
 

 

PETERBOROUGH PLANNING BOARD 

TOWN OF PETERBOROUGH 

Monday, September 26, 2022 – 6:30 p.m. 

Peterborough, New Hampshire 

Zoning Workshop 

 

 

Members Present: Blair Weiss, Gary Gorski, Carl Staley, Lisa Stone, Sarah 

Steinberg Heller, Andrew Dunbar and Stephanie Hurley  

 

Also Present: Danica Melone and Laura Norton, Office of Planning & Building 

 

It was announced that the workshop was being streamed live on You Tube and 

Comcast Channel 22.  

Chair Hurley opened the meeting with a welcome and introductions of the Board 

and Staff. She reviewed of the Rules of Procedure and the Peterson Civility Clause 

reminding all present that they needed to be respectful of each other’s comments 

“even when you don’t agree.”  

 

As the members were back early from a Site Visit Chair Hurley noted the posted 

Workshop was for 6:30 p.m. but the members could begin with some of the zoning 

housekeeping items they may want to include in further workshops. Citing zoning 

best tips and practices Chair Hurley also noted a meeting deadline date for a 

meeting with the Zoning Board of Adjustment or the Zoning Board Liaison to 

review recurrent problems that arise under the current zoning ordinance that might 

warrant an amendment which should take place in September “at the latest.” She 

noted Ms. Melone kept a running list of issues encountered that should be 

corrected and asked if such a meeting had been planned. Ms. Melone confirmed a 

list of more frequent issues that have come up noting it was a short list and she 

would talk through then at the next meeting. 

Ms. Melone also noted a trend in variance requests “more often than not involve 

setbacks” but that lately there had been cases involving the erection of accessory 

buildings that are not businesses on lots without a primary dwelling unit on them. 

She also noted the need to find common ground the zoning definitions.    

Ms. Melone projected a copy of the 2022-2023 timeline and hard deadlines for 

zoning amendments. She cited a running list of items encountered throughout the 

previous year that needed to be corrected or clarified through the workshops. “I 

will have that list next meeting” she said.  



 

 

Chair Hurley noted a list of changes in the zoning based on Board experiences, 

recommendations from the Affordable Housing Subcommittee and from the 

Peterborough Renewable Energy Plan. She cited Ms. Heller’s interest in re-

reviewing the Traditional Neighborhood Overlay Zone II (TNOZ II) at upcoming 

workshops. “Which is also in keeping with PREP’s recommendations” interjected 

Ms. Heller. 

Ms. Stone noted Home Occupations and a re-visit of the Monadnock Healthcare 

District as to greater flexibility with what may be built in that district. Ms. Stone 

also noted (in general) that the language of the zoning regulations is a terrible read. 

“It reads horribly” she said as she gave an example of another municipalities’ 

language that was much easier to maneuver through and understand. “Even the 

formatting of our code is difficult” she said. Ms. Heller interjected “and we have 

just hacked away at the zoning hoping to change things year by year (with) some 

staggering fails in attempts to make it easier. We need to make larger changes 

systematically because right now it is chaotic and inaccessible” she said. After a 

brief discussion about the format of the regulations also being a problem Ms. 

Melone noted those types of changes for consistency and clarity could be 

accomplished without town meeting approval as long as the meaning and intent of 

the ordinance was not changed.  

Mr. Weiss also advocated for consistency in formatting as they discussed 

prioritizing zoning amendments followed. The members agreed since the 

workforce housing equated the elderly housing definition it would make sense to 

merge the two, presenting a good opportunity to try out a new format simplifying 

everything.  

Ms. Melone agreed but redirected the members to prioritize and focus their energy 

on the language and the code to put forth amendment changes. The members brief 

reviewed and reconfirmed that with a town rich in entrepreneurs and home 

businesses the home occupation ordinance should be reviewed. The also agreed a 

review of the healthcare district and a resuscitation of something similar to the 

TNOZ II Overlay would provide the largest opportunities for changes in zoning 

that could affect critical issues such as workforce housing. Ms. Heller interjected 

“well we promised we would revisit the hospital zone so that’s that.” 

Letter to Select Board regarding Town Counsel: 

Ms. Heller read a draft letter to the members. The correspondence expresses the 

Board’s disappointment in being approached by the town attorney about zoning 

changes in a particular zoning district where they felt rushed to move an article to 



 

 

ballot and that transparency was abandoned in favor of expediency and a conflict 

of interest. The members were also noted they were dismayed when town counsel 

assured them of a presence at a follow-up session but did not attend. 

The members worked on wordsmithing the correspondence until a final draft was 

agreed upon. 

A motion was made/seconded (Stone/Weiss) to approve the written draft as 

amended and present it to the Select Board at their next meeting with all in favor. 

Joint Statement of Support for Affordable Housing: 

Carol Nelson briefly reviewed a public statement in support of generating more 

rental housing options in Peterborough. She outlined the need for all types of 

housing (affordable, workforce and market-rate (both rental and for purchase) for 

those working in positions critical to the strength and vibrancy of the community. 

Ms. Nelson noted using resources such as the local housing trusts (Contoocook 

Housing Trust); community action agencies (Southwest Community Services, NH 

Housing Finance Authority); land use regulations (Peterborough Zoning 

Regulations) and community revitalization districts based on RSA 79-E. 

Ms. Nelson briefly reviewed housing descriptions as defined by the US 

Department of Housing and Urban Development (HUD) definitions (and) in 

addition to implementing these resources the Affordable Housing Subcommittee 

will be launching a digital bimonthly bulletin called Neighbors Together that will 

have a corresponding web component dedicated to keeping the community 

informed of progress made in the housing crisis as well as how individual can 

participate. 

Ms. Nelson noted the correspondence is shared public commitment by the 

Selectboard, Zoning Board of Adjustment, Planning Board, Master Plan Steering 

Committee, Economic Development Authority and the Affordable Housing 

Subcommittee and telling the members they were the first to be approached, asked 

for a vote of support for the statement.  

Ms. Heller interjected “I think this is great” adding “I would like to see land use 

regulations at the top of the resources we have at hand. That should be first on any 

list because we have the power in our hands to make changes in land use and 

zoning and I don’t know if the public realizes that.” 

The discussion that followed included Kate Coon speaking about two books she 

recommended as very pertinent to issues facing the community right now 



 

 

(Neighborhood Defenders by Katherine Levin Einstein, David Click and Maxwell 

Palmer – on how to repair America’s broken housing systems and practical ideas to 

provide affordable housing to more Americans) and Fixer Upper by Jenny Schuetz 

– citing the housing collapse in 2008, an outpaced housing supply and how local 

land use bodies can amplify the power of entrenched interests and privileged 

homeowners). When Dori Drachman (who noted she loved the idea) asked if the 

joint statement had any teeth, it was noted that the hope was that greater 

participation and ownership in the statement would begin to foster greater 

participation in zoning amendment workshops. The member also discussed 

consistency with the Master Plan, the town’s commitment to 100% renewable 

energy systems in the future and ongoing and increase flexibility in the zoning 

ordinances to address this crisis.  

A motion was made/seconded (Weiss/Staley) to support the Joint Statement of 

Support for Affordable Housing presented by Carol Nelson of the Affordable 

Housing Subcommittee to the EDA with the only amendment being putting Land 

Use Regulations first on any list of supportive and available resources with all in 

favor. 

Zoning Amendments: 

Chair Hurley noted a list of several changes to consider for Town Meeting 2023 

“but we will focus on a few to start” she said.  

Manufactured Housing Parks:  

*The need to eliminate the requirement for town water and sewer so that that 

individual or community system may be installed 

Ms. Melone gave a brief history of the amendment process for the zoning 

ordinances (Chapter 245) part of the town code in Peterborough with a separate 

section for manufactured housing parks (Chapter 224), which  has been learned, 

can be amended the same way we amend zoning ordinances. “So ideally we could 

put this forward this year.” A brief discussion about the zoning amendment for 

manufactured housing on last year’s ballot followed. 

*Reasonable lot sizing in the Rural District (locate them under the Open Space 

Residential Development Ordinance?) 

Chair Hurley emphasized that no votes were being take regarding amendments. 

“We are just voting to bring topics forward for greater workshop discussion” she 

said. 



 

 

A motion was made/seconded (Heller/Stone) to move Chapter 224 Manufactured 

Housing Parks forward for more discussion and potential revisions with all in 

favor. 

From the audience James Kelly introduced himself and noted he was attending a 

tour of manufactured housing in Keene and asked if there were any specific 

questions he should be asking. Ms. Heller noted she would be curious to see if any 

of the dwellings were not on town water and sewer.  

Moving on, Ms. Melone gave the members an update regarding the building code 

“that follows what the state has adopted and the minimum dwelling size is no 

smaller than 600 square feet for dwellings or 400 square feet for ADUs.  

A motion was made/seconded (Hurley/Heller) to move Chapter 207 Building 

Construction forward for more discussion and potential revisions to minimum 

dwelling sizes with all in favor.   

The members then reviewed Special Exception for Elderly Housing: start using 

this process (allowed in all districts except Business/Industrial) to allow greater 

density and reduced lot sizes and parking; as well as clean up income-based 

restrictions in the zoning (our language versus the State’s overlapping definition of 

workforce housing and HUD guidelines). Ms. Melone noted the change beginning 

August of 2023 where you have to consider elderly housing the same as workforce. 

“So I think it would make sense to rescind the elderly as well as low-income and 

moderate-income (that are only allowed by Special Exception followed by site plan 

review) making it much harder to do than workforce housing and make it one 

fortified workforce housing section of the zoning.”  

The members discussed 245-44 (Special Exception for low- and moderate-income 

Housing) and how it competes with 245-24.6 (Workforce Housing). “This is a big 

thing, and we are going to have to look at both carefully and spend some time on 

them” said Chair Hurley. Ms. Melone noted she would draft a fortified workforce 

housing section (to perhaps be called reduced income housing) for the Board’s 

review. Ms. Heller noted these changes were not just re-writes “this is righting a 

wrong” she said adding “this is bad zoning, and we have an awesome opportunity 

to make things rights.” 

 

  



 

 

A motion was made/seconded (Hurley/Heller) to have Ms. Melone draft a 

combination of 245-44 and 245-25.6 for the Board to examine in a future 

workshop with all in favor. 

Increase allowable height for buildings: 

Chair Hurley noted that the encouragement of garages under a dwelling may 

increase density as well as green space of a development which is also supported 

by the PREP Committee. It was noted some districts allow greater building heights 

than others and that the town code maximum was 50 feet. A general discussion 

followed with Kristin Armstrong from the audience asking for an example of 

existing garages under a dwelling in town with the answer being Southfield 

Village.      

A motion was made/seconded (Hurley/Weiss) to move building height limitations 

forward for further discussion and potential revisions with all in favor.  

Expansion of the Village Commercial District:  

This district allows mixed use and is much more flexible in its requirements. Chair 

Hurley noted streamlining zoning requirements to allow development of multi-

family housing in Commercial and Business/Industrial Districts with no relief 

required by the Zoning Board of Adjustment. 

Chair Hurley also asked about the Office District with Ms. Melone replying “there 

are only two in town, comprised of two lots, neither of which has an office (one is 

a single-family home and the other is a church, one located on Route 202 North 

and the other Route 101 East). My recommendation would be to merge these lots 

into an expanded Village Commercial District (allowing residential and 

commercial and mixed uses) and axe the Office District. She then gave the 

members a very brief review of how to make this change procedurally.  

A motion was made/seconded (Heller/Stone) to move the discussion of expansion 

of the Village Commercial District to incorporate the two oddball parcels currently 

located in the Office District with all in favor.  

From the audience Ms. Drachman asked about incentives which brought Chair 

Hurley to two more items for discussion: 

*limiting property taxes to 10% of the income generated through rents collected 

for workforce housing projects which in is in line with the suggestion of tax 

benefits suggested by the PREP Committee. 



 

 

*require a donation from all market-rate developments to be pooled to create a 

non-profit agency to manage workforce housing developments and monitor and 

approve rental rates. She also noted the incorporation PREP’s suggestion to enact 

development impact fees. 

Ms. Melone explained the Town’s Community Revitalization Districts that give a 

tax reprieve based on RSA 79E that delays increases in property taxes when 

substantial rehabilitation or new construction included affordable or workforce 

housing rentals. “It is only in two districts, and we talked about expanding it last 

year to town wide” she said adding “because it looks at incentives for the 

preservation of historic structures as well as making units affordable. She noted the 

Stone Barn would be a perfect example. Ms. Melone also noted the tax impacts to 

the town must also be considered “and I am trying to find someone to do an 

analysis on the combination of the housing units, the affordable housing units and 

the preservation of a historical building are just a few of the criteria to be 

considered.” Mr. Staley concurred that it would take a special type of analysis “but 

I think it is definitely something we should look at. The town of Jaffrey has one 

and it is significant.” Ms. Heller noted she felt that perhaps this should be on their 

list of goals for 2024. 

A motion was made/seconded (Staley/Weiss) to consider the feasibility of 

development impact fees with all in favor. 

Other Business: 

Ms. Stone asked about looking at what other towns have done when development 

is building, and if that increases density allowances at all. “The other thing is that I 

was a bit aghast at the last meeting when Stephanie stated that people who 

submitted something the day of the meeting would not be considered. I feel that we 

need to be open and able to listen to input and feedback from our community. If a 

member of the town took the time to write a letter of concern, it should always be 

considered whenever it arrives. It could be they could not come to a meeting in 

person because they were away or sick.” 

Chair Hurley replied that what she meant was the Board cannot be expected to act 

on a correspondence received the night of the meeting. She noted she did not even 

see the three letters until she arrived for the meeting. I did not mean that we would 

not accept it, that was a misunderstanding, we have to accept everything.” Ms. 

Stone noted what she should have done, because the entire Board had not seen the 

correspondences, is have someone read the letter for the record so everyone is 

aware of what that author has said. “We could have been in a place where we were 



 

 

ready to vote, and it would have been without these people’s concerns voiced” she 

said adding “there is not a deadline for receiving letters” so the Board cannot just 

ignore what people have to say.  “We need to listen until we are here to midnight 

or we are reading letters into the record, making the meeting longer, but we never 

tell our people not to talk to us or we will end up with no one the room giving us 

feedback.” We should never tell people you are too late.” A brief discussion of 

how the process of accepting correspondences should work followed.  

The meeting adjourned at 8:05 p.m. 

Respectfully submitted,  

Laura Norton  

Office of Planning & Building 
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