
MINUTES 
PETERBOROUGH PLANNING BOARD 

TOWN OF PETERBOROUGH 
Monday, December 14, 2020 – 6:30 p.m. 

Peterborough, New Hampshire 
 

 Members Present: Ivy Vann, Sarah Steinberg Heller, Tyler Ward, Alan Zeller, 
Lisa Stone, Andy Dunbar, Rich Clark and Lindsay Dreyer   
 
Also Present: Laura Norton and Danica Melone, Office of Community 
Development 
 
Chair Vann called the meeting to order at 6:34 p.m. noting the meeting was the 
regularly scheduled December meeting of the Planning Board. She noted the 
checklist to ensure meetings are complaint with the Right-to-Know Law during the 
State of Emergency (declared by Governor Sununu, Emergency Order #12, 
pursuant to Executive Order 2020-04 “which authorizes this public body to meet 
electronically.) It was noted the “Zoom” platform was being used for the meeting 
which would allow all individuals to communicate contemporaneously throughout 
the meeting by using the assigned meeting ID.  

Noting three items on the agenda Chair Vann noted a request from Chad (Branon) 
to continue the application for Subdivision for Walden Eco Village Open Space 
Residential Development at the Well School site.  

Ms. Melone confirmed the request was for a continuance of the case to a date and 
time certain of January 11, 2021 at 6:30 p.m.  

A motion was made/seconded (Zeller/Clark) but with numerous attendees on 
Zoom apparently present for this case Chair Vann took a moment to reference a 
town website press release noting life safety issues with cabins (housing electrical 
and gas utilities with no record of permit applications) and casitas (not permitted 
by the Town and not meeting the minimum standard building code in New 
Hampshire) on that site. She told the Board and the audience “we are not going to 
discuss any of that tonight, it is not germane to the application we have received, 
the situation is not part of Planning Board purview, but we have been asked to 
continue the request.” Chair Vann concluded “now with a motion on the floor I 
will take a roll call vote.” 

The motion that was made/seconded (Zeller/Clark) was approved with a roll call 
vote with all in favor.  

After the vote Ms. Stone interjected “you said after getting notice from Chad who 
is Chad?” Chair Vann apologized and explained Mr. Branon’s role as 
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representative for the Garland Family and the Walden Eco Village. “I’m sorry” she 
said. Mr. Ward pointed out the “raised hand” function in Zoom meetings and that 
the participants should use it to be called on for questions and comments. He also 
suggested they refer to the project at hand as the Garland Way or Garland Trust 
project and that it is not affiliated with the Well School. Lastly he asked Chair 
Vann to reiterate the continuance of the case throughout the evening for 
newcomers joining the meeting.  

In closing Chair Vann recapped the request for a continuation of the case to 
January 11, 2021 at 6:30 p.m. reiterating “we will not be discussing the Garland 
Way project off Middle Hancock Road at all this evening.” Ms. Heller noted and 
directed the participants to attend the Board of Selectmen’s meeting the following 
evening (via Zoom) at 5:00 p.m. for additional information on the Town’s actions 
regarding the Well School’s housing issues. 

Minutes: 

A motion was made/seconded (Dunbar/Zeller) to approve the Minutes of 
November 9, 2020. A roll call vote was taken with all in favor via roll call vote. 

Chair Vann read the next case on the agenda: 

Application to Reinstate Site Plan Approval for Bridge Street Recovery 
Center. Original conditional Site Plan Approval was granted August 13, 2018 and 
expired per §233-10; the applicant has met all conditions of approval at this time.  

 
Jeff Kevan of TF Moran introduced himself as the representative for the applicant. 
He briefly reviewed the approval of the site plan of the two-story rehabilitation 
facility with a full basement located behind the State Liquor Store in the 
Peterborough Plaza in August 2018. He reiterated their approvals had lapsed and 
they were seeking a continuance or reinstatement of those approvals as they were 
gearing up to start construction in the spring. Mr. Kevan reiterated all architectural 
and site plan elements had been approved by the Board with all conditions of 
approval met. 

Chair Vann opened the hearing to the Board. Ms. Stone asked about the time frame 
for building one they got started. Mr. Kevan replied, “it would be a 10 to 12-month 
construction period.” Chair Vann reiterated that the plan remained unchanged from 
the original approval two years ago.  

Mr. Zeller noted the potential expiration of the state sewer approval as well. Mr. 
Ward noted the driveway permit looked to be expiring soon too. Chair Vann 
interjected all required permits must be valid and the applicant would have to 
reapply for any expired permits they have obtained. 
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Chair Vann opened the hearing to the public with no comments or concerns.  

A motion was made/seconded (Clark/Stone) to approve the extension of the site 
plan approval for Bridge Street Recovery Center, originally conditionally approved 
on August 12, 2018 with a roll call vote with all in favor. 

Before moving on to the next case Chair Vann reminded all viewers that the 
application for Subdivision for Walden Eco Village Open Space Residential 
Development on Middle Hancock Road had been continued to January 11, 2021 at 
6:30 p.m.  

Ms. Melone told the audience “and all public comment received to date will be 
retained on file for that meeting.” “Yes, it does not go away” said Chair Vann. 

Chair Vann read the next case: 

Application for Site Plan Review for Proposed Mixed-Used Dentist Office 
with Residential Units. Applicant Tae Kwon has proposed to construct a mixed-
use building with a dentist office with three residential units. The proposal is 
located at 104, 106, and 108 Grove Street (U018-065-000, U021-004-000, and 
U021-005-000) in the Village Commercial District and includes the development 
of a parking lot and associated site improvements. 

Chad Branon introduced himself as a Civil Engineer with Fieldstone Land 
Consultants, PLLC located in Milford, New Hampshire and representative for 
Monadnock Perio & Implant Center. He noted owner Dr. Tae Kwon and Project 
Architect Katie Sutherland (kcs Architects) were also present. “Together we will 
present the project and address any questions the Board and public may have” he 
said.  
 
Mr. Branon began with a brief review of the lot located on the south side of Grove 
Street, also known as NH Route 202 with physical addresses of 104, 106 and 108 
Grove Street.  

A plan of the site was projected on the screen and Mr. Branon pointed out the three 
(previously developed but currently vacant) lots total 0.375 acres of land located in 
the Village Commercial District. He reviewed the dimensional requirements for 
that district (no minimum lot size, no frontage requirement, and no structure 
setback requirements). He noted the lots were located in the Groundwater 
Protection Overlay Zone “a sensitive issue to which we will pay close attention” he 
said. Mr. Branon told the Board the lots were surrounded by developed 
commercial structures, vacant commercial land and an abandoned residential 
building. He noted the lots were served by municipal water and sewer and 
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overhead electric along Route 202. He told the Board their intension was to 
consolidate the lots to develop a mixed-use building with associated site 
improvements. The building would house a Dentist office and three residential 
apartments. 

Mr. Branon went on to note the 2199 square-foot, three-story building would 
consist of mixed uses including the dentist office on the first floor first floor with 
two apartments on the second floor and one apartment on the third floor. He noted 
site improvements consisted of construction of a new parking lot (17 parking 
spaces, exceeding state requirement parking calculations by 2 spaces as well as 
town calculations), walkways, site lighting, sidewalk access to the building, 
landscaping and stormwater improvement/management. He told the Members the 
layout of the site plan was the same as what was originally presented at their 
preliminary presentation in November. He did however point out modifications 
that reduced the impervious surfaces on the site and explained stormwater 
management via the construction of a rain garden along the Route 202 with sheet 
flow from the parking lot to the rain garden. He also noted a catch basin in the far 
north side of the lot as well to catch any runoff from the building. “We have 
submitted a detailed stormwater management plan showing this design will 
mitigate all the required design storms and handle it (size-wise) appropriately” he 
said. 

Mr. Branon noted the lighting plan consisted of two, 20-foot pole-mounted lights) 
(full cut-off poles) which meet regulation “but exceed the average foot-candle 
requirement of 1.5 (“we are at 1.72” he said) adding “we will adjust the height of 
the poles to address that issue to meet the regulation calculation.” Mr. Branon 
reviewed the landscaping plan for both the lot and the rain garden in addition to 
what is currently depicted on the landscaping plan. Mr. Branon noted additional 
site improvements included a patio on the north side of the building for outdoor 
enjoyment and screening of the AC units currently shown (east corner of the site) 
but not screened. “We’ll be happy to screen those units, I know that was a concern 
raided in the staff review” he said. 

Mr. Branon pointed out an increase in impervious cover on the south side of the lot 
to accommodate the dumpster location and snow storage, “but the plan provides 
39.2% open space with a total impervious surface of 60.8% which falls under the 
80% maximum which was also mentioned in the staff review.” He concluded by 
noting “we think this is a great development for these properties and will provide a 
good service to the community as well as much needed housing.” He then handed 
the presentation over to Ms. Sutherland for a review of the architectural plans for 
the building.   
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Projecting a series of graphics of the building, Ms. Sutherland provided a brief 
review of what she referred to as the New England vernacular of the street with a 
gable front facing Grove Street and similarities to a number of buildings on the 
west side of the street. Sher reviewed the interior plans that included a full 
basement for storage. Ms. Sutherland pointed out the interior plans for a waiting 
room, reception, dentist office and exam room areas on the first floor as well as the 
layout of the apartments upstairs. She showed exterior front and back elevations of 
the 38-foot tall building while pointing out the wood siding, appropriate-sized 
windows and rear gable on the north side.  

Opening the hearing up to the Members Chair Vann noted she was happy to hear 
about the decrease of impervious surface on the lot and asked about a bike rack 
(included on the southeast corner of the building) and overhead electrical wires 
(the building will use connections to overhead utilities with meters on the side of 
the building, not the front). 

Mr. Dunbar asked about the aesthetics of the white wood siding placed  
horizontally versus vertically. Ms. Sutherland noted a similarity to New England 
barns it was an aesthetic decision to break down the scale of the building and that it 
was typically seen on slightly larger structures (like barns) in New England.” 

Chair Vann then opened the hearing to the public. Joanne Carr introduced herself 
and noted she appreciated the changes for the lot so far. She went on to say, “I am 
curious about the intersection of the landscaping and the rain garden.” Citing 
several species of landscaping plants she asked how they would intersect with the 
rain garden itself. Mr. Branon pointed out how the rain garden would exist along a 
modest depression along the front vegetative area of the lot. He noted some of the 
landscape feature Ms. Carr mentioned would be used to screen of the parking lot 
and the general “dressing up of the site from the highway.” He went on to say “the 
soils are very sandy so the construction of a rain garden will not have an impact on 
the ability of those plants to succeed but we are proposing a detailed planting for 
the rain garden as well, made up of rain garden-type species so the plants you see 
on the landscape plan are not the totality of landscaping in the area.” Mr. Branon 
concluded by noting he’d had good experiences with the types of species co-
mingling in a rain garden setting “especially on a site like this with porous soils 
that are conducive to infiltration.” 

Andy asked about the potential for a sidewalk (north/south) and asked, “would the 
site allow for that?” Mr. Branon replied there would be no grading in the State 
Right-of-Way (where the ran garden is located) “but a sidewalk, in theory could be 
constructed there if the state were so inclined to do so.” 
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With no other questions Chair Vann closed the public hearing and noted if there 
were no further questions, she would entertain a motion. 

A motion was made/seconded (Zeller/Clark) to approve the Site Plan Review for 
Proposed Mixed-Used Dentist Office with Residential Units located at 104, 106, 
and 108 Grove Street (U018-065-000, U021-004-000, and U021-005-000) in the 
Village Commercial District. The approval maintains the following conditions: 

-The Lighting Plan must be corrected prior to the signing of the plan 

-Screening of the AC Units must be addressed prior to the signing of the plan  

With all in favor via roll call vote.  

Other Business: 

Chair Vann noted a request from the Master Plan Steering Committee to increase 
their roles by two alternate members. “I think that is a really good idea” she said. 
Ms. Heller interjected that as Co-Chair of that Committee (along with Co-Chair 
Eddie Gomez, also present) “more people can help spread the load” especially in 
the midst of a pandemic. “More people can only be a good thing” she said.  

A brief discussion followed with a motion made (Ward/Heller) to increase the  
Master Plan Steering Committee membership by two alternate members with all in 
favor via a roll call vote. 

Chair Vann closed the hearing by recapping the information about the Walden Eco 
Village Open Space Residential Development at the Well School site being 
continued at the request of the applicant to a date and time certain of January 11, 
2021 at 6:30 p.m.  

Chair Van also noted that the review of Joe Minicozzi’s value per acre (tax base, 
land use and its effects on land use jurisdiction in the town of Peterborough) 
(scheduled of December 2, 2020) had experienced a glitch and did not broadcast. 
She noted an update on when that presentation will be available will be posted on 
the Urban 3 and the New Hampshire Finance Authority websites. She noted she 
would also send out a reminder when a new time and date was secured.  

The meeting adjourned at 7:30 p.m. 
 

Respectfully submitted,  

Laura Norton 

Office of Community Development 
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