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MINUTES 
AFFORDABLE HOUSING SUBCOMMITTEE MEETING  

Town of Peterborough, NH 
Friday, January 27th, 2023, 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), Bonnie Tucker, and Town Planner Danica Melone.  
 
Not present 
Members Sadie Halliday and Sharon Monahan. 
 
Co-chair Pelagia Vincent welcomed those in attendance and began the meeting at approximately 
8:33am.  
 
Approval of Minutes 
There were no comments or corrections to the November 18th, 2022 minutes. James made a motion 
to approve the minutes of November 18th, 2022; Pelagia seconded; all voted in favor, passed 
unanimously. 
 
The December 16th, 2022 minutes were brought forth. No corrections or comments. Bonnie made a 
motion to approve the minutes of December 16th, 2022; James seconded; all voted in favor, passed 
unanimously. 
 
Review February issue of Neighbors Together 
This was delayed until the working meeting on Friday, February 3, 2023. That will still give enough 
time for it to deploy on February 8th. 
 
TIF Overview 
We agreed to wait for this presentation from Danica since Sharon wasn’t in attendance. Danica will 
be doing two presentations to the Select Board; an initial presentation and then hopefully it gets 
moved to a public hearing. We agreed to have this moved to the February 3 meeting. James 
confirmed the EDA approved 4-1 that the expansion of the SPTIF; it now goes to the Select Board for 
approval. If they approve it, it will go to Town meeting. James pointed out specific items would be 
funded through the TIF process like sewer, water, and sidewalks with the expansion of Microspec. 
Danica also commented that the increased revenue would mean the Town can avoid bonding 
altogether, which is a huge cost savings. 
 
PREP Presentation 
There was a brief discussion about the PREP Committee presenting the proposed electrification pilot 
program for housing in Peterborough, which they will present at the AHC working meeting on Feb 3.  
 
Proposal for the Fire Station 
This idea was originally brought up at the November 4th AHC meeting. Carol had reached out to 
Danica for her input, which Carol read to the group, “For reserving fire station for affordable housing, 
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I think this could be a proposal the Affordable Housing Subcommittee puts to the Select Board. It will 
ultimately be the decision of the SB for what is done with that property and who the sale goes to. My 
thought is that you guys could put together a write-up requesting that once the fire station moves, the 
Select Board only sell it to someone who plans on developing it for that purpose.” 
 
Based on this feedback from Danica, the committee agreed to write a letter to the Select Board 
requesting they prioritize this type of development over another type. Stephanie suggested that since 
developing the site would bring in additional revenue to the Town, they could gift the land, or sell it 
for a nominal amount, to a developer that commits to creating multi-level rental options (affordable, 
workforce, and market rate) that includes 3-bedroom rentals (a gap we’re missing).  
 
Carol pointed out that since the fire station building on Summer Street contains asbestos and possibly 
lead paint, the expense to demolish or redevelop it is going to be very high and thus the reason for 
offering it to a developer of affordable housing at a greatly reduced fee. 
 
Stephanie would like the letter to emphasize the reasons why this is the perfect location for a mixture 
of rental housing, which makes it an unstigmatized development. She pointed out there may be 
federal funding for this type of project. Pelagia suggested that in the letter, we make the case that 
we’ve investigated this and we know we can work with certain developers that do this and here’s the 
list. Basically, we want to make this as easy as possible for the Town to commit to. Carol pointed out 
that one of the companies that Sharon interviewed offered a discount for steel fabrication and 
installation for local affordable housing. 
 
The discussion then led into the fact that the fire station is currently located in the General 
Residence, so a 4-story structure is permitted by a variance. It was mentioned this location is in a 
flood zone, so parking would need to be underneath with residences above. Stephanie mentioned 
that being in a flood zone would affect federal funding. Stephanie offered that since the fire station 
isn’t moving to its new location for well over a year, we may want to consider changing the district 
next year in the zoning ordinance amendments. It’s on the edge of Downtown Commercial, which 
does allow multi-use, so that’s what it would be recommended to be converted to. 
 
Pelagia, Carol, and James will draft a letter and run it by Danica before bringing it back to the 
committee for review.  
 
Assignments from Previous Meeting 

1. Danica to ask the town clerk to update Carol’s membership status from alternate to full 
member. Completed 

2. Danica to schedule Carol to present the joint statement at the upcoming EDA, GDTIF and 
SPTIF meetings. Danica to send Carol the dates for all these upcoming meetings 

3. Stephanie to recommend “The Myth that Made Us” to Kate Coon. Completed 
4. Carol to contact Jay Childs about film screenings. Carol asked for a delay since we’re working 

on the ADU seminar first. This could be addressed in the fall. This is regarding sponsoring a 
series of film screenings on affordable housing. Carol got approval from Sarah Wrightsman at 
NH Housing to link to the Housing FACT or FICTION film in our newsletter. 

5. Carol to contact Dawn DeAngelis at NHPBS about film screenings. Same as above; wait until 
the fall. 
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6. All members not present at the December 16, 2022 meeting, please read draft minutes from 
Nov. 18 and send questions or corrections to be made to Carol or Pelagia. Completed 

7. Bonnie to help Danica research ideas for fast-tracking for specific housing needs. A long 
discussion followed about how to create an expedient way for developers to get through the 
permitting process. Danica said there’s not much room for improvement because of the 
regulations: noticing requirements, conceptual meeting with the Planning Board, etc. We may 
be able to create quick guides for people though, like what we’re planning for ADUs. An 
example was the Pre-Planning Committee that Portsmouth has. Carol pointed out this isn’t 
really the purview of our committee to take on this type of project. Danica explained how we 
already pretty much have a streamlined process based on the fact that we permit more than 
one application in a night; our noticing procedure is not 3 months before a meeting like other 
town; and we have minor site plan review. Danica offered to investigate what other parts of 
the US do for fast-tracking. Stephanie mentioned the state being stricter for training for 
Planning Boards; our PB hasn’t come up to that level yet. Danica recommended taking a look 
at what triggers site plan review and moving it to minor site plan review or an administrative 
level, like lighting. The group talked about Peterborough’s reputation as a town who is difficult 
to work with regarding development. Pelagia suggested we create a PR program highlighting 
the processes we have that do essentially fast-track projects in some ways. Bonnie suggested a 
convening of people from the town and developers to talk about our processes and how 
they’re streamlined; telling them what we’re doing and then asking their input on ideas. Just 
the action of doing this, signals we’re listening and we care. Stephanie wanted it to be clear we 
would only do fast-tracking for affordable housing projects. Carol asked if this is grounds for a 
law-suit. Danica didn’t think so, although she did suggest that if an affordable housing project 
is on the zoning board agenda, prioritizing getting it done in as few meetings as possible. 
Pelagia asked Danica to investigate further the level of interest. Carol to work with Danica on a 
list of developers of affordable housing. 

8. Stephanie said she would share her wish list of incentives with the AHC. Forthcoming. 
9. Pelagia will ask Carol to put together all the suggested incentives. Forthcoming. 
10. James requests putting on the agenda a discussion of what the AHC could do to help create a 

manufactured housing park in Peterborough. Pelagia asked to delay this topic. 
 
 
Meeting dates through 2023  
Future meeting dates for both regular and working meetings were discussed. Nothing was finalized. 
 
Neighbors Together (NT) 
It was agreed by the committee to alter the Neighbors Together publication schedule to quarterly 
from every-other-month since we have more critical goals and projects to work on. The committee 
agreed to that assessment. We will do one more before the ADU seminar. Carol will prepare an 
updated NT schedule for review.  
 
Prior to the end of the meeting, the committee welcomed guest Josh Lacaillade, a reporter from the 
Ledger and college student at Keene State. 
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Assignments 
1. Pelagia, Carol, and James will draft a letter regarding the fire station property and run it by 

Danica before bringing it back to the committee for review.  
2. Danica to send Carol dates for presenting the Shared Statement to the EDA, SPTIF and GDTIF. 
3. Danica to investigate what other communities in the US do with regard to fast-tracking 

affordable housing projects. 
4. Danica to review what triggers site plan reviews to see if anything can be moved to minor site 

plan review. 
5. Danica to investigate the level of interest with developers in participating in a conference. 
6. Carol and Danica to work on preparing a list of affordable housing developers. 
7. Carol to prepare an updated NT schedule for quarterly distribution. 

 
Carol asked Pelagia to reach out to Sadie to inquire about her level of interest in staying on the 
committee. Bonnie commented that the continuity that’s created from meeting-to-meeting is missed 
when a member needs to be brought up-to-speed. 
 
 
James moved to adjourn the meeting; Bonnie seconded. All voted in favor; motion passed 
unanimously. The meeting adjourned at 9:33a.m. 
 
 
Future Meetings – all take place at 8:30am in the Select Board meeting room, unless otherwise 
noted 
 
Friday, February 3, 2023 – working meeting 
Friday, February 24, 2023 – regular meeting 
 
Respectfully Submitted: 
 
Carol Nelson 
Co-Chair of Affordable Housing Subcommittee  
Peterborough, NH 
 


