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MINUTES 
AFFORDABLE HOUSING SUBCOMMITTEE MEETING  

Town of Peterborough, NH 
Friday, November 18th, 2022, 8:00 am 

Select Board Meeting Room, Town House 
 
Present   
Committee Co-Chairs Pelagia Vincent and Carol Nelson, members James Kelly, Stephanie Hurley 
(liaison to Planning Board), Sharon Monahan, and Bonnie Tucker.  
 
Not present 
Sadie Halliday, Danica Melone 
 
Co-chair Pelagia Vincent welcomed those in attendance and began the meeting at approximately 
8:33am.  
 
Approval of Minutes 
The October 24th minutes had several topics that had been discussed but weren’t voted on at the 
actual meeting, so the committee reviewed the three items:  

1. Sharon had made a motion to move the regular meeting dates and times to the 4th Friday of 
the month at 8:30am; James seconded.  

2. Sharon also had made a motion to appoint Pelagia and Carol as co-chairs of the committee; 
James seconded. A vote was taken at this meeting and all voted in favor of both motions, they 
passed unanimously.  

3. Carol had proposed two working meetings; one in November and one in December to 
strategize 2023 goals. Dates agreed upon were November 4 and December 2. The motion 
made at this November 18th meeting was done by Stephanie and seconded by Bonnie. All in 
favor; passed unanimously. 

Sharon made a motion to approve the minutes of October 24th, 2022 as corrected. Stephanie 
seconded; all voted in favor, passed unanimously. 
 
The November 4th minutes were questioned by Stephanie as to whether or not when Town land is 
sold it needs to go to Town meeting. Carol to confirm with Danica if this is true. 
 
Review Assignments and Items Still Up for Discussion 

• Carol confirmed that Danica did add our previously approved minutes to the AHC section of 
the website.  

• It was unclear if Danica asked the Town Clerk to update Carol’s position on the committee 
from alternate to full member. Carol to follow up with Danica. 

• Danica did invite Bonnie to the November 4th working meeting, as she was in attendance and 
was approved as a new member.  

• Regarding Carol presenting the joint statement in support of more rental housing to the GDTIF 
and SPTIF, those dates need to be confirmed with Danica. 
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• Carol did reach out to Kate Coon about attending the November 18th meeting; Kate is out of 
town that day and not able to attend. Carol also inquired if Kate would consider becoming an 
alternate member of the AHC and she didn’t commit either way.  

 
 
Housing and Economics Conference Summary 
On November 15, Stephanie attended a NH Housing conference in Manchester and gave a detailed 
overview. An economist reviewed the housing needs assessment she had recently conducted 
(presentation attached) and said that community perception is that costs outpace wages; there are 
no entry-level homes; and we have an aging population therefore we need the actual workforce to 
support the aging population. Also, arts, entertainment, recreation, accommodation, and food 
service workers have the greatest cost burden because they don’t make as much money and have a 
harder time finding homes. The economist felt there needed to be a plan for seasonal units because 
we’re a tourism economy. The projected population changes need to be prioritized for those growing 
the most. Her report is being submitted to NH Housing and will be available to us to link to.  
 
Joe Minicozzi, an urban planner who attended the seminar, analyzed land use with the goal of 
improving the tax base in a town and he relates municipal costs to land use patterns (presentation 
attached). The main concept is stacking stories, which increases tax revenue. The costs of building 
and maintaining roads is a big burden on towns, so building living units above businesses in the 
downtown areas increases living units without increasing roads. Mr. Minicozzi believes there is a bias 
in the taxation process, called redlining, still going on. (Bonnie explained the history of redlining). 
Under this system, they’re still under-taxing the rich and overtaxing the poor. In the last 20 years, the 
taxation process has become biased by using subcodes. The people on the smaller lots closer to the 
downtowns get taxed more per acre. This is a problem at the state-level.  
 
Stephanie gave an example of the West Peterborough post office building being the perfect example 
of “building up” being an option vs. putting affordable housing into neighborhoods between houses.  
 
“Housing Fact or Fiction”, a short video, was shown at the conference 
(https://www.communitiesandconsequences.org/videos/). This is part of a series called Communities 
& Consequences by filmmaker Jay Childs. A discussion followed about showing one or more of the 
films at either the Peterborough Community Theatre or the library with AHC as the sponsor. These 
films show that people living in workforce housing are the same people you see in your community 
every day, just trying to make a living and put a roof over their heads. A Q&A after, or a panel of 
people experiencing the need for workforce housing was proposed. Carol offered to contact Jay 
Childs about film screenings.  
 
Stephanie went on to say Jennifer Schwartz, Director of Tax and Housing Advocacy National Council 
of State Housing Agencies, went through what’s possible in congress; there’s a low-income housing 
tax credit that will help increase rental housing production. Her presentation is attached. Pelagia 
reminded the group we’re not focused on getting more HUD-sponsored properties in town.  
 
The last presenter at the conference was Jeff Fuhrer, an economist and author of the book “The Myth 
that Made Us”, which Stephanie will recommend to Kate Coon. His presentation is attached. He 
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concentrated on the Horatio Alger myth that determination and hard work are what built America. 
Jeff said there’s a deep mistrust of the poor as undeserving with the corollary being If you don’t 
succeed, you didn’t work hard enough. That is wrong. Business is all about maximizing profits. It’s not 
laziness; people that work tirelessly just can’t get a step up.  
 
A discussion proceeded about EverNorth visiting our area a few years ago when Pelagia and Hope 
Taylor were targeting land in our area, but EverNorth really focuses on communities that are outside 
of our district.  
 
Pelagia pointed out NHPBS does films on housing, too. We might be able to coordinate with them as 
well for sponsoring a film series. Carol to reach out to Dawn at PBS.  
 
Summary of Recent Housing Events 
Carol and Stephanie participated in Vital Communities’ Homes for All Summit on October 28 via 
Zoom. Vital Communities includes the Upper Valley area of NH and across the border to Vermont. 
There was an overview of housing, then the attendees split into breakout segments based on topics. 
Stephanie attended one and Carol did another and reported that all kinds of homes are needed, not 
just workforce housing. They talked a lot about ADUs; if you have them in your community, consider 
doing an ADU house tour so people can see in real life what they entail. They mentioned putting 
together a resource of contractors that homeowners could reach out to as they’re the main group of 
people doing ADUs. There’s a group that helps people become “landlords”, since many older people 
are in large homes and are one of the biggest segments of ADU homeowners. Carol will send the 
committee the website of this group. 
 
Pelagia talked about how the previous AHC members believed there wasn’t enough information 
about ADUs and how they can help a variety of people. They had wanted to do public presentations 
inviting people to see what an ADU is and how they, too, can build one. They had wanted to publish a 
summary of what hurdles there are; who to contact; and where to start…basically a package for 
people to work with. It would also list the benefits of a senior creating an ADU: social interaction, 
financial gain, etc. This concept will be discussed further at the December 2 working meeting. Sharon 
mentioned that in her work as a septic designer she’s done a lot of work regarding ADUs in the last 
year.  
  
Other Issues 
Since Crotched Mountain Rehab in Greenfield was sold, there was no reason for Pelagia to reach out 
to Sadie about it. 
 
Bonnie commented that the questions for employers that Danica provided were excellent and next 
would be the questions for the rental development managers. Carol will follow up with Danica about 
that. Regarding the employers, Bonnie offered to take on Millipore Sigma who, in 2020, said they 
were adding 275 jobs to support the Covid vaccine development.  
 
Regarding the employer assignments, Stephanie offered to give Teleflex to Sharon, and she accepted. 
Stephanie will keep NHBB.  
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Riggin’s Rules of Procedure was distributed and briefly discussed.  
 
Neighbors Together Assignments 
The test for Neighbors Together that went out needs lots of updates, so Carol asked the group to 
ignore it until the next test can be sent. The FAQ section is being worked on and the members who 
hadn’t submitted a question yet were asked to do so. Bonnie asked for clarification on exactly what is 
needed, so Carol explained that members should put themselves in the shoes of someone looking for 
housing. For example, “Can you rent an ADU?” and “What other options are there than workforce 
housing?”. All FAQs received so far have been sent to Nicole for review since she’s the welfare officer 
and versed in this arena.  
 
Stephanie, Sharon and James provided the overview of the ROC tour. In addition, Stephanie and 
James submitted the overview of the Union Street project.  
 
Carol informed the group that the “Success Stories” section of NT is being renamed to “New Housing 
Developments” and will focus on new rental development like Sadie’s. A discussion continued and it 
was agreed that stories about ADUs will be included as well. There will also be a new segment called 
“My Housing Story” featuring individuals looking for housing, highlighting what people have 
experienced finding housing and what others are hoping to find. 
 
Stephanie said the issue with “Success Stories” focusing on new developments is that they don’t get 
presented or approved very often so she suggested we talk about what other communities have 
gotten workforce housing approved. MATS has a success stories link, so she suggested we connect to 
that, so people can see the positive things that are happening with regard to people getting into 
housing. A discussion followed about whether or not to include links to projects in other towns given 
their zoning codes are likely different than ours. It was agreed to not do that right now. 
 
Sharon brought up the fact that there’s only one place in Peterborough that has Housing Choice 
Vouchers exclusively the elderly; Woodland Heights. Sharon works with a developer of elderly 
housing in Rindge and they keep expanding, so she’s curious to know why that’s not happening in 
Peterborough. Pelagia pointed out that we can check out this particular development however, she’s 
not ready to put stories about other communities in our new bulletin, she’d rather focus on what’s 
happening here. 
 
Planning Board zoning proposals are not firm, so rather than focusing on those in the bulletin, Carol 
and Stephanie suggested focusing on getting people to the meetings since it’s so important to have 
public input. An invitation to the planning board workshops was circulated; Carol will email it to the 
committee. Since the NT bulletin will be distributed after the next workshop, it was suggested that 
the invitation be sent to the committee’s friends and neighbors for now and we’ll put the invitation 
into the February newsletter. 
 
Stephanie would like to see a link in the invitation go to a special section on the website that people 
can access with information about what the Planning Board is working on regarding zoning 
amendments. Carol asked Stephanie to work with Danica to set the December, January, and February 
Planning Board workshop meeting dates. 
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Bonnie’s introduction about herself was submitted. Carol reported that the rental availability 
snapshot is only updated by NH Housing once a year, so it can’t change from newsletter to 
newsletter.  
 
Assignments 

1. Carol to check with Danica on the procedure for selling town-owned land. 
2. Danica to ask the town clerk to update Carol’s membership status from alternate to full 

member. 
3. Danica to schedule Carol to present the joint statement at the upcoming GDTIF and SPTIF 

meetings. 
4. Stephanie to recommend “The Myth that Made Us” to Kate Coon. 
5. Carol to contact Jay Childs about film screenings. 
6. Carol to contact Dawn DeAngelis at NHPBS about film screenings. 
7. Carol to send the committee the link to the company that helps people rent their homes. 
8. Carol to follow up with Danica about preparing questions for rental development managers. 
9. Carol to send the committee the invite for Planning Board zoning workshops. 
10. Stephanie and Danica to work on the December, January and February Planning Board 

workshop dates. 
11. Pelagia, Sadie and Bonnie to send one FAQ each to Carol for the NT bulletin. 

 
Items still up for discussion 

1. Stephanie will reach out to GoMonadnock about doing an interview about the bulletin. 
2. Danica to extend an invitation to the advisory board to the NHHFA. 
3. Discussion on TIF District changes in future to include affordable housing. 
4. Danica still in search of an intern. 

 
James moved to adjourn the meeting; Stephanie seconded. All voted in favor; motion passed 
unanimously. 
 
Meeting adjourned at 9:45am. The next monthly meeting is Friday, December 16, 2022 at 8:30 am in 
the Select Board meeting room. The next workshop is Friday, December 2, 2022 at 8:30 am in the 
Select Board meeting room. 
 
Respectfully Submitted: 
 
Pelagia Vincent and Carol Nelson 
Co-Chairs of Affordable Housing Subcommittee  
Peterborough, NH 
 


