
MINUTES 
PETERBOROUGH PLANNING BOARD 

TOWN OF PETERBOROUGH 
Monday, July 13, 2020 – 6:30 p.m. 

Peterborough, New Hampshire 
 
 
Members Present: Ivy Vann, Sarah Steinberg Heller, Judy Wilson Ferstenberg, 
Tyler Ward, Alan Zeller, Rich Clark and Lindsay Dreyer  
 
Also Present: Laura Norton and Danica Melone, Office of Community 
Development 
 
Chair Vann called the meeting to order at 6:38 p.m. noting the meeting was the 
regularly scheduled July Meeting of the Planning Board. She noted the checklist to 
ensure meetings are complaint with the Right-to-Know Law during the State of 
Emergency (declared by Governor Sununu, Emergency Order #12, pursuant to 
Executive Order 2020-04 “which authorizes this public body to meet 
electronically.) It was noted the “Zoom” platform was being used for the meeting 
which would allow all individuals to communicate contemporaneously throughout 
the meeting by using the assigned meeting ID.  
 
A Member Roll Call was initiated where the Member stated their name, noting 
they were present. 

A motion was made/seconded (Ward/Heller) to seat Ms. Dreyer for the hearing. A 
roll call vote was taken with all in favor except Mr. Clark who abstained. 

Minutes: 

A motion was made/seconded (Zeller/Heller) to approve the Minutes of June 8, 
2020 as written. A roll call vote was taken with all in favor.  

Chair Vann then read the only case for the night: 

Public Hearing: Preliminary Review Application: Applicant Akhil Garland, 
owner of Parcel Nos. R010-005-001 and R010-007-000 located on Middle 
Hancock Road, has submitted an application for preliminary review with the 
Planning Board to discuss his proposed Open Space Residential Development 
(OSRD). This plan would convert the existing 7 accessory structures on the 
property (known as the Walden Eco Village, associated with the Well School) and 
create an additional 19 open-space residential development lots with associated site 
improvements and an open space area. The proposed Open Space Residential 
Development would create a total of 26 lots.  
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When finished Chair Vann gave the Members and audience a very brief overview 
of the Open Space Residential Development Ordinance. “We don’t see it a lot” she 
said adding “its intent is to encourage flexible designs in residential uses while 
promoting the preservation of the rural land by the clustering of new houses in as 
small a space as possible.” It was noted that the minimum tract area for the 
Ordinance was at least 10 acres with the allowable density to be determined by 
dividing the total tract area (54 acres) by the minimum lot size for the district  that 
the development was located in. In the Rural District this is equal to 25% of the 3-
acre minimum (.75 acres) or ¾ acre lots. It was also noted that the dimensional 
requirements (frontages and setbacks for both tract and internal dimensions) may 
be reduced for developments meeting the criteria outlined in the ordinance.  

Chair Vann then asked for a motion to accept the Preliminary Consultation 
Application as substantially complete. 

A motion was made/seconded (Ward/Ferstenberg) to accept the application as 
substantially compete with a roll call vote with all in favor.  

Chair Vann then took a moment to explain how the meeting would progress 
(applicant presentation followed by Planning Board Member questions and 
concerns followed by public input, questions and concerns). She reassured the 
audience “this is a preliminary discussion; it is non-binding on both sides and no 
decision will be made tonight.” 
 
Chad Brannon introduced himself as a Civil Engineer with Fieldstone Land 
Consultants, PLLC located in Milford, New Hampshire and representative for the 
Garland Family Realty Trust. “Akhil Garland is here as well to answer any 
questions” he said. 
 
Mr. Branon noted they’d been before the Board in January with this project “but it 
was very preliminary at that point.” He went on to note since that time they had 
met with the Fire Chief and several neighbors and had taken the feedback they’d 
received and incorporated it into the current plan.  
 
With the plan projected on the Zoom screen, Mr. Branon noted Mr. Garland’s 
proposal includes the merging of two parcels (R010-005-001 and R010-007-000) 
to create a tract of land totaling roughly 52 ½ acres. On that tract are 7 existing 
accessory use structures that were associated with the Well School. He went on to 
say the plan was to convert these structures to single family homes while creating 
19 new housing lots with associated site improvements and open space areas as an 
OSRD. He told the Members the land located at 360 Middle Hancock Road was 
owned by the Garland Family Trust. 
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Mr. Branon reviewed the property as a whole (existing conditions; location of the 7 
existing units and the proposed new dwellings; existing outbuildings (maintenance 
garage and barn); forested and agricultural lands (suggesting significant 
agricultural preservation promotion with the development); parking areas; location 
of a fire pond (for irrigation and fire suppression uses) and the gravel road circling 
the site. 
 
Mr. Branon briefly noted necessary improvements to Middle Hancock Road and 
the existing parking area. He told the Board the structures met the separation 
requirements of the ordinance but they would be seeking relief from the ¾ acre 
minimum lot requirement. He noted the ordinance gives the Planning Board the 
authorization to modify any of the requirements if it is deemed reasonable by the 
Board. “There is no benefit to the town or the landowners to have ¾ acre lots” he 
said, adding “what we are showing you here are just over ¼ acre lots.” 
 

Mr. Branon went on to review proposed improvements to the 20-foot access road 
from Middle Hancock Road; modified parking locations to support the 
development and provide greater sensitivity to abutters, the incorporation of a fire 
pond, internal roadway upgrades for daily traffic and the proposal for significant 
open space and preservation of the agricultural features of the land. Mr. Branon 
then reviewed the OSRD Ordinance, specifically the requirements of the ordinance 
and their request for a total of 26 lots. When he was done Chair Vann reviewed the 
yield (17 dwellings). “With 7 existing structures that leaves 10 so you can add 10 
more, not 19 more.” A brief discussion about the justification for additional density 
followed and included Mr. Branon noting the synergy with the project and the 
OSRD Ordinance that would encourage development while maintaining the rural 
sensitivity with lots fronting the internal roads, preserving the open space. “The 
proposed development if consistent with and complies with the general purpose, 
goals, objectives, standards and provisions of the Master Plan” he said adding “the 
lots will be designed and situated on the internal dimensions, creating a great 
buffer, nestled right in the center of the  development.” He went on to say the 
development would use the existing infrastructure, maintain a great deal of open 
space that would be accessible to all for the permitted uses of agriculture and 
passive recreational activities. 

Mr. Branon then briefly reviewed the allowable density calculations. He noted the 
current base density without bonuses stood at 17 single family dwellings. He 
briefly reviewed the potential for additional density for innovative open space 
protection which included agricultural land and use, trails, forest management, 
view shed and historic features. 

It was noted that the Planning Board may award density bonuses that increase the 
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maximum number of dwelling units available under conventional subdivisions and 
those bonuses may be rewarded from any combination of the criteria discussed 
above. It was also noted that “in no case shall the bonus result in more than a 25% 
increase in dwelling units” and a brief discussion about density capping followed. 
Mr. Branon acknowledged the density bonus cap in this discussion but reminded 
the Members the Planning Board has the authority to award greater densities 
throughout their review process. He quoted “it is the intent of this section of the 
ordinance to authorize the Planning Board to modify any of the requirement herein 
as deemed reasonable by the Board.” 

A brief discussion regarding one of the major density bonuses (agricultural land 
and use regarding agricultural fields, crops, grazing, haying, forested lands and 
orchards) followed. Chair Vann indicated that while much of the land was 
agriculturally valuable “not all of the land is agricultural in use.”  

Mr. Branon also noted road improvements, improvements to the parking areas and 
maximization of land preservation. He cited the individual lots with buildings 
designed and situated to ensure the minimization of the natural and cultural 
features of the site (while) all meeting the regulation’s general purpose, goals, 
objectives standards and provisions of the Master Plan. “We ask you to exercise 
your authority for density modifications as deemed reasonable” he said.  

Ms. Ferstenberg questioned affordability and the cost of the units. “What is the 
price point? How affordable are they going to be?” she asked. Chair Vann 
interjecting “this comes up all the time but we as a Board are not allowed to ask 
those questions.” 

Mr. Branon concluded the density discussion by noting the importance of the 
agricultural component. “It is a valued element of the lifestyle there” he said 
adding “and we maintain and sustain that the additional units would be a great 
benefit to the town and the residents.” Chair Vann asked, “what is the  anticipated 
square footage of the units?” Mr. Branon replied, “about 1000 square feet but we 
are being flexible on the dimensions of the units.” Mr. Clark interjected “I see the 
numbers and I think it is too big in my opinion.” Chair Vann noted the specifics of 
the project (which are many) would have to be presented as they moved forward. 
Mr. Branon noted “our goal is to maintain the harmony of the development and 
meet the code requirements with flexibility for design, layout and design changes.” 

Ms. Heller interjected “the whole agriculture part bugs me, it needs to be better 
defined so that we can see what it looks like.” Another Member agreed interjecting 
“a bit more flushed out” with Ms. Heller replying, “quite a bit more flushed out.”  

Moving on Chair Vann said “well I am willing to say (and) I think the Board 
agrees that the applicant may not get the total number of lots he is looking for but 
we are not troubled at all by the ¼ acre lots for the type of community he is 
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building.” She went on to say that each lot must meet the state requirements for 
water and septic noting “I don’t see a reason to burn up another ½ acre per unit just 
to make the lots a little bigger. That is not reasonable in the spirit and purpose of  
the ordinance.” Ms. Heller agreed adding “while more discussion is needed, the 
notion is appealing to me, I appreciate the spirit of this proposal.” 

Chair Vann called for a straw poll regarding the minimum lot size of ¾ acre lots 
(per the Allowable Lot and Yard Requirements of the OSRD Ordinance).  

After additional discussion and information regarding the criteria for well and 
septic systems (“we will meet all state and local criteria and are not seeking and 
relief for those systems” said Mr. Branon) a non-binding straw poll vote by roll 
call was taken with all in favor.  

Chair Vann then opened the hearing for public comment. 

Lisa Stone introduced herself and asked if the development was intended to be a 
condominium project and if so, how the land (common and open space) would be 
managed. While unsure of the land status currently Mr. Branon noted there would 
be some form of control (Homeowners Association (HOA); town adoption of 
common space or fee simple ownership for the maintenance of the private road, 
infrastructure maintenance and perpetual public use.) 

“Will there be deed restrictions?” asked Ms. Stone with Mr. Branon replying “yes, 
normally there are some regulations and restrictions.” “Will the residents be able to 
use the  agricultural land for gardening?” she asked with Mr. Branon replying “yes, 
community gardens have been talked about.” 

Derek Tillman introduced himself and his wife Misty and noted the fact (that) if 
the Planning Board waived the ¾ acre ordinance requirement in favor of ¼ acre 
lots “that automatically gives them more acreage (13 to be specific) to get more 
homes (upping their density without any additional bonusses).  

Chair Vann replied, “right now their density bonus is 4 additional houses, right 
now that is a 35% bonus.” Mr. Tillman also asked about the applicant cleaning up 
the debris around the current maintenance area on the property. “It is a disaster 
with tractor trailer units strewn about – how eco-friendly is that?” he said. Chair 
Vann noted those types of issues would be addressed at the site plan review. “I 
have no doubt we will want a site visit” she said. 

Corrine Chronopoulos introduced herself as a resident of the Eco Village and 
asked about where in the process the conditions of the exiting cottages would be 
brought up to code to make them saleable. Ms. Melone indicated site plan review 
was the appropriate venue for that review and would include addressing and 
enforcing (building) Code Enforcement as well as life safety issues necessary for 
final inspections and Certificates of Occupancy (COs). 
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Michael Kennedy introduced himself as an abutter and noted two comments. The 
first of which was of which was the necessity of widening Garland Way. He noted 
the road was approximately 1/10 of a mile long with 3 culverts and two designated 
wetland areas. Citing both the Groundwater Protection and Wetland Protection 
Overlay Districts he said, “it is clear the Town of Peterborough cares about 
protecting and preserving wetland areas.” He noted the widening of the road and 
the  additional parking and dwelling units (all uphill from Middle Hancock Road) 
created more impervious surfaces and was counter intuitive to the spirit of the 
ordinances. “We’d like to have the Conservation Commission involved in a 
review” he said. Chair Vann replied, “the Conservation Commission will be 
involved with a full review.” 

Blair Weiss introduced himself as an abutter and asked about the septic permits for 
the existing buildings. “Are they rented now?” he asked adding “are they up to 
code?” After a brief discussion of how the cottages were permitted as accessory 
dwelling units for temporary teacher housing in the first place, Chair Vann 
reiterated the existing cottages would be inspected and brought up to code with 
new COs issued.  

David Johnston introduced himself along with his wife Hannah as direct abutters. 
Noting the 5% density bonus for trials (open space networks with trail corridors 
throughout the site) and told the Board “the trail spoken about runs right through 
the back of my property” and asked, “how do you analyze that?” Chair Vann 
replied, “we have no control over the trails they claim are theirs, but that is 
interesting information and it will be followed up on, thanks.” 

Sarah Heller asked how the temporary housing for the Well School Staff became 
rental units for non-staff residents. Chair Vann interjected “my recollection is that 
at the time they were approved as dwelling units without cooking facilities and 
could be lived in. There was a cook house and year-round occupancy was 
approved on those restraints. I do believe there may have been some slippage on 
what is going on, these dwellings must be brought up to standard.” Ms. Heller 
noted it was good to see transparency in the review of the original project “and 
acknowledgement of how we may have slipped up.” She went on to say, “it’s a 
positive thing and there won’t be any mire or inuendo at decision time.” 

Ms. Johnston asked about the plan for screening noting the lights from the existing 
structures currently pose a problem “and new structures just get closer and closer 
to our house” he said. Chair Vann cited the ordinance’s landscape buffer 
requirements (a buffer area at least 75 feet from the perimeter of the tract measured 
inward) and that  additional screening may be deemed appropriate by the Planning 
Board.  

Michael Hopkins introduced himself as an abutter (along with Kim Porter Sands) 
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and told the Members he had concerns about well water issues and the potential 
impact of an addition of 26 new wells will make. He cited erosion problems and 
what he described as real problems with increased vehicles and traffic issues. Mr. 
Hopkins then requested a proper water survey for environmental impacts and well 
sustainability be done, “especially in our area which is 4.5 miles from the center of 
town.” 

Malcom Watson introduced himself and noted two significant fires had occurred 
on Middle Hancock Road where both structures burned to the ground. He 
suggested the town think about fire hydrants on the road. Chair Vann replied 
hydrants were not an option without town water access but added dry standpipe 
fire suppression systems and fire ponds may be reasonable. 

Mr. Watson went on to mention the density that already exists along Middle 
Hancock Road with Chair Vann  replying, “this is true all over town, density is 
happening where the empty space is.” 

Rachel Austin introduced herself as a resident of the Eco Village. She cited 
statistics that new housing may create (“20 or more houses, 2 or so people per 
structure means 80 or so more people. I am concerned for the Well School Zone”). 
“Will there be any vetting of people?” she asked.  

It was subsequently suggested the Well School was closing as a leaning venue and 
that may be the impetus for Mr. Garland’s proposal. Ms. Austin then noted the 
traffic impacts and the potential for a decreased quality of life. “A ¼ acre lot is too 
small I think” she said.  

David Buren introduced himself and noted the water situation was a top priority. “I 
have lived across from the Well School with my family for 37 years and we had 
absolutely no water issues for the first 30 years” he said. Mr. Buren went on to 
mention the unintended consequences the proposed development may have on the 
Summer Street Well. “I use far less water now as an empty nester and yet now I 
have water problems” he said adding “this development is sure to impact me and 
other people.” A brief discussion about a water study (aquifer and wellhead) 
followed with many of the abutters requesting an independent study. 

Ann and John Carter joined the discussion by agreeing an independent water study 
would be necessary. Mr. Carter also reiterated “Middle Hancock Road was narrow 
and not well maintained to begin with, more traffic means more wear and tear and 
more noise.” Chair Vann reminded the audience the application was still in its 
preliminary stages. 

Mr. Weiss noted he was on his porch and noted that “a ¼ acre is about 100 by 100 
feet, that is the size of my leach field.” Mr. Branon replied the state regulation is a 
distance of 75 feet between a well and the septic system. “And the plan will meet 



Planning Board Minutes         July 13, 2020    pg. 8 of 8 

all state and local requirements” adding “the typical size for a residential leach 
field is much smaller than 100 by 100 feet.” Mr. Branon also noted the closest 
abutter (the Johnston’s) were about 300 feet from the applicant’s property line and 
that adequate landscaping and screening would be implemented. Mr. Branon then 
told the Board the application would also trigger an Alteration of Terrain Permit 
from the State (which would automatically include a review by CEI, the Town’s 
independent drainage and erosion control consultants). He concluded by noting 
they have vast experience with wells, there would be a single well for each unit 
and they work with professional well drillers (and) assured the Board once again 
that he had no doubt they would meet all local and state requirements. “We look 
forward to addressing all concerns and providing more details at site plan” he said.  

In conclusion Mr. Weiss asked about the  Eversource easement in the area and 
whether or not is was on the Garland property. Mr. Branon replied he believed the 
easement was not on the property but again noted “those details will be included 
on the final plan.” Mr. Hopkins noted the plan would lead to a 58% increase in the 
residents along Middle Hancock Road. He noted issues with wetlands and 
environmental degradation and urged the applicant to explore these issues 
thoroughly. Ms. Johnston asked about a particular blue box on the plan which was 
discovered to be an artifact of its production and meaningless. 

Other Business: 

Chair Vann noted a letter of credit for the Church Street project (a new bond that 
must be accepted by the Planning Board that allows them to continue their project 
for another year) and noted she would entertain a motion to accept the bond. A 
motion was made/seconded (Zeller/Heller) to approve the continuation of the bond. 
A vote by roll call was taken with all in favor.  

The meeting adjourned at 8:40 p.m. 
 

Respectfully submitted,  

Laura Norton  

Administration 
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