AGENDA
LEBANON CITY COUNCIL
APRIL 19, 2017
9. NEW BUSINESS:
9.A – DISCUSSION WITH MICHAEL DAVIDSON RE:
POTENTIAL PURCHASE OF 20 SPENCER STREET, LEBANON
BACKGROUND
At its meeting on August 1, 2012, the City Council took action to deem 20 Spencer Street as
Surplus City Property and authorized City Administration to dispose of the land. The Resolution
was as follows:
“BE IT HEREBY RESOLVED that the Lebanon City Council, after review and comment by
City Staff, Boards, Committees, Commissions, the Lebanon School District, and the
Lebanon Housing Authority, hereby authorizes City Administration to determine the
disposition of, in a manner consistent with Council Policy 00-01-C, City Real Property
Transactions, property located at 20 Spencer Street, Lebanon, further identified as Tax
Map 92 Lot 31.”
Since the vote by the Council in 2012, City Administration has taken no action to formally
dispose of the land. Potentials for disposition were put on hold in favor of resolution to the
Downtown Visioning Study commissioned by the Planning Office in 2015, and presented to the
Council for acceptance in November 2016. Results of the Study show a desire for
redevelopment of the site utilizing a mixed-use concept that incorporates both commercial and
residential components.
Michael Davidson, who holds an interest in an abutting property (10 Spencer Street) has
expressed an interest in purchasing 20 Spencer Street and redeveloping it with the ideas
expressed in the Downtown Visioning Study.
Transactions that take place concerning City-owned lands and buildings are governed by City
Council Policy 00-01-C, City Real Property Transactions (attached). In accordance with this
policy, properties deemed surplus to City needs and requirements shall be offered through
“competitive sealed bids, public auction or in a manner as justice may require.” (Procedure 1- E)
Exceptions to bidding or auction are provided in Section 2 of the Procedures and contain a
provision whereby the City may “sell or exchange any real property or interest therein…to any
person who owns an interest in adjoining real property.” (Procedure 2-D) The complete section
reads as follows:
(D) Upon recommendation of the City Manager, sell or exchange any real property or
interest therein by resolution of the City Council to any person who owns an
interest in the same real property or who owns an interest in adjoining real
property. Such sale or exchange shall require a determination by the City
Manager that the public benefit will be served by uniting ownership of the City’s
real property or real property interest with the real property or real property
interest of said person. Such determination may take into account, without
limitation, the range of possible uses for the real property or interests, the
proposed uses for the real property or interests by the proposed grantee, the
size, configuration and other characteristics of the real property or interests,
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existing or proposed restrictions upon the development or use of the real property
or interests, and the value of the real property or interests.
In order for the City to sell property to a person with an interest in an abutting property, the City
Manager must determine that the public benefit will be served before making a recommendation
to the City Council for action.
ACTION
Should the Council wish to request the City Manager to move forward with a determination of
public benefit in the conveyance of 20 Spencer Street to Mike Davidson, the following motion is
offered for consideration:
MOVED, that the Lebanon City Council, in accordance with Procedure Section 2-D of the
City Real Property Transactions Policy, hereby requests the City Manager review the
potential public benefit in the conveyance of 20 Spencer Street to Michael Davidson, a
person who holds an interest in an abutting property located at 10 Spencer Street,
Lebanon.
Included in this Section:
1.
2.
3.

Letter to Paula Maville from Mike Davidson (undated) re: Intention for redevelopment of 20
Spencer Street
Spencer Street Site Revitalization Concepts (Sheets 1-5) Drawn by Studio Nexus, White
River Junction, VT
August 1, 2012 Excerpt of City Council Meeting Minutes
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Paula Maville
City of Lebanon
Dear Paula,
As per our previous discussion, we are interested in buying the City Garage Property. We
would offer $400,000 as is, subject to environmental inspection. We would seek to close within
90 days of acceptance by the City of our offer. We now have an option on 10 Spencer Street and
our intention is to redevelop 10 Spencer Street and the City Garage Property over the near,
medium and long terms. I have forwarded renderings of our plans for the neighborhood. The
general vision for The Spencer Street Corridor is dense redevelopment with enhanced
recreational quality and access. We see that corridor as beginning at Roy’s Gas Station and
extending to the Bagley Fields and 100 yards East of the Junior High in the Rail Trail.
We have acquired Roy’s and will be leasing it to a Coffee Shop/Café. This and our
Queen Ann Victorian at 3 Campbell Street will act as the gateway to the corridor which contains
the Old CCB, the senior center, the Witherall Center, the ball field, the future Bagley Fields and
the enhanced Rail Trail. We envision, in collaboration with the Recreation Department, clearing
the first 1,000 feet +/- of the Rail Trail right of way to establish the “Lebanon Low Line.” This
would be a long, cleared park area that would total over two acres. It would mesh with the Basin
Fields and create a new wooded in town park that would require minimal maintenance.
10 Spencer Street and the City Garage would be occupied by commercial and/or institutional
tenants in the near term. We would anticipate 30-40 employees in the first year. These structures
will be attractively repurposed extending the Commercial Business District deeper into the cul de
sac. The empty land that will be cleaned up and redeveloped into 100-200 new housing units,
with the opportunity for 25%-30% workforce/affordable housing as part of that mix in the
medium and long term. The redeveloped site would also likely contain 20,000 square feet of new
office and commercial space. Additionally, we would likely build a new 40,000 square foot
residential structure at the rear of 75 Bank Street, if market conditions allow.
This is a brief overview but the vision we have is to add density in a manner that reduces
sprawl and its attendant drawbacks. As important, however, is that this density will beget the
amenities Lebanon Residents seek which do not exist now because there are too few people and
places in the center to make them economic. Additionally, by providing these amenities and
housing in the core of the city, this redevelopment will reduce the market pressure to develop
these assets in the outlying areas. We see this as a benefit for all Lebanon residents and visitors.
Respectfully Submitted,
Mike Davidson

Lebanon City Council
April 19, 2017
Page 95

PAGE
INTENTIONALLY
LEFT BLANK

Lebanon City Council
April 19, 2017
Page 96

Lebanon City Council
April 19, 2017
Page 97

eet

Lebanon, NH

Spencer Street Revitalization

tr
rS
e
c
n
Spe

1

Site Concept 1

Lebanon City Council
April 19, 2017
Page 98

eet

Lebanon, NH

Spencer Street Revitalization

St r
r
e
nc
Spe

2

Site Concept 2

Lebanon City Council
April 19, 2017
Page 99

Lebanon, NH

Spencer Street Revitalization

3
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FINAL
CITY OF LEBANON
CITY COUNCIL
Minutes, Regular Session, August 1, 2012
City Hall—Council Chambers
7:00 p.m.
MEMBERS PRESENT:

Mayor Georgia Tuttle, Assistant Mayor Scott Pauls, Councilors Bruce
Bronner, Carol Dustin, Erling Heistad, Karen Liot Hill, Suzanne
Prentiss, Stephen Wood

MEMBER ABSENT:

Councilor Nicole Cormen

STAFF PRESENT:

City Manager Greg Lewis, Planning & Zoning Director Andrew GastBray, Executive Assistant Paula Maville, City Clerk Sandra Allard,
Deputy Fire Chief Jeff Libbey, Fire Inspector Duane Egner, DPW
Maintenance Superintendent Earl Labonte

The meeting was called to order at 7:00 p.m. by Mayor Tuttle.

A.

Library Board of Trustees

Karen Liot Hill nominated Laura Barrett to a position as an alternate member of the Lebanon
Library Board of Trustees, for a one-year term (08/12 – 08/13).
Councilor Hill reviewed her interview with Ms. Barrett. Councilor Heistad, who also interviewed
Ms. Barrett, reviewed his interview and said he supports the appointment.
*The appointment was approved 8-0.
VII.

PUBLIC HEARING ITEMS: None

VIII. OLD BUSINESS
B.

Disposition of City-Owned Lands: 20 Spencer Street

Councilor Prentiss said the Public Facilities Committee has discussed this since April 2010. She
reviewed the process, the attributes and restrictions of the property. She said the School Board has
no current interest in the property. The Public Facilities Committee voted 3-2 to deem this surplus
property. It is a valuable piece of property with proximity to the downtown center. Recreational uses
have been suggested, but there are contamination issues. Councilor Bronner said he agrees. He said
it is not needed for a recreation corridor and would have to be paved over. The City could have the
property for years and do nothing, and that is potentially irresponsible. Councilor Prentiss said with
the sale of the property, good things could happen.
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Assistant Mayor Pauls said he is loathe to get rid of property in town. He said the Public Facilities
Committee almost convinced him that it should be sold. If it is surplus, it needn’t be sold
immediately; the administration can decide how best to use it. He asked what conditions the
Planning Office would like to see on the sale. He said he is concerned that it may be sold and used
in a way that is not consistent with the Master Plan. Mr. Lewis said now, the City Manager does not
have the power to pursue disposition of this property; the proposed motion would provide that. He
said his job is to maximize the return to the City in dollars and community benefit. They need to
develop a plan for marketing and selling the property and will propose conditions that maximize the
return. He said the Council will have a chance to discuss the proposal, and the administration will
make sure any proposal fits the neighborhood.
Councilor Wood said he agrees with Assistant Mayor Pauls’ reluctance to dispose of in-town
property, but he is not averse to declaring this lot as surplus if that frees the administration. He asked
why it needs to be done now. He asked Mr. Lewis if he recommends this. Mr. Lewis said this is a
policy decision. He could provide more information, bring it into the marketplace and get a dialogue
going to help define the proposal. Councilor Wood said he will not vote to sell the property, but he
may vote to declare it as surplus property so the administration can determine its best use.
Councilor Bronner said there is no urgency, but this is the culmination of a two-year process. He said
he likes the idea of the administration determining its best use, and he said he does not think the City
should do nothing with it for five or 10 years. Councilor Hill said she supports declaring the property
surplus but is not comfortable with selling it now. If the City sold it and wanted it back, the price
would be a lot higher.
Mayor Tuttle suggested amending the motion to simply deem it surplus property.
Councilor Heistad said the City should be looking at many of their assets. He asked why the Council
needs to vote to make this surplus property. He said he is cautious about selling it. Mayor Tuttle said
declaring it surplus sends a message that the administration should take the next step.
Mr. Lewis said this property is owned by the City and not fully utilized. If it is deemed surplus, the
next steps can be followed. He said “disposition” is not the same as “sale.” The motion would give
the administration permission to engage in that process rather than keeping it on hold. Mayor Tuttle
withdrew her suggested change following that clarification.
Scott Pauls moved passage of the following resolution:
FOR THE PURPOSE OF deeming 20 Spencer Street, Lebanon (Tax Map 92, Lot 31) as
Surplus City Property and authorizing City Administration to dispose of said land.
BE IT HEREBY RESOLVED that the Lebanon City Council, after review and comment by
City Staff, Boards, Committees, Commissions, the Lebanon School District, and the Lebanon
Housing Authority, hereby authorizes City Administration to determine the disposition of, in
a manner consistent with Council Policy 00-01-C, City Real Property Transactions, property
located at 20 Spencer Street, Lebanon, further identified as Tax Map 92 Lot 31.
Seconded by Stephen Wood.
Assistant Mayor Pauls said he shares Councilor Heistad’s concerns, but this is the right step.
”Disposition” means lots of options. Councilor Hill said she is comfortable with this if “disposition”
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does not necessarily mean “sale,” although this authorizes the City Manager to do anything, up to
and including a sale. She said the City is updating ordinances and discussing a new paradigm of
neighborhoods. This is not the right time to move forward.
Councilor Wood said he will support this now because of the evolution of the relationship between
the Council and the City Manager. He said the City Manager can sell the property if this passes, but
he trusts that that won’t happen. This frees the administration to examine the proper use of the
property and begin negotiations. Councilor Dustin said she will support the motion because it will
benefit from ideas from the entire community and because the City Manager has said he will not sell
it without coming back to the Council. Councilor Hill said she did not hear the City Manager say
that. Mr. Lewis said it is correct that this motion would authorize sale of the property, but he is
obliged not to surprise the Council, and he will engage them.
*The motion passed 6-2. Voting for the motion: Bronner, Dustin, Pauls, Prentiss, Tuttle, Wood.
Voting against: Heistad, Hill.
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