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Hooksett, NH Rte. 3A Corridor – Infrastructure TIF Plan March 2017 

I. Introduction 

In 2007 the Town approved a Tax increment Financing District for properties around Exit 11.  However this TIF 

was never formally enacted upon and was closed in February 2017. 

It is proposed that a new Rte. 3A Corridor Infrastructure TIF District be established. The new TIF District will 

encompass non-residential property along the Rte. 3A Corridor and it will be for infrastructure improvements. 

The Rte. 3A corridor section is from Exit 10 to Exit 11.  The new TIF includes the same non-residential properties 

as the 2007 Exit 11 TIF. 

In accordance with RSA-K: 4, as part of the adoption of the TIF District, a public hearing for this Rte. 3A Corridor 

Infrastructure must be held, March 8, 2017. The hearing shall be held at least 15 days prior to the date on which 

action on the proposal is scheduled to take place, March 23, 2017. The public hearing shall present the district 

boundaries as well as the TIF Development Program and Financing Plan (DP&FP).  The Rte. 3A Infrastructure TIF 

DP&FP is attached. The Merrimack County Commissioners and the SAU 15 (Auburn, Candia, and Hooksett) 

School District were invited to the public hearing for their input and to have reasonable opportunity for 

comment. 

In accordance with the provisions of RSA 162-K, Municipal Economic Development and 

Revitalization Districts, the Hooksett Town Council hereby establishes the Rte. 3A Corridor – Infrastructure 

Tax Increment Financing (TIF) District. 

The Town has previously adopted a TIF District (Exit 10) in 2001 which included adopting the enabling provisions 

of RSA 162-K in 1999 for the successful Exit 10 TIF District.  The Exist 10 TIF District was closed in 2013 after the 

Town debt was paid off in 2012.  

II. Purpose and Objectives 

The purpose of the Hooksett Tax Increment Financing district [hereinafter the “district”] is to fund public 

improvements and infrastructure upgrades necessary to attract and advance desirable development and private 

investment along the Rte. 3A Corridor from the area of Exit 10 to the area of Exit 11 in the Town of Hooksett. 

The objectives of this development program and TIF plan are to: 

 Stimulate development of commercial properties within the district by providing infrastructure and 

public amenities that encourage and create opportunities for businesses to locate and expand within the 

district. 

 Enhance employment and earnings opportunities for area residents. 

 Expand the property tax base of the Town of Hooksett. 

 Encourage other businesses to locate or expand within the community. 

 Encourage better land-use development 

 Reduce the negative environment potential of increased subsurface-based sewage treatment 
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Achievement of these objectives will occur through the improvement to the investment in public facilities and 

amenities including the municipal wastewater collection system and water distribution system, the construction 

of other public amenities  as described in the development program and TIF plan [hereinafter the “plan”]. Per 

statute, the TIF may not be used for financing purposes not identified in the Plan, nor for general town services. 

As outlined in this plan, the ideas for the district go back many years. While the Town recognizes that there is at 

least one property owner actively and currently pursuing re-development options, the overriding issue and 

concern is the economic development of commercial properties. This Plan is structured to allow and encourage 

private cost-sharing of the infrastructure that would benefit both property owners and the community at-large. 

III. Background 

Land within the district – and the resulting economic and tax base - has remained underdeveloped because of 

the lack of public infrastructure, including sewer and water.  An infrastructure-serviced district can contribute 

more than an  un-serviced district to the Town’s tax base through positive economic development.  The 

economic development objectives of the district are consistent with the Town of Hooksett Master Plan, adopted 

by the Planning Board in 2004, which sets as a goal extending sewer to the Rte. 3A corridor from Exit 10 to Exit 

11 as one of the Economic Development Vision Statements. 

To assist the Town realize the Master Plan goals, the Town retained Arnett Development Group LLC (ADG) with 

assistance by Weston & Sampson Engineers (W&S) in January 2016 to prepare a report on “Development of an 

Application for a Tax Increment Financing District”. The final report was not about just a possible TIF District 

Plan, but was a more comprehensive, pre-district fact-finding report with recommendations and possible 

options. The report is attached to this plan. The viewpoint of the report was to provide information and 

assessments that will help the community leadership: 

 Build its economic base 

 Minimize any tax or risk liability, and 

 Plan for the better land-use development of the 3A commercial corridor 

 
The Report lookedat several planning issues including: 

 Public infrastructure that is most needed along Route 3A 

 The possible locations, phases, and designs of that future infrastructure 

 The effect of a possible TIF District on the public financing of infrastructure, as well as other ways to 
equitably finance infrastructure 

 The capacity of the existing sewer system for both carrying and treatment of effluents 

 The existing land-use regulations and Master Plan 
 

The Economic Development Plan chapter of the Master Plan was updated in 2013. Two of the key 

recommendations of this plan were to  

 “Adopt a community-supported plan for development at Exits 10 and 11” (per the EDAC and 

Planning Board) and to  

 “Implement a TIFD District to fund water and sewer improvements in this area (EDAC and Town 

Council”, both consistent with the 2004 Master Plan.” 
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Subsequently a TIF Committee was established by the Town Council in June 2016.  The TIF Committee worked 

with ADG and a final report was presented to the Town Council in October-December 2016 with the following 

findings and recommendations agreed to by Town Council:  

• Findings: 

• 3A corridor needs sewer infrastructure 

• Targeted area should be as designed for a TIF including exit 10 and exit 11 areas  

•  Residential property should be excluded from the TIF district, but residences would be eligible 

to connect to infrastructure if constructed, per Town ordinances 

• TIF District Plan should be drafted and adopted by Town Council before the next assessment 

date (April 1, 2017) to capture new value and to notify potential investor’s of the Town’s 

intentions. 

• Adopt the District WITHOUT any construction funding commitments, but 

• WITH a not-to-exceed dollar  Cap (ex: $18m) if approved by voters in subsequent Town Meeting 

Warrants 

• If it is authorized, build and finance in one or two phases  
• 60/40 Public/Private of cost-sharing is the target 
• A Cost-sharing formula is agreed upon for private cost-sharing, based upon projected usage, 

land area and building size. 

 

• Recommend: 
• Work with private owners in 2017 for financial and usage pledges 
• Be ready to make a “go” or “no go” decision by the fall of 2017 to proceed with a 

warrant article for engineering design and construction costs at the 2018 Town Meeting. 
It is currently estimated that the design and construction costs will be $18,000,000.  

•  If “go”, then proceed with the phase (exit 10 or exit 11) that is most ready, and that has 
the targeted 40% private match committed. 

 

IV District Boundaries 

The boundary of the district generally follows the Rte. 3A Corridor from Exit 10 to Exit 11.  The boundary 

generally is bounded between the west side of the Merrimack River and Rte. 3A to Interstate 93. The singularly 

residential areas of the District have not been included in the area that forms the TIF. The Boundary Map is 

attached in Appendix A. 

V. Conformance with Limitations of the District 

The size of the district is 731.9 acres. The Town of Hooksett has a total of 22,115 acres. Therefore the district 

represents 3.3 % of the overall acreage of the Town and meets the thresholds contained in RSA 162-K:5.I (i.e. No 

one district can include more than 5% of a community’s land area and all districts combined within a town 

cannot exceed 10% of a community’s land area). The prior TIF District enacted in 2001- for infrastructure 

improvements (traffic) at exit 10 was closed when the town-debt was paid off. 
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As of tax year 2016, the total assessed value of all taxable property within the TIF boundary is $123,261,734. The 

total of all taxable property within the Town of Hooksett is $1,532,449,330. Therefore the properties within the 

TIF represent 8.0% of the overall value of the Town, and meet the thresholds contained in RSA 162-K: 5.II (i.e. No 

one district can include more than 8% of a community’s assessed value and all districts combined cannot exceed 

16% of a communities assessed value). As noted in Section 1 of this plan, the Town had approved a TIF district 

around Exit 11 in 2007, however it was never enacted upon and it was closed in February 2017. 

It is the objective of this plan is to establish a new Rte. 3A Corridor Infrastructure TIF. The new TIF District will 

encompass generally non-residential property along the Rte. 3A Corridor and it will be for infrastructure 

improvements. The Rte. 3A corridor section is from Exit 10 to Exit 11 

Further, this Rte. 3A Corridor Infrastructure TIF District shall be approved and enacted upon prior to April 1, 

2017.   A listing of the properties within this new district with the corresponding acreage and values is included 

in Appendix B. 

VI. Proposed Improvements 

The Town of Hooksett may undertake a multiphase approach to completing improvements within the Rte. 3A 

Corridor TIF District depending on the needs of the TIF District and pledges to cost-share.  The 2016 engineering 

and construction cost estimate for wastewater and water infrastructure improvements is $18,000,000 for the 

entire TIF district.  The Town may elect to proceed with a single phase for the entire $18M project or the Town 

may elect to approach it as a two-phase project depending upon property owner interest as sources of private 

sources are identified around either Exit 10 or Eexit 11.  All proposed work will be funded through a combination 

of the sources outlined in Section XIV.  

These engineering and construction costs been generated based on input from professionals and consultants, 

and they are 2016 estimates. As final design plans are generated and bid documents produced these figures will 

be better calculated by the design engineers and responding contractors. 

 Design and Construction of the infrastructure improvements: 

The Town will initiate and oversee the design and construction of the infrastructure improvements, utility 

improvements, and related infrastructure upgrades. This work will be performed by contracting to qualified 

contractors. 

Total estimated costs for the Rte. 3A Corridor Infrastructure activities = $18,000,000 

The specific components of the phases need to be flexible. The Town needs to retain the ability to react to 

outside economic forces to segment, phase and sequence the improvements in a reasonable fashion that makes 

sense for the overall re-development goals of the Town for the TIF District, and also respects and balances the 

overall budget needs of the Town. By and through the adoption of this Plan it is the intent and understanding of 

the Hooksett Town Council that the individual work activities of the different phases may be adjusted by the 

Administrator [see Section XIX] without the need or requirement for additional Council votes or a formal public 

hearing, as long as the Administrator finds that the changes are in compliance and conformance with the overall 

limitations, budget, goals and purpose of the Plan. 
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VII. Economic Benefits of the Overall TIF Project 

The improvements described herein are anticipated to service the existing property owners, citizens and voters 

by accommodating and encouraging future growth in the tax and economic base of the Town.  

The proposed improvements under the two phases will provide the incentive and be the catalyst for new 

investors. It is estimated that the proposed improvements put forth by the Town, taken together with the 

private investments will have the potential to generate between $5.6 million to $22.5 million in new property 

values within seven to fifteen years. 

This forecast is based on a review of the development capability of the existing vacant and underutilized 

properties within the District. The range reflects an assumed 5% to 20% increase in overall reevaluation of 

properties within the TIF District.  A summary of estimated values after redevelopment is included in Appendix 

B. 

VIII. Open Space 

As described above, any infrastructure development could result in the creation of some additional open space / 

green space as a result of the development of the properties within the TIF District.  It is noted that it is not the 

purpose of this TIF District to create public open space, and is not part of the budgeted activities. .   

IX. Environmental Controls 

In constructing the planned public improvements described in Section III, above, The Town of Hooksett, as well 

as private parties, will be required to comply with all appropriate environmental regulations. These regulations 

may include, but are not limited to, any or all of the following: 

 State and federal regulations regarding the protection of wetlands and floodplains. 

 State standards for design of public sewer systems. 

 State permits regarding soil disturbance/filling. 

 State and federal regulations regarding air, water, and noise pollution. 

 Applicable Town building codes, zoning ordinance, subdivision and site planning regulations. 

X. Proposed Re-Use of Private Property 

As outlined in the details for the work, the Town may be assuming ownership of property or obtaining 

easements that will be necessary for the construction of the infrastructure improvements. All public uses and 

any private uses, whether through lease agreements, outright sales, or other appropriate mechanism will be 

conducted in conformance with all applicable sections of the RSA 162-K, especially Section 162-k:6.III.(i) and in 

accordance with all federal and state regulations. Any public use not yet outlined and determined will be 

reviewed by the Advisory Board and approved by the Administrator [see Section XX of the Plan] prior to the 

expenditure of any public funds or other grant monies associated with the improvement. 

XI. Relocation and Displacement 
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The development program is not anticipated to require relocation and/or displacement of any persons, families, 

business concerns or others; however should circumstances change as the project unfolds, the Town of 

Hooksett will work to minimize the impacts of relocation for any residents or businesses within the District 

boundary. All relocation and dislocation activities will be in conformance with RSA 162-K, and federal and state 

regulations. 

XII. Operations and Maintenance of the District 

The added cost for operation and maintenance associated with the infrastructure improvements including the 

extended water and wastewater systems will be reflected in the user fees assessed against the end users for 

service provided. Maintenance of municipal roadways, trails and other public amenities will be incorporated in 

the normal operations of the Town’s Public Works Department 

XIII. Estimated Costs of the Development Program 

As outlined in Section VI, the estimated engineering and construction costs for wastewater and water 

infrastructure improvements for the Rte. 3A Corridor Infrastructure TIF District are $18,000,000.  

It is anticipated that the Town funding will come from the issuance of Municipal Bonds for the activities. 

Appendix C outlines the costs associated with the issuance of these Bonds and the anticipated yearly obligations 

for the Town. In summary, the costs of the Development Plan are as follows: 

 Annual Principal  & Interest (P&I) Payments for 20 year $18,000,000 bond at 3.25% interest range from 

$1,470,375 (1st year) to $914,625 (20th year) 

 Total  P & I Payments for 20 year bond of $18,000,000 = $24,192,875 

Cost projections are based upon 2016 cost estimates prepared by professional consultants. To the extent that 

elements of the project are implemented in out years, an inflation factor derived from the Engineering News 

Record for the lapsed time period will be applied.  

XIV. Funding Sources 

The Town of Hooksett intends to use multiple funding sources to complete the proposed development program 

for work discussed above. A combination of municipal bonding, state or federal funding, private investment, 

foundation grants, municipal appropriations, leases, off-site improvement charges, and betterment / special 

assessments may be utilized. Additionally, in order to reduce the amount of municipal bonding, the Town may 

seek funding from other sources, that may include, but are not limited to, the following:  

 Community Development Block Grant Program (CDBG); 

 Rural Development Grants 

 NHDES Financial Assistance Water or Wastewater Grant Program 

 NHDOT Enhancement Grants 

For any grant or funding program that requires the Town to match or pay some other proportional share, the 

funding for this match or share shall either come from the bonding, some other general appropriation, or from 

some gift, grant, private match or other appropriate funding source   
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It is the overall intent of the Plan to be partially funded through the generation of tax increments as described 

and defined per RSA 162-K:10.III (a)(1). All of the tax increments shall be directed annually towards and 

dedicated to the retirement of all of the outstanding bonds and notes issued for the improvements and activities 

associated with this Plan. All tax increments shall be set aside and placed into the dedicated TIF fund. The 

baseline values used to determine tax increments will be as of April 1, 2017. 

For the purposes of determining the tax increments, the market based appreciation in value of any property 

shall be considered as new values to be captured for the dedicated TIF fund. 

If there are available tax increments in excess of that which is necessary to fund the outstanding financial 

obligations for the bond payments in a given year then the excess amount shall either be used to make 

additional payments towards the outstanding financial obligations or be placed under the control of the Town 

Council in escrow until sufficient funds are available to complete any other work approved in the Plan, or as an 

amendment to this Plan by the Town Council. 

Pursuant to RSA 162-K, the Town of Hooksett may issue bonds or other appropriate debt instruments to pay for 

the proposed work and improvements outlined in this Plan. Any bonding for subsequent phase activities shall be 

approved by the Town Council prior to the issuance of any bonds. Said approval of subsequent phase bonding 

does not constitute an amendment to this Plan. 

As noted elsewhere in this Plan, the work activities for the different phases need to be flexible so the Town can 

react to any changed external circumstances and effectively move the goals and objectives forward. The Town 

Council, in consultation with the Administrator, shall ultimately determine the initiation, pace and final scale of 

the District within the limits set herein, including if and when the level of tax increments in the District, 

combined with any other grant funds or private investment, justifies additional borrowing or the 

implementation of specific work activities or improvements. The enactment of the District allows for the 

infrastructure, but does not authorize the infrastructure. That can only result from subsequent vote on bonding 

and acceptance of construction designs and build contracts. 

XV. Development Agreements 

Since construction of the proposed improvements will commence prior to realization of the required 

incremental value necessary to service the bonds to complete  the Development Plan, the Town Council may 

require the developer, or developers to execute a clearly enforceable Developer’s Guarantee Agreement with 

the Town. This agreement will require the developer(s) to pay any agreed upon deficiency between the Town’s 

actual annual cost for bond debt service and incremental tax revenues generated in the District. The Town 

Council shall have final approval of the language of any Agreement negotiated by the Administrator. All 

Agreements shall be executed and recorded in the Merrimack County Registry of Deeds.  

The Town acknowledges that the creation of a public-private partnership to further the goals and objectives of 

the TIF District and the Plan involves some level of risk on the part of both parties. At the same time, the Town 

recognizes that opportunities for risk with public funds may not be in the best interest of the citizens and 

taxpayers of Hooksett. It is not the intent of the Town, acting through the Town Council, to vote to authorize the 

issuance of any bonds or other financial obligation notes without the execution and recording of the appropriate 

Development Agreements in order to protect the interests of the Town and its residents. 
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XVI. Impacts on Other Taxing Jurisdictions 

A. Property taxes applied to incremental assessed value in the TIF District will include the municipal, school, 

county, and precinct taxes currently collected by the Town. The 2016 applicable tax rates are as follows: 

 Municipal $6.70/ $1,000 

 County $3.36/ $1,000 

 Local School $13.73/ $1,000 

 State School $2.60/ $1,000 

 Total $26.39/ $1,000 

The estimated impact of tax increment financing on the assessed values of all other taxing jurisdictions within 

the Town of Hooksett is negligible, since the proposed improvements are designed to encourage commercial 

investment and lessen the residential tax burden. Thus, these activities are anticipated to contribute to a long-

term increase in the non-residential tax base, and at a faster rate than would otherwise be achieved. 

XVII. Plan Amendments 

Pursuant to RSA 162-K: 9, this plan may be amended by a vote of Town Council in conformance with all 

applicable time frames and notice requirements. 

XVIII. Duration of Program 

The TIF District will exist until all debt issued and borrowing initiated to fund the development program is retired 

and all improvements anticipated within the Plan for the District as originally adopted or subsequently amended 

by action of the Town Council have been completed. Upon full repayment of the outstanding bonds, the TIF will 

be closed by action of Town Council. 

XIX. TIF District Administration 

The Town Administrator shall be the Administrator of the District, and in addition to the duties and powers 

granted to the Town Administrator, the Administrator shall have the following powers: 

1) Negotiate for the acquisition of real property or easements, and sign options and / or purchase and 

sales agreements to acquire said property or easements subject to final approval by the Town Council; 

2) Negotiate and sign, upon the approval of the Town Council, any contracts relative to the design, 

engineering, construction or operations of any phase or component of the activities proposed under 

this Plan; 

3) Apply for, and accept and execute, upon the approval of the Town Council, grants from any private or 

public organization or corporation, or from any state or federal agency for any work associated with this 

Plan; 

4) Negotiate any Development Agreements and present the Agreements to the Town Council for final 

approval; 

5) Certify to the Town Council, for acquisition through eminent domain, property that cannot be acquired 

by negotiation, but is required for implementation of the Plan; and 
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6) Certify to the Town Council the amount of funds, if any, which must be raised through the sale of bonds 

to finance the activities associated with this Plan. The Town Council may grant through an affirmative 

vote of the Council, additional powers, as deemed necessary and appropriate, in order to implement 

the goals, purpose, work and improvements outlined in this Plan or any future amendment. 

XX. Advisory Board 

In accordance with 162-K: 14, the Council shall create, by resolution, an Advisory Board for the District and 

delineate its advisory roles and responsibilities. The Advisory Board shall consist of seven members appointed by 

the Council. A majority of the membership will include owners or occupants of real property within or adjoining 

the district. A majority of the membership shall be residents of the Town. The function of the Advisory Board 

shall be to advise the Town Council and the Town Administrator in planning, construction and implementation 

of the development program along with maintenance and operation of the district after it has been completed. 

The role of Advisory Board shall be limited to review of plans and recommendation to the District Administrator 

on matters related to scheduling of infrastructure improvements. In instances where a majority of the Advisory 

Board believes that the Administrator has not sufficiently considered the Advisory Board’s recommendation, 

they may, by majority vote, refer the matter along with their written recommendations and explanations 

therefore to the next regularly scheduled meeting of the Town Council. In such instances the Administrator shall 

delay implementation pending Town Council review and determination on the matter. 

XXI. Annual Report 

Pursuant to RSA 162-K: 11, the Town, by and through the Administrator of the District, in consultation with the 

Advisory Board, shall prepare an annual report containing the following: 

 A Narrative Report on the status of the implementation of the Plan and a summary of the work that has 

been completed within the previous year; 

 The amount and source of revenue of the District; 

 The amount and purpose of expenditures; 

 The amount of principal and interest on any outstanding bonded indebtedness; 

 The original assessed value of the District; 

 The captured assessed value retained by the District; 

 The tax increments received; and 

  Any additional information necessary to demonstrate compliance with the tax increment-financing 

plan. 

XXII. Adoption of the Plan 

Adoption of this plan has been carried out through the following actions: 

 The holding of a public hearing by the Hooksett Town Council regarding the adoption of Chapter 162-K 

on March 8, 2017. 

 Affirmative vote by the Town Council to Adopt the provisions of Chapter 162-K a minimum of 15 days 

later, on March 23, 2017. 
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 The holding of the public hearing on March 8, 2017 by the Hooksett Town Council, per 162-K: 9.III, shall 

include the opportunity for the Merrimack County Commissioners and the SAU 15 (Auburn, Candia, 

Hooksett) School District to meet with the Town Council to discuss these matters and to gather any 

other public input to have reasonable opportunity to comment on the plan. 

 Adoption of the Development Program and Tax Increment Financing Plan (RSA 162-K: 6 and 162-K: 9) for 

the Hooksett Rte3A Corridor TIF District occurred by an affirmative vote of the Town Council at their 

meeting on March 23, 2017. 

 Appointment of the Advisory Board, pursuant to 162-K: 14, by a vote of the Town Council.
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Appendix A- District Boundaries Figures 1, 2a and 2b 
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Appendix B- District Properties, Acreages, and Values 



 

Rte. 3A Corridor Infrastructure TIF Plan ADOPTED BY TOWN COUNCIL March 23, 2017         Page 19 

 



 

Rte. 3A Corridor Infrastructure TIF Plan ADOPTED BY TOWN COUNCIL March 23, 2017      

   Page 20 

 

Appendix C- Bond Estimate Payment Schedule 

Bond Amount: $18,000,000.00, 20 Year Bond, Payments Calculated at a rate of 3.25% 
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