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 NEW LONDON HOUSING COMMISSION 

October 17, 2023, 6:30PM  

Whipple Memorial Hall 
 

MEMBERS PRESENT:  Peter Nichols, Amy Kaplan, Marilyn Kidder, Winfried Feneberg, Michael 

Quinn, Steve Theroux, Tom Vannatta, Ann Bedard, Nancy Rollins 

 

MEMBERS ABSENT: Randy Foose  

  

OTHERS PRESENT:  Adam Ricker, Nancy Marachio, John Ellis, Renee Theall, Karen Epstein, 

Rich Epstein, Bill Helm, Emily Campbell, Paul Vance, Bob Bowers, Tim Paradis, Steve Whitman  

 

1. Call to Order – Peter Nichols called the meeting to order at 6:32 pm.   

 

2. Public Comment - None 

3. UVLSRPC: Housing Navigator, Renee Theall 

 

RPC Report on RHNA Survey Public & Employee Survey for New London – Chair 

Nichols reported that in 2022 the Regional Planning Commission did an update on the 

Regional Housing Needs Assessment (RHNA).  There were also surveys that members of the 

public and employers completed.  The Housing Commission and the town staff worked hard 

to obtain as many survey responses as they could to understand what this data meant for New 

London.  Ms. Theall and her team have analyzed that data and will present it tonight. 

 

Ms. Theall shared the presentation tonight will provide information on the public survey 

only. She stated she can come back at another time to share the data from the employer 

survey. There were 179 responses specific to New London.  Of those response 54% were 

employed full time and 35% were retired.  ¾ of the respondents own their own home and 1/3 

were retired. This is relevant when it comes to discussions about workforce housing 

relevancy. With regards to income, 43% were in the income bracket of $9,999 - $90,000.   

 

With regards to travel, the survey asked how far people have to go for work, child care, other 

daily needs and if it was longer than 30 minutes.  Home cost is a piece of the puzzle but also 

commuting cost is important to factor in. 18% stated they travel more than 30 minutes, 75% 

stated they do not and 4% are retired or have had changes in their commute.  17% would 

prefer to live closer and 59% said they were fine where they were at.   

  

The survey asked participants to describe the home they currently live in. 79% responded 

they live in single family homes.  Most own their home with a mortgage. When asked if 

people would rather own, rent or other, a large percent, 92% answered that they’d prefer to 

own their home.  When asked if they are actively looking for somewhere else to live, 84% 

said no and 16% said yes.  

 



Housing Commission  
Draft Minutes of October 17, 2023 
 
 

2 
 

The top items that arose when asking about community and things that are of concern, about 

90% of respondents stated housing in their affordable price range, amenities in proximity to 

their home was a high priority, presence of established village and downtown center.  

 

As far as neighborhood, size of unit was a strong consideration for people.  This could be 

looked into a little further as it didn’t define whether large or small was desired.  For things 

that were not considered important, many did not think locating near where they grew up or 

being close to public transportation were priority.    

 

Items that people agreed as being housing related challenges in the community right now are 

moderate income and rental housing.   People reported that they do not think that more high-

end housing is needed.   Cost of available housing was identified as a reason that could 

impact whether someone would be able to stay in this community.  

 

Most people stated their current housing is meeting their needs today but drops a little when 

asking if it meets their needs for the next ten years.   This could be due to the need for 

families to grow or downsize over the next ten years.  About 20% of people stated that 

staying in the region depends on finding decent, affordable housing.   Cost of construction 

was noted to have a significant impact on the cost of housing in the area as well as cost of 

land.   

 

Chair Nichols commented what stood out for him is the percentage of responders who said 

they were renters (11%) versus the percentage that needed rental housing (17%).  While this 

isn’t a huge difference, it means there is a significant need for rental, which they already 

knew.    

 

Marilyn Kidder asked what the population of New London is and the response was 4,500 

which includes the college.  She commented that 179 responses are a small number to make 

big decisions on.  Ms. Theall responded that while that is an only a 4% response, it is still 

good because surveys are hard and not everyone likes to take them.  Ms. Kidder stated there 

aren’t really any surprises when looking at the data but if they are looking for direction, they 

may need to get opinions or information from more people.  Chair Nichols noted that since 

it’s such a small sampling, the best data may be in the comments that people have written in 

and not so much the raw data.  Ms. Theall will pull those comments out for the next 

presentation.     

      

4. Resilience Planning & Design Report; NL Housing & D-ADU’s – Chair Nichols shared 

that Steve Whitman of Resilience Planning & Design.  Mr. Whitman is a consultant in the 

planning field.  Mr. Whitman reviewed the existing Accessory Dwelling Unit (ADU) 

ordinance and made some suggested changes that he would like to discuss tonight.   

 

When he was originally asked to change the regulation to allow for detached ADU’s he 

decided to provide some additional things for the Housing Commission to think about.  This 

is not to suggest that they all have to be done or that they need to be done in 2024 but he 

wanted to provide as much information for decision making as possible.    

 

Mr. Whitman shared that detached ADU’s are not allowed by right or by default under state 

law.  They may be allowed by local zoning, by special exception or by conditional use 

permit.  There are changes that would be needed in our existing ordinance. A clarification if 

we were to do this is that Detached ADU’s are not permitted in the shoreland overlay district.  
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Ann Bedard shared it may be hard to monitor ADU’s in the shoreland district as there are 

currently 3-4 car garages with empty space over them that people are using as bunk houses.   

Chair Nichols stated a bunk house doesn’t have a kitchen.  Ms. Bedard responded maybe not 

yet but that is an easy conversion in the shoreland.  The shoreland overlay district is 250 feet 

from the reference line. The pushback for detached ADU’s in 2016 came from the lake 

associations.  There was concern about more intensified development in the waterfront.  Paul 

Vance asked if we should be regulating any property that has access to the shore line.  There 

are many houses that live across the street from the lake that have easements to use the shore 

line.  There are also many preexisting situations in town where multiple homes share a beach. 

Mr. Ricker stated he doesn’t have a clear answer since easements are private agreements 

between properties so the town doesn’t control this. 

 

Currently attached ADU’s are allowed by conditional use permit in New London.  Many 

communities are trying to remove barriers that exist for people that are willing to create 

ADU’s and one of those is the regulatory process itself.  How cumbersome is it to get 

through the process and how can we encourage it within zoning in a way that is appropriate?  

Other ways they can be permitted are through special exception or through technical 

committee review.  The department heads could ensure that everything is being done 

correctly.   Chair Nichols commented that there are not any aesthetic or architectural 

requirements for building and this is left up to property owners.  He feels that the concept of 

the technical committee review has a lot of merit and is getting a lot of traction.  The office of 

planning and development is having a webinar on Friday and is on this topic.  State statute 

allows for communities to have technical committees for particular processes.  

 

Mr. Whitman shared that some communities are starting to allow for both an attached and 

detached ADU’s.  If more than one would be allowed in New London, the current ADU 

regulation would need to be reviewed because it states “the ADU shall not be considered an 

additional dwelling unit for purposes of determining minimum lot size or density” to ensure 

we don’t end up with unintended consequences.   Chair Nichols shared that this is connected 

to the requirement or not, that the property owner occupy one of the units.  It isn’t specified 

which it has to be and if you do away with that requirement then this could become a multi-

family rental property.   Adam Ricker stated the ADU/owner occupancy is difficult to track.  

There was a discussion about the difference between residency and occupancy.   

 

Another item to consider regarding ADU’s is the number of bedrooms.  Currently, two 

bedrooms are allowed.  It’s been suggested to consider increasing this to three bedrooms.  

There are many people that express the need for an additional bedroom to be used as extra 

space or possibly an office since more and more people are working from home.   

 

In reviewing ADU square footage requirements, most communities do a maximum of 1250 

square feet.   This helps allow for a third bedroom or office space.  Another thing to consider 

changing was the requirement of having entrances/exits facing the side or rear of the property 

line. Some communities are getting rid of this provision.  Also saying the attached ADU shall 

appear subordinate to the existing primary dwelling in terms of size and location.  The intent 

is so the ADU isn’t built off the front of the house or so it isn’t a monstrosity that is dwarfing 

the house.  Interior door and parking requirements were also discussed.  

 

Paul Vance shared that with regards to detached ADU’s, we don’t want to go so far that it 

gets voted down. This was voted down in 2016 so it needs to be vetted as thoroughly as 
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possible and discussed publicly.  Then it will be brought before the Planning Board with the 

Housing Commission’s recommendations and it would be up to them to adopt it or not.  

 

5. Future Meetings 

Wednesday, November 1, 2023 6:00pm 

 

Adam Ricker stated any zoning amendments would go to public hearing on January 9, 2024.  

Ideally this information would be ready to meet the Intertown Record deadline of December 

15, 2023.   

 

6. Adjournment 

 

IT WAS MOVED (Amy Kaplan) AND SECONDED (Marilyn Kidder) to adjourn the 

meeting.  THE MOTION WAS APPROVED UNANIMOUSLY. 

 

The meeting adjourned at 8:08PM. 

 

 Respectfully submitted,      

 

 Trina Dawson 

 

 

Recording Secretary 

Town of New London 

 


