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Lebanon Airport - Tech Park
TIF District Development Program
The following Development Program will guide development that occurs within the Lebanon
Airport - Tech Park Tax Increment Finance District (TIFD) as per RSA 162-K:6.
The City’s initial activities in developing the Lebanon Airport - Tech Park TIF District will include
construction of roadways, sidewalks, water, sewer, utilities, and drainage infrastructure
improvements on City-owned land identified as Tax Map 159, Lot 4, to enable subdivision
and/or development of the property. It may further include marketing and promotion of the
District, negotiation of development agreements, and/or the sale of property for commercial
and infill development.
Property Disposition & Reuse of Private Property
The City may convey or lease all or a portion of public lots located within the TIFD to private
developers under the terms of specific development agreements designed to promote the
objectives of the Development Program. The terms of purchase and sale agreements, lease
agreements or development agreements pertaining to properties transferred or leased by the
City must be approved by the City Council. Although not anticipated, should the City need to
acquire private property within the TIFD, it shall be accomplished only with approval of the
City Council as required by law and be reused for public purposes.
Public Facilities to be constructed
The initial public facilities and infrastructure to be constructed may include new public
roadway, sidewalk, water, sewer, and/or drainage infrastructure; placement of private utility
distribution lines underground; expansion or replacement of public utility infrastructure;
improvements to public streetscape and lighting, seasonal and permanent landscaping; and
maintenance and administrative costs.
Following the capital investment in the preparation and implementation of the 2017
Comprehensive Airport Master Plan, future public infrastructure within the TIFD, as outlined
in the City’s Capital Improvement Program and subject to final approval by the City Council,
may include additional elements, which center on improvements necessary to encourage
positive economic development within the Lebanon Airport - Tech Park area.
In addition to the guidelines already described, the construction of the public facilities will
adhere to and comply with the following guidelines:
•
•

All relevant rules and regulations related to environmental controls;
Facilities constructed are anticipated to be operated and maintained by the City of
Lebanon during and following the completion of capital improvements within the
TIFD.
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Public Utilities
The City of Lebanon operates and maintains municipal water, wastewater and storm water
utilities within Lebanon’s Airport area.
Private Utilities
In addition to the above referenced Public Utilities, Liberty Utilities is the provider of electric
service to all areas of the City of Lebanon.
The City’s land development regulations require new development to place all utilities
underground. The Master Plan encourages the City to look at placing existing utilities
underground as well. All public facility programs will meet this goal.
Land Use Regulations
As established by the City’s development practices, public and private property within the
TIFD, consistent with the City’s Master Plan, shall be developed or redeveloped in accordance
with the goals, objectives, and standards set by the following City documents, as amended:
•
•
•
•
•

Zoning ordinance;
Subdivision of land regulations;
Site Plan Review regulations;
Building and life safety codes;
All applicable state and federal laws.

Relocation of persons, businesses or others:
The City’s proposed development of public infrastructure does not anticipate the displacement
of any persons, businesses or others. The area of initial and planned future public
infrastructure development is municipally-owned property or currently undeveloped private
property, therefore, no plan for relocation is necessary.
Powers and authorities:
In conformity with the Development Program within the district, the City, via the City Council,
may invoke the various powers and authorities as set forth in RSA 162-K:6, III.
District changes and modifications:
The area of the TIFD may be amended following the date of the designation, subject to further
public hearings and vote of the City Council, in accordance with RSA 162-K:5.
The Tax Increment Financing Plan may be modified with the approval of the City Council in
accordance with 162-K:9, IV.
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Lebanon Airport - Tech Park
TIF Financing Plan
New Hampshire’s Revised Statutes Annotated (RSA) govern the State’s wellbeing and
authorities allowed to local communities. RSA 162-K:9 requires that the City of Lebanon adopt
a Tax Increment Financing Plan (TIFP), prior to establishing a TIF District.
Objective
It is the objective of the City of Lebanon to use the Tax Increment Financing District (TIFD) to
support infill and economic development in the airport area by implementing public
infrastructure improvements. In order to assist in that endeavor, it is necessary that the City of
Lebanon fund public improvements to attract private investors to the airport area of the
community. In turn, those private investors and their projects will provide needed taxable
assessment, business revenue, and employment activities to the airport area and the
community as a whole. Without the creation of the TIFD, public infrastructure needs in the
airport area may not be resolved, the City may not be the beneficiary of millions of dollars of
private investments, and the opportunity to benefit from the additional taxable value those
private investments generate to fund the aforementioned public improvements would be lost.
Additionally, the creation of the TIFD is contemplated by the Lebanon Master Plan, which
notes that “[s]outh of the existing business park there is land available for additional
development by both the City and private property owners.” [2|C-2c] The Master Plan also
encourages the City “to take a more organized and active role in promoting sustainable
economic development” [6.1.S1] and notes that the City should “[s]eek a way for Lebanon
Airport to pay for itself while better serving the needs of residents and businesses”. [6.1.S6]
Sale of City-Owned Real Estate within the TIF District
As part of the Development Program, the City may convey or lease individual properties to
private entities for the purposes of development consistent with the purposes of the TIFD. Net
revenues generated from the sale or lease of these parcels shall benefit the City.
As part of the sale or lease of public property for redevelopment, the City shall enter into a
development agreement with the purchaser. At a minimum, a development agreement will
document:
•
•
•

An agreed construction timeline
A minimum post-development value for the property
Requirements for the developer to pay the City any shortfall between the City’s actual
cost for bond debt service and the incremental tax revenues that would have been
generated from the guaranteed post-development value of the property should the
assessed value for the project fall below an agreed upon value

Among the improvements envisioned for enabling new development in the Lebanon Airport Tech Park TIFD is the construction of up to approximately 2,000 linear feet of roadway as well
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as installation of water, sewer, utility and drainage infrastructure improvements along such
roadway. For purposes of this Financing Plan, the estimated cost of such improvements is
$1,300/linear foot for a total of $2,600,000. Other potential future capital projects, which could
be funded, in whole or in part, with TIF revenues, include, but are not limited to:
− Roadway and streetscape improvements along Airpark, Commerce, and Technology
Drives in the event the District is expanded to include Airport Business Park Phase 1A.
− Construction or acceptance of additional roadway and water, sewer, utility and
drainage infrastructure improvements on the Upper Valley Tech Park, LLC property
(Tax Map 131, Lot 1)
TIFD incremental revenues will be allocated to fund the infrastructure improvements over the
coming years. TIFD revenues may be allocated to offset the cost of those improvements both
by a direct annual allocation of TIFD revenues and/or repayment of general obligation bonds,
should the City elect to fund public-sector infrastructure improvements with municipal bonds.
In addition to infrastructure elements, TIFD incremental revenues may be allocated to
maintenance of existing improvements and management of the TIFD.
Annual TIF District Revenues
TIF revenues will be generated by property taxes levied on the incremental assessed
valuation within the District after the date of its creation. The assumptions incorporated into
the projected incremental revenues are:
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Table A: Projected Incremental Revenue
Assumptions

ASSUMPTIONS
New Investment
Annual New Development Square Feet
Assessment Increment/SF
New Investment
Annual Cost Increase New Investment
Annual Rate of Increase in Assessed Value of
Current Properties

8,000
85
680,000
1.5%

$
$

1.5%

Annual Financing Constant (Principal+Interest)

7.5%

2018 Tax Rate
City

$

10.97

County

$

2.01

Local School

$

14.39

State School

$

2.35

Total
% of Tax Rate Assigned to TIF
Annual Increase in Tax Rate

$

29.72
100.0%
0.0%

C:\Users\brooks\OneDrive - City of
Lebanon\Documents\Airport.TIF\[2019.08.16_Airport.TIF_Properties-ValueArea.xlsx]TIF-Limitations

The resulting projected incremental revenues on an annual basis are:
Table B: Projected Assessed Valuation and Incremental Tax Revenues
Beginning TIF District Taxable Value
Annual Increase in Assessed Value:
Current Properties

2020

2022

2027

2032

2037

2040

$ 670

$ 690

$ 3,608,800

$ 7,775,900

$ 12,563,700

$ 15,765,200

$ 10

New Investment
Ending Assessed Value
Tax Rate (per $1000)
Taxes Generated at 2018 Rate
Incremental Revenues

$ 680

$ 10

$ 54,100

$ 116,600

$ 188,500

$ 236,500

$ 680,000

$ 733,000

$ 789,000

$ 850,000

$ 889,000

$ 680,700

$ 4,395,900

$ 8,681,500

$ 13,602,200

$ 16,890,700

$ 29.72

$ 29.72

$ 29.72

$ 29.72

$ 29.72

$ 29.72

$ 20

$ 20,000

$ 131,000

$ 258,000

$ 404,000

$ 502,000

$-

$ 19,980

$ 130,980

$ 257,980

$ 403,980

$ 501,980

Various factors, including the actual pace and character of new development within the TIFD,
actual valuations assigned to TIF properties, and property tax rate, may alter the captured
assessed valuation. Furthermore, the assumptions utilize a fixed tax rate of $29.72 over the
life of the pro forma. Actual increments shall be calculated based upon the adopted tax rate,
as certified by the New Hampshire Department of Revenue Administration.
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Although the assumptions above do not anticipate the use of grant funding, or the allocation
of unexpended bond proceeds to offset Development Program costs within the TIFD, should
grant funding or unexpended bond proceeds become available, the City Council may allocate
them to offset Development Program costs within the TIFD. As future development
agreements are negotiated as part of the sale or development of public land, specific tax
revenue expectations will be built into the agreement allowing for redevelopment of the
property.
Annual Allocation of Captured Value
Where annual tax increment revenues from the TIFD, together with unexpended balances of
such revenues from prior years, exceed the amount necessary for annual debt service
payments, such revenues will accumulate within a capital reserve to be used to retire bond
debt incurred for public improvements within the TIFD. Through the annual adoption of the
Capital Improvement Program and the adoption of the annual municipal budget, the City
Council may also authorize their use for future public improvements, secured by developer
agreements.
Subject to current and future debt obligations being satisfied, the balance of any unobligated
tax increment revenues may be allocated for the operation, maintenance, replacement, and/or
upgrades of public infrastructure within the TIFD or returned in whole or part to the General
Fund following a vote of the City Council and adoption of the annual municipal budget.
Impact of RSA 162-K TIF District on Related Taxing Jurisdictions
In accordance with RSA 162-K:10, all property tax revenues generated by the original
assessed value (base value) of the TIFD will continue to accrue to the City’s general fund.
In accordance with RSA 162-K:9, Grafton County and the Lebanon School Board will
specifically be provided an opportunity to meet with the City Council, the governing body of
the City of Lebanon, so they can be informed of the TIFD plan and proposed district prior to
adoption. They will also be allowed to contribute comments during the public hearing on the
establishment of the proposed TIFD.
Operation and Maintenance
The City will be responsible for the operation and maintenance of all public facilities.
Duration
The Lebanon Airport - Tech Park TIF District will expire at the conclusion of the bond
repayment schedule associated with the planned public improvements within the TIFD, which
currently consists of infrastructure improvements. This bond repayment is anticipated to be
complete in no more than twenty-five (25) years. Upon expiration of the TIFD, all incremental
valuation that has been created within the TIFD becomes available as new property tax
revenues for the City’s general fund.
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Lebanon Airport - Tech Park
TIF Limitations
The Lebanon Airport - Tech Park Tax Increment Financing District must meet certain
guidelines and restrictions in its formation and utilization. In accordance with RSA 162-K:5,
the Lebanon City Council understands that any individual Tax Increment Financing District
(TIFD) must demonstrate that the taxable valuation must not be more than eight percent (8%)
of the City’s total taxable value. Furthermore, the land area within any individual TIFD shall
encompass no more than five percent (5%) of the City’s total land area. The properties
included within the TIFD are set forth in Table D, appended to this document
The Lebanon Airport - Tech Park TIF District is proposed to meet the following:
Table C: TIF Limitations

City Total (from 2018 MS-1 report)
Maximum Allowable Individual TIFD-%
Maximum Allowable Individual TIFD
Lebanon Airport - Tech Park TIFD Baseline 2018
As % of City Total
Maximum Allowable Cumulative TIFD - %
Maximum Allowable Cumulative TIFD
Existing Downtown Lebanon TIFD
Proposed Lebanon Airport - Tech Park TIFD
Total Existing and Proposed
Total Existing and Proposed - %

Taxable Valuation
$1,908,962,821
8%
$152,717,026

Land Area Acres
24,220.08
5%
1,211.00

$670
0.00%

86.16
0.36%

16%
$305,434,051

10%
2,422.01

$86,242,028
$670
$86,242,698
4.52%

106.24
86.16
192.40
0.79%

S:\PLN\Projects_Reports_Studies\ECONOMIC_FISCAL (FOLDER)\Tax.Increment.Financing-TIF-Feasibility.Study_2017-18\[tifd limitation calcs.xlsx]Sheet1

The proposed Lebanon Airport - Tech Park TIFD currently has a total taxable valuation of just
$670 and is thus below the mandated eight percent (8%) of the City’s total taxable value for
an individual TIFD. The proposed land area in the Lebanon Airport - Tech Park TIFD is +/86.16 acres (including both taxable and non-taxable properties), which is less than one-half
of one percent of the City’s total land area. Thus, the proposed Lebanon Airport - Tech Park
TIFD conforms to the requirement to not be more than five percent (5%) of total land area.
The statute also limits the cumulative taxable valuation and land area within all TIF districts of
a municipality to sixteen percent (16%) of total assessed valuation and ten percent (10%) of
total land area. Adding the proposed Lebanon Airport - Tech Park TIF District to the existing
Downtown Lebanon TIF District meets the cumulative requirements.
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Lebanon Airport - Tech Park
TIF Administration Plan
Proper administration of the Tax Increment Financing District (TIFD) is of paramount
importance. Strict adherence to the Development and Financing Plans as well as proper fiscal
controls and oversight of the use of a TIFD to promote economic activity must be consistent
and constant. In accordance with RSA 162-K, the following administrative processes will
govern the TIFD.
Administrator
By designation of the City Council, and consistent with the responsibilities for municipal
administration established by the Lebanon City Charter, the Administrator of the Lebanon
Airport - Tech Park TIF District shall be the City Manager, who shall be granted the powers
and duties outlined in 162-K:13, subject to City Council approval. Additionally, the
Administrator shall make an annual financial report to the City Council, as per RSA 162-K:11.
Advisory Board
In accordance with RSA 162-K:14, and in conformance with Chapter 31 of the City of Lebanon
Code, the Lebanon City Council shall create an Advisory Board for the TIFD, which shall have
operating rules. The Advisory Board shall be known as the “Lebanon Airport - Tech Park TIF
Advisory Board” and shall consist of five (5) voting members including a City Councilor, one
(1) Citizen Representative, who does not own or occupy real property within or adjacent to
the district, and three (3) property owners or occupants of real property within or adjacent to
the district, which shall be interpreted to include all parcels within the existing Airport Business
Park Phase 1A. The City Manager and the Executive Director of the Lebanon Area Chamber
of Commerce shall be ex-officio, non-voting members.
The Board shall operate under the provisions of 162-K:14, which governs the powers and
authority of the Advisory Board. The purpose of the Advisory Board shall be to advise the City
Council on the policies and actions for the administration of the district relating to planning,
construction and implementation of the Development Program and the operation and
maintenance of the District after the Program is completed.
The Advisory Board shall meet either as determined by the chair of the Board or request by
the City Manager to examine operation and maintenance of the TIFD.
The Advisory Board shall have 30 days to appeal any decision of the District Administrator to
the City Council for review and appropriate action.
Amendments
Amendments to the boundaries of the TIFD, the Development Program, or the Financing Plan
shall be undertaken in accordance with the public hearing process set forth within RSA 162K:4, including its requirements for reasonable notification to the Lebanon School District and
Grafton County Commissioners, in accordance with RSA 162-K:9.
9

DRAFT Program Documents - Lebanon Airport - Tech Park TIF District
Prepared: November 2, 2018
Last Revised: October 3, 2019
Adopted: November 6, 2019

Duration of Program
The Lebanon Airport - Tech Park Tax Increment Financing District will expire at the conclusion
of the bond repayment schedule associated with public improvements made within the TIFD,
which is anticipated to be not more than twenty-five (25) years.
Computation of tax increments:
Upon formation of a development district, the Lebanon Tax Assessor shall determine the
current assessed value of the real property within the District in conformity with RSA 162-K:10.
The current assessed value shall be known as the “Original Assessed Value.” Each year
thereafter, the Assessor(s) shall determine the amount by which the assessed value of the
district has increased or decreased from the Original Assessed Value. Any amount by which
the current assessed value of the district exceeds the Original Assessed Value will be referred
to as the “Captured Assessed Value.” This amount will be determined annually.
Captured assessed value dedication:
The City of Lebanon shall expend the tax increments received in accordance with the Tax
Increment Financing Plan. Tax increments shall be used only to pay the costs (including debt
service) and administrative expenses incurred in developing and maintaining the public
facilities and infrastructure to be constructed within the TIFD.
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TABLE D

Table D - Current Assessed Value and Land Area:
Lebanon Airport - Tech Park TIF District
as of September 1, 2019
GIS_ID

Account
MAP/LOT Number

Street
Number Street Name
TAXABLE PROPERTIES
3345 0
PLAINFIELD RD
Subtotal: Taxable Base Value

0131 0003 00000

131-3

Current Total
Assessed Value

Current
Acres

$670
$670

36.83
36.83

S:\PLN\Projects_Reports_Studies\ECONOMIC_FISCAL (FOLDER)\Tax.Increment.Financing-TIF-Feasibility.Study_2017-18\[2018.04.25_TIF.TableValue-Land.Area_summary-RV.RT.xlsx]Tiff-ver1

0159 0004 00000
0131 0008 00000

159-4
131-8

NON-TAXABLE PROPERTIES
3470 0
AIRPARK RD
5554 0
AIRPARK RD
Subtotal: Non-Taxable Base
Value
Combined Taxable and
Non-Taxable

$2,122,100
$21,100

49.10
0.23

$2,143,200

49.33

$2,143,870

86.16

C:\Users\owner\Documents\lebanon downtown tif\tif ordinance\[Table A Assessed Value and Land Area in District.xlsx]Tiff-ver1
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