36) 
runway, extension of Taxiway A, and relocation of the localizer to bring the airport into compliance 
with current FAA design standards and to remove existing obstructions. Portions of the approved 
RSA project work have already been finished, and others are scheduled for completion over the 
next few years. 
 
The FAA recently notified the City that portions of the construction and construction engineering 
costs for the Runway 36 Extension and Runway 18-36 Obstruction Removal project are ineligible 
for reimbursement through the Airport Improvement Project (AIP) grant. As summarized in the 
attached Supplemental Narrative document, the total amount of project costs that is eligible under 
the AIP grant is $3,070,776. The total amount of project costs that is ineligible under the AIP grant 
is $222,448. The AIP ineligible costs must be covered by the City of Lebanon. 
 
The City proposes to transfer funds from the Airport Fund Balance to cover the AIP ineligible 
portions of the project rather than increasing long-term debt at the airport by bonding those costs. 
 
 
Action  
 
The following motion is offered for City Council consideration: 
 
MOVED, that the Lebanon City Council hereby schedules a public hearing for Wednesday, 
April 15, 2026, beginning at 7:00pm in Council Chambers, City Hall, and Remote via the 
City’s Virtual Platform, for the purpose of receiving public input and taking action to 
appropriate up to $222,450 to supplement current funding for the Airport Runway 36 
Extension and Runway 18-36 Obstruction Removal Capital Project; and to authorize the 
transfer of up to $222,450 from the Airport Fund Balance to the Airport Runway 36 
Extension and Runway 18-36 Obstruction Removal Capital Project to fund the 
supplemental appropriation. 
 
 
 
 

Page 166 of 191



LEBANON CITY COUNCIL 
March 18, 2026 
Agenda Item #11.A 
Page 2 
 
Included In This Section: 
 
1. Supplemental Narrative, Application for Federal Assistance, Design and Construction 

Package #2, Runway 36 Extension and Runway 18-36 Obstruction Removals, Lebanon 
Municipal Airport, Lebanon, New Hampshire. 

2. Plans of Lebanon AIP CIP Sequence for FY2024-FY2025, prepared by Stantec, last revised 
March 8, 2023 
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Runway 36 Extension & 
Runway 18-36 Obstruction 

Removal
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Agenda 
Lebanon City Council 
March 18, 2026 

11. New Business:

11.B – Discussion on State of Housing with Planning & Development Department

Background 

On February 4, 2026, at the conclusion of discussions about proposed zoning amendments in the 
Route 120 Corridor, the City Council requested further information and a presentation from the 
Planning & Development Department on the state of housing in Lebanon and the broader region. 
In particular, the Council expressed interest in learning more about the types, numbers, and 
locations of housing units that have already been approved for development; the status of the 
various approved projects; and how the Lebanon schools and other City infrastructure and 
services may be impacted by future development and growth. 

The Planning & Development Department has compiled information (see attachments and links 
below) and will be present to discuss the topic with the City Council. 

Action 

This agenda item is for informational purposes only. No action is required by the Council. 

Included In This Section: 

1. 2026 Housing Projects Progress Report presentation
2. Lebanon Housing Pipeline spreadsheet

Not Included with Agenda Packet, but Available: 

3. City of Lebanon, NH, Housing Market Analysis, November 2025
4. City of Lebanon, NH, Fiscal Impact Analysis, Preliminary Analysis Update, August 2025
5. Living in Lebanon, Outreach and Engagement Report, December 2, 2025
6. Local Housing Solutions, Housing Needs Assessment Report, October 15, 2025
7. NHMA “Room for Everyone” Report, 2026
8. National League of Cities, Housing Supply Accelerator Playbook, 2024
9. NH Business and Economic Affairs, Current Estimates and Trends in New Hampshire’s 

Housing Supply, January 2026
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NNATEE REICHERT
PLANNINGG ANDD DEVELOPMENTT 
DIRECTORR andd ZONINGG OFFICAL

TIMM CORWIN
DEPUTYY PLANNINGG DIRECTOR

PLANNINGG BOARDD STAFF
1

20266 HOUSINGG PROJECTSS 
PROGRESSREPORT
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2026 
HOUSING 

PROGRESS
REPORT

MAJOR DEVELOPMENTS STATUS REPORT

• PROJECTS UNDER CONSTRUCTION
• PROJECTS with PLANNING BOARD 

APPROVALS 
• PROJECTS CURRENTY UNDER PLANNING 

BOARD REVIEW

2

Page 178 of 191



CCurrentt Lebanonn Housingg Development

3
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PROJECTS 
UNDER 

CONSTRUCTION

Sugarwood Cir.
Occom Path, Inc. & Trustees of 

Dartmouth College
Oak Ridge Road

21 units 
3-bedroom one-and two-family units

Marek II
Saxon Partners

402 Mt. Support
 204 units

99 1-bedroom, 105 2-bedroom 4
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PROJECTS 
UNDER 

CONSTRUCTION 
Cont.

Prospect Hills Phase 2
Brady Sullivan

Prospect Street
117 Units

2-4-Bedroom
Townhouse and Single Family Detached

Rock Ridge Phase 3
Rock Ridge Lebanon, LLC

Old Cemetery Road
46 units

2-4-bedroom
Single Family Detached

The Brickyard
Brickyard One Nominee Trust

Hannover Street
474 units

423 Apartments 1-bedroom and studios
51 Townhouses

Site work only to date

5
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PROJECTS 
with 

PLANNING BOARD APPROVALS 
Lebanon Woolen Mill 

Jon Livadas
1 Foundry Street

Project Status - ACTIVE

Planning Approval Expires Oct 2026
155 units

28 studios, 115 1-bedrooms, 12 2-bedrooms

Muse Apartments
The Muse Lebanon, LLC

20 Spencer Street
Project Status - ACTIVE

Building Permit required by March 2028

ALL AFFORDABLE HOUSING
80 units

4 studios, 41 1-bedrooms, 27 2-bedrooms, 8 3-bedrooms

6
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PROJECTS 
with 

PLANNING 
BOARD 

APPROVALS 

Westboro Woods
Cragside Properties, LLC

Seminary Hill
Project Status - DEVELOPER INTEREST 

Project Status - VESTED
16 units Remaining

2 or 3-bedroom Single Family

2 Mascoma Street - Residential
Mike Davidson – Tim Sidore - Recreo, LLC 

2 Mascoma Street
Project Status - QUIET 

Planning Approval Expires July 2026
152 units

148 studios and 4 1-bedrooms

Riverpark – Phase 1A
David Clem – XYZ Dairy - MARCH 2026 SALE EXPECTED

West Lebanon Main Street
Project Status - QUIET

Planning Approval Expires August 2027
125 units

Unit size or configuration unknown

7
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PROJECTS SEEKING 
PLANNING BOARD APPROVAL 

or RELATED PERMITS 

8

Heritage Way
Oaks and Son Construction

LaPlante Road
Project Status - Actively Seeking Permits

13 units  

Single Family – Land Condo

Marek West
Saxon Partners

Mount Support Road
Project Status - Actively Seeking Permits 

260 units

Mix of studio, 1-bedroom and 2- bedroom apartments

Saxon Partners Townhouses
Saxon Partners

Mount Support Road
Project Status - Conceptional Discussion 

10 units

3-bedroom townhouses 

8
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PROJECTS SEEKING 
PLANNING BOARD 
APPROVAL 
or RELATED PERMITS 

Signal Hill
Jay Campion

Project Status - Conceptual Review
Planned Industrial Development

Mixed Use

216 housing units – Phase 1
Various Housing Types

22 School Street
Mike Davidson – Tim Sidore - Execusuite, LLC 

Project Status - Actively Seeking Permits 

Posthumously Permit 8 units 

Unit mix unknown

9
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Totals

PROJECTS UNDER CONSTRUCTION – Building Permit:

PROJECTS UNDER CONSTRUCTION – Site Plan Only:

PROJECTS with PLANNING BOARD APPROVALS: 

PROJECTS SEEKING PLANNING BOARD APPROVAL 

or RELATED PERMITS 

10

435

528

507

474
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SSUPPORTINGG 
MMATERIALS

11

• Document 1: Draft – Lebanon Market Analysis – Housing 
Task Force / RKG

• Document 2: Draft – Fiscal Impact Analysis – Housing Task 
Force / RKG

• Document 3: Draft – Living in Lebanon Outreach and 
Engagement Report – Housing Task Force

• Document 4: Housing Needs Assessment Report – Local 
Housing Solutions

Local Studies

• Document 5: Room for Everyone – New Hampshire 
Municipal Association.

• Document 6: Housing Supply Accelerator Playbook –
National League of Cities / American Planning 
Association. 

• Document 7: Current Estimates and Trends in NH Housing 
Supply – New Hampshire Business and Economic Affairs –
Office of Planning and Development

State / National Studies 
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CCONCLUSIONSS 
AANDD 

QUESTIONS

12
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	1. Call to Order
	2. Pledge of Allegiance
	3. Public Forum Announcement by the Mayor
	4. Open Council Discussion
	5. Open to the Public
	6. Recognitions
	A. Proclamation for World Down Syndrome Day
	2026-03-18_Item6_World Down Syndrome Day Proclamation

	B. Resolutions Honoring Outgoing City Councilors

	7. Approval of Minutes
	A. MOTION TO approve the minutes as presented in the 
	2026-03-18_Item7_Acceptance of Minutes (Amended)


	8. Appointments
	A. Diversity, Equity, and Inclusion Commission, Anna 
	2026-03-18_Item8_Appointments


	9. Public Hearing Items
	A. Extension 79-E Approval - 1 Spencer Studios, LLC
	2026-03-18_Item9.A_79-E 10 Spencer Studios

	B. C-PACER District
	2026-03-18_Item9.B_Adopt C-PACER Program


	10. Old Business
	A. Discuss 2027-2028 NHMA Legislative Policy Process
	2026-03-18_Item10.A_NHMA Policy Positions


	11. New Business
	A. Airport Runway 36 Extension and Runway 18-36 Obstr
	2026-03-18_Item11.A_Supp Appropriation Airport 18-36 Project

	B. State of Housing
	2026-03-18_Item11.B_Housing Discussion


	12. City Manager Report
	13. Non-Public Session: None
	14. Adjournment
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