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 NEW LONDON HOUSING COMMISSION 

September 13, 2023, 6:00PM  

Whipple Memorial Hall 
 

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

Quinn, Steve Theroux  

 

MEMBERS ABSENT: Tom Vannatta, Randy Foose, Ann Bedard, Nancy Rollins 

  

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

 

1. Call to Order – Peter Nichols called the meeting to order at 6:00 pm.  Chair Nichols shared 

it’s nice to be meeting back at Whipple Hall and appreciated all the hard work that was done.  

 

Steve Theroux will be a voting member tonight. 

 

2. Review of Minutes – August 2, 2023 and August 23, 2023 - Deferred 

 

3. Public Comment  

John Ellis asked what the difference is between a committee and a commission. 

Chair Nichols responded that a commission is a body of people created by statute and in the 

case of the Housing Commission, they are appointed by the Board of Selectmen.  A 

committee can be any group of people.  The Housing Commission is not a Housing Authority 

so they don’t have the authority to development or manage property, but can accept funds 

and assets such as property to make use of it towards their charter. Their primary goal is to be 

advisory to the Selectmen and the Planning Board.  Their focus is to address the housing 

crisis issue. 

 

Karen Epstein asked if the Housing Commission has a target number for the amount of 

housing units they would like to see in the town of New London.  Chair Nichols responded it 

is the responsibility of the Housing Commission to do a housing needs assessment.  The 

Upper Valley Regional Planning Commission has done regional housing needs assessments 

in 2000, 2010 and has updated it again more recently. This allocates what is considered to be 

“the fair share” for need in the state of New Hampshire. Then given the total need, New 

London’s number is 80 units by 2025 and another 100 units beyond that.  It’s a general 

number because we don’t know exactly, but we do know there is a serious need.        

 

Chair Nichols stated that workforce housing is best served by rental housing.  It is available, 

it can deal with a surge that occurs and it’s not as expensive as home ownership.   Ms. 

Epstein asked if the Twin Pines project and the 5 new units on Main Street factor into the 

number of units needed. If so, it seems we are halfway there. Chair Nichols said yes, but we 

have a deficit of rental units in our market because when the state figured the units of housing 
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needed, they didn’t take into account trying to catch up with the shortfall that we have 

already.  So essentially, we need more than 80 units.  

 

Winfried Feneberg commented that as a commission, we don’t have a set goal that we can 

achieve for a number of units.  Our mission is to create a favorable environment where this 

could take place.  This could be done through zoning changes and recommendations to the 

town and Planning Board.  Chair Nichols agrees there is no specific number and noted they 

are trying to attract as much development as they can and want to encourage it.    

 

4. HOP Grant Update 

Chair Nichols shared the HOP grant has been conditionally approved. He spoke with the 

New Hampshire Housing Finance Authority (NHHFA)a few days ago and they are also 

concerned about the delay in the approval for additional funding from the state that is going 

to NHHFA to fund the types of applications like theirs that has been approved.  The original 

amount of money was allocated and was approved conditioned on the state providing 

additional money for funding of that program.   

 

5. Housing Development Update 

Adam Ricker, Town Planner, shared there isn’t anything new to update since the last 

meeting.  All three projects (5 Main Street units, Twin Pines, New London Place) are at the 

same point.  

 

Mr. Ricker shared work is being done to remap floodplains for the Contoocook watershed. 

With this remapping some people will find that their houses are now in the floodplain and 

some people that are currently in the floodplain will no longer be.  This has cost implications 

if flood insurance is now required for them.  The amount of people that will be impacted is 

minimal.     

6. UVLSRPC: Housing Navigator, Renee Theall 

 

ADU Survey of Towns – Chair Nichols reported that a spreadsheet has been provided by 

Renee Theall that gives an inventory of detached ADU’s in several New Hampshire towns.  

This information comes from New Hampshire’s office of planning and development (OPD). 

This helps us to understand what other towns are doing with regards to detached ADU’s.   

 

Winfried Feneberg asked what “as-of-right” means on the spreadsheet. Ms. Theall means it is 

allowed.  No conditional use permit or special exception is needed, the ordinance allows it. 

An example of a detached ADU could be a mother-in-law apartment above a garage that is 

not attached to the home. It is a separate building from the house and is not the primary 

dwelling. There are usually limitations on the size of the ADU.    

 

RPC Report on RHNA Survey Data for New London – Chair Nichols reported that in the 

future, Renee Theall will be working the Upper Valley Regional Planning Commission on 

looking at the regional housing needs assessment data and looking at data specific to New 

London. When the RPC did their survey, a lot of work was done by our commission to get 
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employers and community members to participate.  Ms. Theall stated she hopes to have more 

information for the next meeting in October.  

 

Discussion: Regional Housing Leadership Synergy Meeting – Chair Nichols stated this is 

a concept that Ms. Theall has proposed and involves having a discussion with the other towns 

that participate in our Navigator grant group.  This group was originally four towns but is 

now down to three since Sunapee is no longer participating (New London, Newbury and 

Wilmot).  Chair Nichols feels it would be beneficial to meet with these other towns to learn 

what they are doing and share our ideas.  Chair Nichols would like to have an information 

sheet on each town to be able to compare them prior to that meeting.  Michael Quinn stated 

that seems logical so we understand if these other communities are doing the same body of 

work and how far along, they are.   

 

RPC Homeowners Developer Utility/Broker – Chair Nichols reported that back in March, 

the UVRPC sent a letter to the Board of Selectmen and the Planning Board asking for their 

support for participation and funding for a Homeowner Developer Utility/Broker.  This has 

been discussed in prior meetings and Chair Nichols provided a copy of the letter.   The 

Selectmen have asked for the Housing Commissions feedback on this letter.   

 

The letter explains that an integral part of meeting housing needs is for current homeowners 

to adapt their home(s) for additional units across the greater Upper Valley region.  This 

housing niche is filled with a variety of housing types, such as smaller, secondary units; 

conversions of duplexes of formerly single-family homes; tiny homes; cottage courts and 

other similar housing types (i.e., small, accessible, safe, affordable) that are within reach of a 

Homeowner Developer.  

 

There are barriers abound to achieve these goals. A Homeowner Developer Utility would 

seek to address a number of these barriers by making that production more attainable through 

professional and affordable assistance to homeowners in design and permitting, financing, 

construction management, legal aid, and/or rental management.   

 

Each broker will take up a part of the grater Upper Valley region, and will walk residents 

through the ADU+ process, including coordination with building contractors and other 

needed professional services.   The ideal timeline for this program is to be completed by end 

of 2024. The estimated budget with one resource broker is $225,000 and four resource 

brokers are $600,000.  To date, the program has received funding and support from Vital 

Communities, the Tow of Hartford, Dartmouth Health, Two Rivers- Ottauquechee Regional 

Foundation, Mount Ascutney Regional Commission and UVLSRPC.     

 

Ms. Theall stated there is no requirement for financial support but the letters of support will 

help in the future when applying for grant funding.  Winfried Feneberg asked if there was 

any data or how many homeowners are eager to have an ADU? Ms. Theall stated that is a 

good question and they are still in process of determining this.  A Home Creators Exp was 

held on May 6th to begin outreach and connect homeowners and developers and over 150 

homeowners attended.  People were interested in learning more about design and what would 

be involved.  There is a need to educate people regarding zoning awareness.   Chair Nichols 

shared his personal opinion is that he would like to see the business model develop a little 

more before we consider it.   Marilyn Kidder questioned why we wouldn’t applaud the efforts 

of any organization and support this?  It doesn’t have to be financial support, but this is a 

good idea.      
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Adam Ricker suggested that he and Town Administrator Kim Hallquist coordinate bringing 

this before the Planning Board Chair, Board of Selectmen Chair and Peter Nichols and 

writing their own letter of support.  The Housing Commission was agreeable to this solution.  

      

7. NLHC 2023 Planning  

 

Resilience Planning Report – Chair Nichols shared that Steve Whitman of Resilience 

Planning and his team are working on looking at ADU’s in our region, how they are being 

addressed by different towns and what some successful approaches seem to be. They are also 

looking at the inventory in our town, what do we have, where is it and where are the 

opportunities.    

 

Other Prioritized Goals – Chair Nichols distributed a planning outline.  This was first 

reviewed in January 2023.  Chair Nichols would like to focus on the goals section as this was 

a list of ideas that they wanted to accomplish: 

 

• ADU’s: Adjust Existing A-ADU regs; create new D-ADU regs 

• Address water infrastructure capacity freeze 

• Create short term rental regulatory program 

• Expand housing in commercial zone (3rd floor) 

• Meet the housing needs of large employers 

• Enhance housing on Cricenti Phase II? 

• Where would the town like to see housing developed? 

• Broaden allowance of housing types 

• Collaboration of land conservation and housing interests 

 

Marilyn Kidder commented that these shouldn’t be called “goals” as there are some things 

that they cannot do as a commission.  They are more areas of exploration for the Commission 

to help achieve these goals. These should also be prioritized so we know where to start. 

 

Chair Nichols shared that he attended the last water precinct meeting.  It was more of a 

procedural meeting and there was no update on the water capacity issue.  The water precinct 

members are expecting to meet with the engineers once the report is put into another iteration 

of draft form.  This will be very important as it will review where additional water can be 

secured and will discuss a number of different options.        

 

8.  Public Comment – None 

 

9. New Business  

Chair Nichols discussed the granite state poll and emailed this to members of the 

commission. This was a survey done across New Hampshire and Chair Nichols found it 

interesting how it was distributed across different political groups and different ages.  It is 

quite diverse.  Given a list of issues, 27% of people that responded felt that housing was a 

critical issue.  

 

10. Future Meetings 

Tuesday, October 17, 2023 6:30pm 
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11. Adjournment 

 

IT WAS MOVED (Amy Kaplan) AND SECONDED (Michael Quinn) to adjourn the 

meeting.  THE MOTION WAS APPROVED UNANIMOUSLY. 

 

The meeting adjourned at 7:37PM. 

 

 Respectfully submitted,      

 

 Trina Dawson 

 

 

Recording Secretary 

Town of New London 

 


