
 

MASTER PLAN STEERING COMMITTEE  

Town of Peterborough, New Hampshire 

Minutes of August 16, 2021 

Members Present: James Kelly, Sarah Steinberg Heller, Emily Manns, Eddie Gomez, Tyler 
Ward and Beth Alpaugh-Cote (via Zoom) 

Also Present: Laura Norton and Danica Melone, Office of Building & Planning and Richard 
Dunning, Janine Lesser and Jerome Wilson, Contoocook Valley School Board Members 

The meeting was called to order at 6:32 p.m. with a welcome and introductions. 

Collaborative Session with Peterborough Representatives to the ConVal School Board: 

Ms. Melone began with a brief update of the Master Plan Steering Committee’s outreach efforts 
in updating the Vision and Land Use Chapters of the Master Plan. She noted both these chapters 
were required by law and should be updated every five years. She also noted that through the 
outreach effort it was suggested that the Committee reach out to the School Board for input on 
the chapters.  

With the School Board Members admittedly not overly familiar with the chapters Ms. Melone 
explained the Vision Chapter consists of all the wants, needs and dreams (development, density, 
growth management) of what residents want to see the future and how that is translated into the 
Land Use Chapter to get those wants, needs and dreams through changes in zoning over time. 

Ms. Manns noted the current chapters were quite extensive and the Committee has been working 
on “distilling them to make it a document you would read.” She also noted the recent adoption of 
the Article 11 at Town Meeting. This Article was a vote to commit to a goal of 100% reliance on 
renewable energy sources of electricity by 2030 and renewable sources for all other energy 
needs, including for heating and transportation by 2050. She noted the facilitation of this 
transition affects the town institution, its businesses and its residents. 
 
Ms. Melone acknowledged the School Board’s establishment of policies and regulation by which 
the local schools are governed and how they should be involved at some level in a productive 
dialogue in the updating process. She then briefly reviewed the results of the outreach programs 
(community postcard and public sessions; community survey; Zoom Hotline; Peterborough 
Picture Program and collaborative sessions with town Boards and Committees) recently 
completed. Ms. Melone noted a highest-ranking subjects were the attraction and retainment of 
young people and their families; affordable housing; expansion of renewable energy; property 
tax management and expansion of teen and youth activities. She asked the representatives “are 
you hearing these thing as well?” 
 
Ms. Lesser replied, “taxes, of course. We hear that all the time.” She went on to say they were 
finishing up their strategic plan for the next five years which includes reopening the discussion 
on a reorganization. She mentioned the solar program that is finally underway (Revision Energy 



 

will be installing solar panels on the roof, providing a clean energy source, decreasing their 
impact on the environment and giving the district significant flexibility in how it approaches its 
energy needs in the future).  

A brief discussion of some of the challenges facing the Board followed. This included quality of 
education, pressures of enrollment, property taxes and diminished state funding. “So yes, 
affordable housing; attracting young families and tax rates are very important to us” said Ms. 
Lesser. Mr. Wilson noted current legislation that puts pressure on public school systems coupled 
with the lack of state funding “impacts how we deliver education.” 

Ms. Lesser noted their outreach for integration into the community as well including newspaper 
articles, press releases, interviews and initiation of quarterly community forums “to be as 
transparent as possible and provide the opportunity to ask about district policies and Board 
decisions in an effort to understand the School Board’s work.” She went on to say “if the forums 
are approved they will be two hours in length” adding “the first hour would be dedicated to 
reviewing survey results (pre-sent) on questions and concerns for the District and the second 
hour would entertain questions and answers with School Administrators and the School Board. 
“We expect to start late September or early October, the location will be in the Lucy Hurlin 
Theater and it is free and open to all” she said.  

Ms. Stone spoke briefly about “the butt the seat” philosophy of declining enrollments and trying 
to understand how things really work with nine towns and several Elementary schools. Mr. 
Wilson agreed noting “we are experiencing a declining enrollment, that is a reality.” When Mr. 
Kelly asked about any potential for the use of school land or buildings for affordable housing 
Mr. Dunning also noted their article of agreement to maintain all the district’s buildings. He went 
on to note if property was purchased for the school, associated land could be used for 
playgrounds or playing fields “other than that, the answer is no” adding “but if a smaller school 
building is shut down it is my guess that it would be that towns’ decision on what to do with it.” 
A brief discussion followed with Mr. Kelly qualifying his question by noting “it seems like some 
schools in the district are sitting half empty.” Mr. Dunning suggested they also think about the 
future and a potential increase in student populations. He noted that if that were to happen the 
district would have lost the ability to house them. He concluded by conceding “although it would 
be very unusual, an empty building does have the potential to be used as the land would be 
reverted back to the community where it could be used for senior housing, offices, condos” 
“affordable housing” interjected Mr. Kelly with a smile. Ms. Heller pointed out the need for both 
affordable housing and workforce housing as they differ in definition.  

Ms. Lesser agreed that affordability was tied to wages but also the availability of housing in the 
area. “That is a crucial factor to us as well” she said. It was note that the fastest growing student 
populations were for Bennington and Antrim “because that is where the housing is.” In a brief 
discussion of housing for ConVal staff with Mr. Dunning noting many staff members commute 
significant distances to work because they cannot find or afford housing the district. Ms. Stone 
noted her husband’s company (like so many others) was struggling as well, offering $19.50 to 
start “and they make 15 offers and 10 get turned down due to housing issues” she said.  



 

Mr. Dunning took a moment to review ConVal’s Career & Technical Education (CTE) Center 
that serves students in the Conant, ConVal, and Mascenic school districts and gives students real-
world, hands-on experience in a variety of employment fields while offering opportunities for 
dual credit courses. Industry-recognized credentials can give students an advantage after 
graduation. Mr. Dunning noted instances of high school seniors entering trade positions for 
significant salaries right after graduation. He also noted the encouragement of students to think 
about the 2+2 degree program with the state’s Community Colleges that provides a pathway to 
attaining a bachelor's degree by attending the first two years at a community college for an 
Associate of Arts or Science and then transferring to a four-year university for a bachelor's 
degree. He told the Members students can earn college credits up to two years before graduating. 

As the discussion turned back to affordable housing Ms. Heller noted a recent newspaper article 
that stated Peterborough has three housing committees that do not seem to be doing anything. 
“That is not true,” she said adding “we have none, zilch, zero.” She noted the Housing Task 
Force lead by former Community & Economic Development Coordinator Karen Hatcher that 
formed last fall and disbanded in March without any significant progress adding “but that is not 
to say a group is not working hard their own. It is an ad hoc committee not currently recognized 
and I would like that submitted into the Minutes to be a part of the public record.” 

**See email attachment at end of the minutes** 

 

Ms. Heller noted a discussion the Board of Selectmen (BOS) had at their meeting in early 
August for a request to reinstate the Affordable Housing Committee (established in 1989) and 
recognize the work the ad hoc Affordable Housing Committee as a subcommittee of the 
Economic Development Authority (EDA) which would give them a formal home in town 
government. Ultimately the BOS agreed but determined the Committee should under the 
purview of the Master Plan Steering Committee (MPSC) as that committee was already poised to 
take on the public outreach programs for the now defunct Housing Task Force. Ms. Heller said 
she had been thinking about it “and although I initially agreed, I think we should revisit that 
decision; it seems to me that the EDA should be their home.” Ms. Heller reiterated that this 
group needed to become official and that connection to the MPSC was “too short term, they need 
to be a part of the EDA” she said. 

Ms. Melone agreed that as a subcommittee of the MPSC that their role would be limited to 
outreach efforts that would be brought back to the MPSC to review and act on. “It would limit 
the scope of work they are already doing” she said. Mr. Kelly agreed noting the ad hoc 
committee had been and continues to be a business builder in securing land and construction 
efforts getting the job done. When Ms. Heller asked about specific goals of the group and any 
actual steps they have taken, adding “it is important to have a clear mission and keep public 
records of your activities.” 

Mr. Kelly, (who is a member of the ad hoc group as well as current Chairman of the EDA) cited 
their liaison efforts with other housing non-profit groups and preparing a work group that 
consisted of builders, contractors and those who run affordable housing programs. Ms. Heller 
asked, “like the New Hampshire Finance Authority?” with Mr. Kelly replying “yes.” 



 

Mr. Ward questioned why the committee seemed to automatically be assumed to be a town 
committee. “What is the reasoning? he asked adding “the town is not putting up the money, the 
town does not have a lot of land to use. It should be a citizen’s group taking the lead.” Ms. Heller 
agreed saying “yes, a citizen’s group made up of all kinds of interconnectivity and is tied to all 
sort of town activities.” Mr. Ward also noted the potential of a warrant articles to appropriately 
change zoning regulations. By appropriately the Members acknowledged any change would 
require a review of permitted uses in any particular district, the zoning change proposed and the 
purpose and intent of the ordinance. Mr. Kelly noted the ad hoc committee has had conversations 
with the Peterborough Board of Selectmen about Evans Road and Monadnock Community 
Hospital and Rivermead Retirement Community about land potential on their campuses. He 
concluded, “under the Master Plan Steering Committee we would not be able to do all the things 
we want to do.” 

Mr. Ward noted he would put the topic back on the agenda for the August 27th BOS meeting for 
further discussion. “Thank you” replied Mr. Kelly adding “the EDA is a much better fit than the 
MPSC.” 

Minutes: 

A motion was made/seconded (Kelly/Gomez) to approve the Minutes of June 21, 2021 as written 
with all in favor. 

Vision & and Use Chapters: 

Land Use Chapter: Ms. Melone began with a review of the existing conditions (what the land 
uses are) and types of what proposals including locations and densities for the future. She 
reiterated the current chapter was 31 pages long with an addendum of about 20 pages and that 
the intention was to review the material that could be put into an appendix. “All the data would 
still be there but the chapter itself would be far less cumbersome” she said.    

Ms. Melone projected the current Table of Contents for the chapter: 

Introduction; Existing Land Use (categories, determinates, and historic and general use patterns 
and existing land use analysis); Analysis of Developable Patterns and General and Existing Land 
Use; Analysis of the Current Zoning Districts; Review of Earlier Plans and Recommendations 
(previous Master Plans and planning projects); The Future Land Use Plan 
(enhancement/connection for the villages, integrated town center and TIF Districts); Protection 
of Natural Environments (aquifers, wetlands, shorelands, floodway, steep slope and open space); 
Small Growth Audit (density, energy conservation, water and air quality, housing, 
transportation, infrastructures, parking, and efficient land consumption) and Conclusions. 

The members briefly reviewed what sections could be incorporated into an appendix to make the 
chapter engaging and readable to everyone. Mr. Kelly observed the affordable housing was not 
mentioned at all and a brief discussion on integrating aspects of that issue into the chapter 
followed.  

Ms. Melone also projected Agricultural Business Enterprise Uses (uses permitted by Conditional 
Use Permit) on a commercial farm that are designed to diversify a farm’s commercial offerings 



 

that may increase on-farm revenue while encouraging members of the public to visit, engage 
with and use the farm’s resource base. The purpose and benefits of allowing these uses include 
increased economic viability of the farm, strengthening the public’s connection to and 
understanding of local food production and educating the public about the benefits of farming to 
the community. 

Review of Chapter Templates: Ms. Melone projected a sample of the general template for 
review. The discussion that followed included a reiteration of distilling the contents of the 
chapter to be more pleasant and pleasant to read with the heavy data/statistics in the appendix. 

Discussion of Chapter Drafting:  

Ms.  Melone noted the last of the outreach activity was this meeting with the representatives 
from the School Board “so I will do a write-up for review, and then we will dive into chapter 
drafting.” She noted once the draft was completed another review for pictures, graphs, and 
language concerns would follow. She told the members they would be able to see the draft in 
both hard copy and as a tutorial on the town’s One Drive for questions concerns and edits, not 
Google Docs “as that allows for discussion outside a meeting.”  

Other Business: 

A motion was made/seconded (Heller/Gomez) to appoint Lisa Stone as an Alternate to the 
Master Plan Steering Committee with all in favor. 

Ms. Heller noted Alternate Zack Green was moving out of state leaving his Alternate position 
open. 

Next Meeting: 

September 27, 2021 at 4:40 p.m.  

The meeting adjourned at 8:00 p.m. 

Respectfully submitted, 

 

Laura Norton 

Office of Building & Planning  

 

 

 

 

 

 



 

___________________________________________________ 

ATTACHMENTS 
Below are two email threads listing out the corresponding emails in order. These threads include 
only those emails where “reply all” was used.  

The first email refers to Karen Hatcher’s email where the Housing Task Force is officially 
disbanded. The second email thread is included because there were responses being emailed back 
and forth at the same time as the first email. The second email thread has cross-over information 
to the first email, and it appears some respondents were unaware that there were two separate 
email threads. Regardless, considering the requirements of RSA 91-a, both email threads are 
presented here for the public’s reference:  

 

EMAIL THREAD 1 

1) March 9, 2021 @ 10:29 AM – From Karen Hatcher to all 

Dear Friends, 

I so appreciate the passion you continue to feel for housing in our community.  I wanted to weigh in at 
this point because I believe there are some important things we need to consider as a group. 

When we convened in 2019, our goals were to expand our collective base of housing knowledge, build a 
sense of community in our group, and develop ways to hear from the wider community on housing 
needs and wants.  It was not always easy, but we were making progress when the pandemic caused us 
to suspend meeting in person.  We attempted online meetings but none of us felt satisfied by them, and 
a group decision was made to hit the pause button until we could reconvene in person.   

It has been a long pause, far longer than any of us expected, but an instructional one.  If you’ve been 
keeping up with the news as I have, you’ve learned about the housing struggles many are facing in our 
community and region. The pandemic has exacerbated the housing crisis that was building well before it 
happened, affecting both the housing sales and rental markets, where many who may have been 
thinking about making a move, decided to stay put, and those who wanted to make a move were priced 
out of the market by folks moving up from the cities. As a result, we have very little available housing 
stock and very few affordable rentals. 

The intention of the community engagement aspect of the Task Force’s work, was to help shape the 
update to the town’s Master Plan Chapter on Housing. If we had been able to meet, we would have 
done this work in 2020. Because of timing requirements, that work has now been picked up by Danica 
Melone, Town Planner, and the Master Plan Steering Committee. A survey has been developed and is 
being distributed to residents as we speak. 

That leaves us with the following (and maybe other) questions: 

1. Has the Task Force completed its work and should it be suspended in its current form? 
2. Is there a desire/need for the group to re-organize itself for a new but related purpose? 



 

3. If yes to #2, how will this group move forward without town staff involvement? 

As offered, I’m happy to set up a Zoom meeting to address these questions as a group. Just let me know 
if this is something you’d like to do. You may also opt to reply to the group with your thoughts.  

Thank you for giving your time, thoughtfulness, willingness and heart to this important issue.  I hope you 
will continue to be engaged in it. 

My best, 

Karen 

Karen Hatcher 

Community and Economic Development Coordinator 

Town of Peterborough 

khatcher@peterboroughnh.gov 

603-924-8000 6 

 

 

2) March 9, 2021 @ 2:56 PM – From Karen Hatcher to all 

All, 

Town leadership has asked that we officially disband the task force today. Effective immediately, 
please remove any town staff or officials from future email chains. 

Thank you, 

Karen 

Karen Hatcher 

Community and Economic Development Coordinator 

Town of Peterborough 

khatcher@peterboroughnh.gov 

603-924-8000 x106 

 

3) March 9, 2021 @ 3:20 PM – From Ann Latham to all  
 
Remove me as well.  

 

 

mailto:khatcher@peterboroughnh.gov
mailto:khatcher@peterboroughnh.gov


 

4) March 9, 2021 @ 4:13 PM – From Carol Kraus to all 
 

One more response: 

And the little one said, "Move over..." 

I have lived in crowded inner cities for most of my life and now I feel like I 
live in a palace of 2 bedrooms, surrounded by woods, a river and a few other 
people. I have an embarrassment of riches and have in the past and might 
in the future 

share my space. 

When I joined the Housing Task Force my vision was that we would all sit 
down and think of ways to "move over". 

Why, I ask myself, wouldn't we want vibrant young people to live here at the 
cost of some people having a little less space? Yes, if young people moved 
into a neighborhood, it would change the energy level, "the character" of the 
neighborhood, and why would that be something to avoid? And why wouldn't 
we want people of color to move into our neighborhoods? That too would 
change things by bringing vibrance and cultural diversity to all parts of 
Peterborough.  

Looking to the future, my thoughts are that we will, sooner or later, be 
overrun by climate refugees, now that we are in the midst of a climate 
catastrophe. We cannot hang on to the ways of the so-called "orderly" past. 
We will need young and diverse people to help us get through the hard times 
ahead. 

In my mind, no change from the past is not an option. 

There is only working together to make change to create sustainability and 
to accommodate a crowded, disrupted planet. 

 

Carol K 

 

 

 

 

 



 

EMAIL THREAD 2 
1) March 2, 2021 @ 9:17 AM – From Karen Hatcher to all 

Community Task Force Members, 

Wanted to share this with you in case you’d like to express your support for this bill being put forth by 
Representative Vann to increase housing options at the state level.  HB341 will be heard on Monday, 
March 8th.  There is a simple online form you can complete and have the option to give testimony as 
well.   

More info about the bill: https://www.monadnockbeat.com/articles/ivy-vann-house-bill-341-a-four-plex-is-
a-house-offers-a-solution-to-nhs-housing-
crisis/?fbclid=IwAR1wMIxrOSx8uYTeVCwn5Dpqz6hDUmXLM5mrZT90aTM1_C44SX0ciFCf6MADetails 

Link: http://gencourt.state.nh.us/.../remotetestimony/default.aspx 

It will be heard Monday March 8 at 10:30 am in the Municipal and County Government committee. 

  

Best, 

Karen 

Karen Hatcher 

Community and Economic Development Coordinator 

Town of Peterborough 

khatcher@peterboroughnh.gov 

603-924-8000 x106 

 

 

2) March 2, 2021 @ 9:18 AM – Lisa Stone to all 
 
Thanks for sharing! 

 

 

 

 

https://www.monadnockbeat.com/articles/ivy-vann-house-bill-341-a-four-plex-is-a-house-offers-a-solution-to-nhs-housing-crisis/?fbclid=IwAR1wMIxrOSx8uYTeVCwn5Dpqz6hDUmXLM5mrZT90aTM1_C44SX0ciFCf6MADetails
https://www.monadnockbeat.com/articles/ivy-vann-house-bill-341-a-four-plex-is-a-house-offers-a-solution-to-nhs-housing-crisis/?fbclid=IwAR1wMIxrOSx8uYTeVCwn5Dpqz6hDUmXLM5mrZT90aTM1_C44SX0ciFCf6MADetails
https://www.monadnockbeat.com/articles/ivy-vann-house-bill-341-a-four-plex-is-a-house-offers-a-solution-to-nhs-housing-crisis/?fbclid=IwAR1wMIxrOSx8uYTeVCwn5Dpqz6hDUmXLM5mrZT90aTM1_C44SX0ciFCf6MADetails
http://gencourt.state.nh.us/.../remotetestimony/default.aspx
mailto:khatcher@peterboroughnh.gov


 

 

3) March 8, 2021 @ 12:58 AM - Loretta Laurenitis to all 

 

To Karen and Housing Task Force Members: 

 

Although I was not listed on this email to the Housing Task Force, I wanted to respond because I am NOT 
in support of HB 341. This bill would rezone all parts of the state served by sewer and water, overriding 
local control and imposing a "one size fits all approach."  

While promoted in terms of allowing large single family residences to be converted into 4-plexes, HB 341 
actually states that it "shall allow as a matter of right any single-family dwelling in a residential 
zoning district served by water and sewer or which can be connected to water and sewer by any 
means to be configured as a single 4-unit building, 2 duplex units, 4 single units, one duplex unit 
with 2 accessory dwelling units, 4 townhouses, or one single-family house with 3 accessory 
dwelling units. The lot and yard standards, setbacks, parking requirements, and lot coverage shall 
be no more restrictive than those required for a single family dwelling. This paragraph shall apply 
to new construction or rehabilitation of existing buildings." 

So the standard single-family home would be redefined as a 4-plex, yet would only be required to meet 
the lot and other zoning standards for a single-family home (including parking requirements). There would 
be no review process, no notification of abutters, and no consideration of impact on the character of the 
neighborhood. 

Any single-family home meeting the water and sewer requirements could be converted into a 4-plex. Any 
single-family lot could now have a 4-family built on it instead of a 1-family since HB 341 applies to new 
construction as well, and not just the renovation of large, existing family homes. Instead of the standard 
single-family home which is now already allowed one accessory dwelling unit, the density would be 
doubled to 4-plexes, unregulated and unplanned as far as community input and vision are concerned.  

HB 341 is a flawed, over-reaching proposal. I support the renovation of larger homes for additional 
housing units, but believe there need to be guidelines to be met and a Special Exception Process to allow 
for public input. Towns themselves could draft such ordinances to fit their unique needs and visions for 
their communities. 

If you would like to read the text of HB 341, it is in the attachment. The legislature certainly does need to 
hear from constituents, but please review the text of any bill before deciding whether it deserves your 
support or not. 

Thank you for your consideration of my views. 

Loretta Laurenitis 

 

 

 

 

 



 

 

4) March 8, 2021 @ 8:59 AM – Cathy Lanigan to all 

Looks like Ivy was left off of your response, Loretta.  Copying here here. 

 

- Cathy 

 

 

5) March 8, 2021 @ 10:18 AM – Loretta Laurenitis to all  

Actually, Cathy, Ivy was not left off. I used the same email listing that Karen sent out, and Ivy's home 
email is included on that. If it was not included in your email, I don't understand why because it is on my 
copy. Loretta  

 

 

 
6) March 8, 2021 @ 10:20 AM – Lisa Stone to all  

Good Morning housing Friends!   

 I miss you all so much and wait to be able to share bread and thoughts again.   

I have been very pleased to be able to continue to share thoughts and ideas via this email thread with 
you all and have continued to make contract with group members about issues and thoughts that 
could foster solving our housing crisis. 

I am very disappointed today that someone in our group forwarded our email addresses to someone 
outside the group, and that this individual thought it was ok to contact us all. 

I am not concerned that she had an opinion different than mine, I am concerned that our group 
covenants were violated.   With a little copy and paste, the body of the message could have been sent 
with out our information.  It is a public law, accessible to all, but I do wonder if we are in the 
confidential formation of a plan if I can trust all of you to follow the standards we developed to respect 
each other.   

This has me a little burned.  And no I do not want Karen to start bcc us I I want us all to be the group 
we created.   

 

Lisa  

 

 



 

 

7) March 8, 2021 @ 10:28 AM – Mandy Sliver to all  

Thank you, Lisa.  You said this beautifully and I feel completely the same way.  I realize this group is 
open to the public and we aren’t trying to be secretive but we did set up group agreements and those 
agreements should hold in a virtual space as well.   

 

Mandy Sliver 

 
 
 

8) March 8, 2021 @ 10:29 AM – Lindsay Dreyer to all  

Lisa, thank you for so eloquently explaining how I also felt about getting that email this morning. If we 
can't trust each other, this isn't a safe space to converse about the serious housing issues we're facing 
as a town and as a state. 

 

I'm all for involving the general public, whenever the time is right and with an appropriate strategy. 
But I am not interested in dredging up the past and stirring up drama. 

 

Thanks all, 

Lindsay 

 
 
 

9) March 8, 2021 @ 10:33 AM – Sarah Steinberg Heller to all  

Hi all, 

I am very uncomfortable with the phrase “neighborhood character.” It is rooted in a lot of not so 
awesome things. Many communities, cities and town alike, have experienced being held in the thrall of 
what it all means for neighbor character when rules and ordinances become more inclusive.  

I am also sad that this thread is being used to attack more inclusive zoning policy. There is nearly 
always fear mongering and scare tactics  

Below, I am sharing a very well put together piece about “neighborhood character” for those who are 
interested. What does it mean? What does the cry of “neighborhood character” contribute to the push 
for more equitable housing options and inclusive zoning?  

https://www.rewire.org/how-discussions-of-neighborhood-character-reinforce-structural-racism/ 

https://www.rewire.org/how-discussions-of-neighborhood-character-reinforce-structural-racism/


 

 

I live on High Street. We have duplexes, “stately“ single family homes, plain old single family homes, 
houses filled with apartments and housing that is assisted. The sky hasn’t fallen. Our street is vibrant.  
 
Hope you are all well, 

 

Sarah SH  
 

Sent from my iPhone 

 

 
10) March 8, 2021 @ 11:56 AM – Cathy Lanigan to all  

Good article, Sarah.  Thanks for sharing. 

I wonder if we need to figure out a way to allow for community feedback to our group that doesn’t 
include our personal emails being shared widely with neighborhood characters (pun intended)?    

Do we already have a mechanism in place for email feedback?  Maybe a gmail account for the task 
force, that we could take turns curating and forwarding relevant emails to the group?  I agree with 
Lisa’s earlier email that I like it that we can communicate with each other and know who is included on 
emails and in our group, but we might want another way to give the public access email to the group 
that doesn’t invade our individual privacy.   

 

- Cathy 

 
 
 

11) March 8, 2021 @ 12:08 PM – Karen Hatcher to all 
 

Would the Task Force like an opportunity to convene online for a conversation?  I’m happy to set 
something up. 

 

Best, 

Karen 

 
 
 



 

 
12) March 8, 2021 @ 3:40 PM – Libby Reinhardt to all  

 

Hello all and greetings, still from Denver.  

To answer Karen's question: yes, it would be good to reconvene the Housing Task 
Force.  (Though my Mountain Time and babysitting may not allow me to participate.) 

A few quick thoughts and links to two articles. 

Tiresome rhetoric 

I was sad to see the same old arguments come out on this email thread.  If we are to 
be successful as a Task Force we need not imply that any of us are 
"exclusionary".   How to maintain "neighborhood character" is a real concern, and is not 
a buzzword by any of us for wanting to keep "others" out.  If we are lucky, we move to 
a house or an apartment partly based on the character of the neighborhood! The 
argument that this means we are "exclusionary" is tiresome, not productive, and only 
puts everyone on the defensive.   

Density and affordability 

Bill and I have been in Denver now for nine months and walked around many different 
parts of the city.  Denver, within the city limits, is full of lovely neighborhoods - some 
very old, some newer and "planned" - of mixed housing, close together.  Single 
families, duplexes, very small apartment buildings no higher than the surrounding 
houses, single family homes turned into triplexes - all coexisting happily and 
interestingly.  A coffee shop or small bookstore tucked in here and there. Small 
neighborhood parks with playgrounds. Full of families and singles and retirees.  And 
there are some very wealthy neighborhoods with great big single-family homes - also 
lovely.  

Plus Denver is building lots and lots of new housing, near transit.  

I have not delved into the zoning of these neighborhoods, but it works.  Neighborhood 
characters are by and large maintained.  

HOWEVER, there is nothing "affordable" about any of these.  A small 1BR/1 BA house 
starts at $300,000.  Rentals are equally expensive. The average house price in Denver 
is just north of $600,000. 

See article below, study of Chicago, by an urban planner at MIT.  "Upzoning" does not 
necessarily bring affordability. The author of the study was NOT looking for this result. 

https://www.bloomberg.com/news/articles/2019-01-31/zoning-reform-isn-t-a-silver-bullet-
for-u-s-housing 

https://www.bloomberg.com/news/articles/2019-01-31/zoning-reform-isn-t-a-silver-bullet-for-u-s-housing
https://www.bloomberg.com/news/articles/2019-01-31/zoning-reform-isn-t-a-silver-bullet-for-u-s-housing


 

And another - this seems to be the way Denver has developed, organically: 

https://www.newgeography.com/content/006446-organic-urbanism-cure-
new-urbanism 

My conclusions 

1. I oppose HB 341.  Local input is crucial to, yes, maintain the "character" of a 
neighborhood or town.  HB 341 does not provide for local control or review, nor 
will it necessarily bring affordability.  While existing single-family homes could be 
turned into two- or three-units without destroying character, it seems HB 341 
would allow developers to build anything they want - with no incentives to 
maintain the existing or to make anything "affordable".   Building lots could be 
packed full - and still be within the zoning regs - but could destroy the "look and 
feel" of the neighborhoods. 

2. "New urbanism", as HB 341, is not a panacea for our housing problems.  It does 
not necessarily produce affordable housing. 

3. Real "affordable" housing needs to be tackled separately. 
4. There is, as always, a lot to discuss. 

Best to all, Libby 

 

Libby Reinhardt  

81 Cheney Avenue 

Peterborough, NH 03458 

and temporarily at: 

775 So Osage Street 

Denver, CO 80223 

908-577-8409 (Libby Reinhardt) 

908-577-8411 ll Reinhardt) 
 
 
 
 

13) March 8, 2021 @ 4:05 PM – Peter Kambol to all  

Hello All,  

https://www.newgeography.com/content/006446-organic-urbanism-cure-new-urbanism
https://www.newgeography.com/content/006446-organic-urbanism-cure-new-urbanism


 

I completely support Libby's positions. I also think it was inappropriate for Karen to have shared a link 
in support of HB 341, since her role is supposed to be an objective task force leader. I am also 

tired of task force members and citizens being painted as elitist or exclusionary because they do not 
support incompletely vetted high density zoning like HB 341. 

I am not interested in discussing it with the task force, because frankly, I think there's a bias on the 
task force that I don't feel my involvement can change. Best to All, Peter 

 

 

 
14) March 9, 2021 @ 1:50 PM – Sarah Steinberg Heller to all  

 

Hi all, 

Libby used the phrase “tiresome rhetoric” in reference to a discussion about how conversations about 
“neighborhood character” can often be rooted in structural racism (and I would add classism) as well. 
She also mentioned that “we need not imply that any of us [on the task force] are exclusionary.”  

To be clear, I wasn’t implying it. Peterborough has exclusionary zoning. And many of us have fought 
tooth and nail to protect it.  

We can have discussions about neighborhood character and ALSO be aware of real and true systems of 
oppression in the foundations of this town, this state and this country. 

To label my email as “tiresome rhetoric” is nothing short of gaslighting, to say nothing of how 
unproductive it is.  

Also, the big bad HB 341 was killed by the Republicans in the NH state legislature yesterday, so it’s 
opponents may rejoice in its defeat. Huzzah.  

Sarah SH  

 

Sent from my iPhone 

 

 

 

15) March 9, 2021 @ 2:44 PM – Carter Hammond to all  

I agree with Sarah - I'm sure what I have to say here will likely elicit a similar emotional 
response for some to the one that I had when I started reading these emails and for that I 
apologize. 
It's been very difficult to continue to want to engage when members who have traditionally 



 

opposed more relaxed zoning laws take very personal offense and tend to shut other opinions 
out when they are confronted with the reality that their language is directly offending other 
members of the group. I personally am incredibly offended by Libby's response, and I see 
absolutely no explanation from any of the objectors as to what they mean by "neighborhood 
character". By any rational assessment, anything that contributes to the character of a 
neighborhood beyond its initial design (which under the dead legislation wouldn't have affected 
anything) is purely a result of who lives in that neighborhood and how they choose to live. If 
you do not want people who live a lifestyle different from yours to live in your neighborhood - 
that is certainly your opinion to have, but to then presume moral high ground when someone 
indicates they are directly harmed or othered by that opinion is frankly appalling. We less 
financially secure people are well aware that home owners in the older parts of town do not 
want their neighborhoods to get more crowded. If that's something you don't want happening 
next to you, talk to your adjacent neighbors and come up with a private solution or take your 
neighbor to court or any other solution that doesn't make your personal aesthetic preferences 
the whole rest of the town's problem. Unfortunately, splitting up houses as they exist into 
smaller units (and not expanding their lot size) seems to be the only remotely compromised 
solution and if suddenly we (for example) mandated all those that divided now must expand 
their driveways I'm sure we'd hear complaints about how "that would mean more pavement 
and less grass in the neighborhood" or something to that extent. 
 
I'm very tired of feeling compelled to bite my tongue when clearly other members don't have 
any qualms about not doing so themselves. I have felt immense outrage (some of those 
instances were quite obvious, though not nearly all) at some of the things I've heard said in 
these meetings. I have and will continue to gladly accept our disagreements, but I don't feel 
anyone deserves to be belittled because they feel hurt by someone else's words. 

I would love to save up and buy one of those homes - the problem is I can't (I know a lot of 
others like me), and the only people who can will certainly not change the character of one 
individual neighborhood, but as has been repeatedly pointed out - none of those people will 
ever work a service job in this town (or any job for that matter - most work remotely now for out 
of state employers). If Peterborough wants to become a wealthy person's oasis - something 
I've heard suggested as a potentially reasonable option by some members - where we try to 
take all the work done by generations for generations to make this a quirky, interesting, 
different, creative community and use it as a marketing gimmick to get people to move here 
then all of that will go away because we never nurtured it, we only tried to capitalize on it. 
We do not need more information. At this point, we do not need to look at what other people 
are doing. We have plenty of data, we have plenty of potential options to explore, we have 
plenty of things to advocate for. With the amount of hard numbers and potential solutions I 
have seen shared in this group at this point, the only thing I can take away from someone 
feeling a need to look at more neighborhoods in other places is that they just don't want to do 
anything about it and are essentially stonewalling for refusal to compromise. 

I really would like to continue to engage, but if I have to see more emails like the ones I read 
above then I'm out - if members can't either learn to speak civilly or learn to take criticism then 
we have lost the progress and trust we spent the first several months of this committee 
building. 

 



 

Carter Hammond 

P: (603) 547-5498 

16)  March 9, 2021 @ 3:26 PM – Bill Taylor to all  

I think we should all get a good picture from this of how things get out of control when 
keyboards are involved. I can see misinterpretation, many assumptions, and personal attacks 
based on it.  

It is a shame, I really felt the task force was off to a great start in the beginning and people 
were honest about wanting to hear the viewpoints of others. Between the pandemic and all of 
its related effects, and the end of in person meetings, this is an extremely sad turn of events.  

An incredible amount of hard work was put into this, and its so disappointing it has come to 
this.  

Now its done. 

 

Bill Taylor-Selectman 

Town of Peterborough  

603-396-0100 

 

 

17) March 9, 2021 @ 7:29 PM – Deborah Heath-Rogers to all  

Hello dear people.  

I'm just catching up on all these email threads.  I've recently been extremely concerned about 
the potential for property tax hikes if the current school budget voted on today passes,  which 
includes a 780K addition for a new online school.  Watch for the town voting results 
tomorrow.  Personally, I was hoping the American Rescue Plan would bring those needed 
funds to schools.  It seems to me that a future reassessment will make it almost untenable to 
live here if the increased tax rate + potential hike in assessments (due to housing shortages) 
occurs.  You know, it seems absolutely ridiculous for me to be feeling this angst.  I have a 
higher education, a good professional job . . but my husband and I are just recovering from 8 
years of putting our daughters through college; and we are the middle class 2-working parents 
with 2 children who get no assistance from Uncle Sam.  I'm not looking for sympathy, I'm just 
saying that the middle class is feeling this too.  And we both contemplate retirement . . .but 
who knows when? 

Good news though!  Listening to the Daily (NY Times Podcast) en route to work this morning, I 
learned that a child tax credit is expected to be passed into law, as part of the economic 
stimulus bill.  The child tax credit is an income guarantee for American families with children. It 
will provide a monthly check of up to $300 per child — no matter how many children.  This is for 



 

one year. This is pretty revolutionary and my hope is that it will help 1. Reduce child poverty and 
2.  Perhaps help struggling families with housing and thwart potential evictions.   

Listen here if you are interested:   

https://podcasts.google.com/feed/aHR0cHM6Ly9mZWVkcy5zaW1wbGVjYXN0LmNvbS81NG5B
R2NJbA/episode/MTk0YzBlYWItNWRlOS00MjdmLTkwMWQtODk2MGQ5OGFlYTI0?hl=en&ved
=2ahUKEwjJquK8uaTvAhUtFVkFHYnsCkQQieUEegQIBxAF&ep=6 

I really enjoyed the opportunity to meet all of you and hope our paths cross down the road.   

All the best friends, 

Deb 

 

 

18) March 10, 2021 @ 10:50 AM – Peggy Leedberg to all 

I am sorry I did not get this out last night before the group was disbanded but here is my take. 

As a member from the first meeting of the “group” generally known as The Community Task Force on 
Housing, I am very much aware that the original intent of the group was to be an open group with 
individuals joining and leaving throughout the process.  Any member of the Peterborough community 
was invited to join, and any member of the group could invite someone to join at any time.  This allowed 
for participation of as many individuals as possible, to hear as many points of view as possible, in an 
open sharing environment. 

This openness continues to the mailing list, as that is the only way we have at present to communicate 
with each other. So, at any time, whether or not you are on the mailing list, you can join the group and 
have your say, without exception.  

For over a year this has been very much a one-sided discussion group.  We have not met in person and 
since early last summer (I think) we have not met virtually. Now if members of the group have been 
meeting independently (in any form) and calling it a meeting of the task force, they are wrong. 

I have never “resigned”, and I don’t plan to.  I just, do not do any virtual/ZOOM meetings that I can not 
call in to with my non-smart phone. From the beginning of this exercise in community building, I have 
attempted to represent those who are usually not at the “power” table. The renter, the low wage/low-
income family. 

Early on in this current discussion I chose to stay out of the discussion – for many reasons that I will not 
go into here, but I did stay informed about the issue.  I have decided that, as a full-fledged member of 
this group, I now need to weigh-in. 

The idea that “allowing by right” the creation of any type of building on any lot that is connected to water 
and sewer” is so wrong. There are too many bad actors out there who will take advantage of this “right” 
and do damage to the environment, the neighborhood, and the town. Keeping control local is important. 

https://podcasts.google.com/feed/aHR0cHM6Ly9mZWVkcy5zaW1wbGVjYXN0LmNvbS81NG5BR2NJbA/episode/MTk0YzBlYWItNWRlOS00MjdmLTkwMWQtODk2MGQ5OGFlYTI0?hl=en&ved=2ahUKEwjJquK8uaTvAhUtFVkFHYnsCkQQieUEegQIBxAF&e
https://podcasts.google.com/feed/aHR0cHM6Ly9mZWVkcy5zaW1wbGVjYXN0LmNvbS81NG5BR2NJbA/episode/MTk0YzBlYWItNWRlOS00MjdmLTkwMWQtODk2MGQ5OGFlYTI0?hl=en&ved=2ahUKEwjJquK8uaTvAhUtFVkFHYnsCkQQieUEegQIBxAF&e
https://podcasts.google.com/feed/aHR0cHM6Ly9mZWVkcy5zaW1wbGVjYXN0LmNvbS81NG5BR2NJbA/episode/MTk0YzBlYWItNWRlOS00MjdmLTkwMWQtODk2MGQ5OGFlYTI0?hl=en&ved=2ahUKEwjJquK8uaTvAhUtFVkFHYnsCkQQieUEegQIBxAF&e


 

The idea to make changes in zoning that allows multiplexes on lots simply because they are on water 
and sewer without the need to meet any reasonable restriction makes no sense.  Each governing entity, 
state, county, town, and neighborhood, do not all have equal interests. There needs to be restrictions 
that are reasonable on development or else we are back in the 1960’s environment of anything goes, 
including wetlands, groundwater, natural habitat, etc. There are reasons that zoning laws were 
introduced, some of the reasons were to keep “them” out but not all of them. Each town has its own 
unique needs and so should have control over development in their town.  Changes to zoning is voted 
on by the people of each town and they are the ones that should have a say in any changes not the 
State.  I acknowledge that there are rules that each town must abide by as to the health and safety of its 
citizens and the environment. 

The reason we have a housing problem is because individuals, voters and elected officials, have not 
been willing to support the creation of low-income housing and services. And by the way the arguments 
being made in support of “by right multiplexes” are the same that brought Peterborough the $300,00 + 
condo homes on the hill. They had been touted as providing “affordable” housing. 

  

Peggy Leedberg 

Speaking as a member of the public not an elected official. 

 

 

19)  March 11, 2021 @ 7:29 PM – Kate Coon to all  

Dear fellow former Community Task Force on Housing members (using Peggy's email and reply all-so 
hope that captures everybody) , 

Since this thread began around HB 341....  

Melissa French gave me permission to share this with the task force members. It is the live testimony 
she gave to the committee on Monday in support of HB 341.  

You may have seen the front page story n the Ledger-Transcript (2/25/2021 "Nowhere to Go")  about 
Melissa and her family's housing situation . And I am sure many of you know Melissa as she is very 
active in town. Not a member of the task force, but an important voice to be heard. 

 

Peace&Luv,  

Kate Coon 

she/her 

_________________________________ 

Melissa French: 



 

"I support HB341 relative to permissible residential units in a residential zone. 
My name is Melissa French, I live in Peterborough, and am a former board member for 
Monadnock Area Transitional Shelter (MATS). I was on the board for the local transitional 
shelter, and then I needed to call them for help. 
I love the town I live in, Peterborough. They say it’s a great place to live. It has wonderful 
schools, an adorable downtown, and just the right blend of urban conveniences and rural 
beauty. 
We're renting half of a big old house. It's old and creaky and beautiful. I love being able to 
walk into town, to go to the library, or peek in the shop windows. My son is a dishwasher at 
the diner. I’m in the local writers’ group. My girls sell Girl Scout cookies. I’ve built a 
community for myself and my family in this little town. I’ve invested my time and effort in 
my area. 
I have a support network, for the first time in about 10 years. I let my roots wiggle down 
into the soil, and for the first time in a long time I had the space to try to make life better 
for my family. 
I’ve been working to improve our circumstances. I am now 60 credits into a bachelor’s 
degree. I plan to start school full-time in the fall, to get my bachelor’s in business 
administration with a focus on nonprofit management. 
Last month, all this was in jeopardy. In February we got an eviction notice; the owner wants 
to renovate so he can sell. I let everyone know we were looking for a new place, hoping 
word of mouth would help. I contacted the program manager for MATS. They are full, with 
families waiting. We were in a holding pattern, our housing becoming more precarious each 
day. 
People were sending me links for 2-bedroom rentals for $2,200 a month. According to The 
New Hampshire Association of Realtors, the median sales price of single-family homes has 
risen nearly 23% since January 2020 to $350,000. A third of our income is $1,400 a month. 
We’re currently priced out of our community. 
We are competing with people with more income and better credit. Listings are rented 
before we can call them, on the same day they go up. According to the New Hampshire 
Housing and Finance Authority, a vacancy rate of 4-5% is a balanced market, yet New 
Hampshire has a vacancy rate of 1.8%. It looked grim. My family of five may be living in our 
car by the end of April. But my network pulled through for me, and someone local let me 
know about a place that might be opening up. We got a lease for a house in Dublin that 
never even made it to the listings. We were lucky. 
But it is far more likely that my family and others in situations similar to mine could be 
facing down housing insecurity. We’ve lived in the car before, when we were foreclosed on 
in 2007. It’s hard to not have a home. We celebrated my child’s birthday with a cupcake and 
a candle from the grocery store, in her car seat, because that’s where we lived. Keeping 
your family safe and secure is so much harder without a home. I dread being homeless, but 
know with our state’s current housing situation, it is likely to happen again. 
I urge you to vote in favor of HB341." 

 

Thanks, 



 

Melissa French 
Writing as M D Flyn www.MDFlyn.com 
Pronouns: she/her 

 
 

20) March 12, 2021 @ 12:20 PM – Carl Staley to all  
 

Hi Kate, 

I remember reading Melissa’s story in the paper and thinking that she clearly represented the housing 
problem here and probably much of the country. The vision is clear to me that HB 341 wants to impact 
that but is there evidence that it would actually affect affordability? It sounds more like the approach of 
Joe Minicozzi’s Urban 3, which provides municipalities data to maximize tax revenue through efficient 
land use. In the case of HB 341, it would provide current property owners the ability to significantly 
increase the value of their investment but taking one unit and turning it into four. The hope would be 
that making more units equals more housing stock and therefore more options for workforce housing. 
But more likely, most property owners are going to monetize their asset and look for market price 
whether selling or renting. 

Thank you Kate for sending out Melissa’s story because given the conflict that has arisen in these 
threads, I was not going to participate. I wrote to Karen Hatcher and Bill Taylor to express my 
disappointment in disbanding this group not just because of our profound housing issues but also 
because of the opportunity to move pass these conflicts. Another pandemic loss. 

Wishing all the best to you and all my fellow community task force members. 

Carl 

Sent from my iPad 

 

http://www.mdflyn.com/
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