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Planning Board & Housing Commission  
Work Session 

Friday, December 5, 2025 
Whipple Town Hall 

 
Members Present:  Tim Paradis (Chair of PB), Janet Kidder (Selectboard Representative), 

Charlene Baxter (PB), Paul Gorman (PB), Peter Nichols (Chair of Housing 
Commission), Marilyn Kidder (HC), Amy Kaplan (HC), Nancy Rollins (HC), 
Ann Bedard (HC) 

 
Staff Present:  Adam Ricker (Town Planner/Zoning Administrator), Vickie Stafford (Land 

Use & Assessing Coordinator) 
 
Others Present:  Steve Root (NL Resident), Lori Underwood (NL Hospital), Rich Epstein (NL 

Resident) 
 
Call to Order: Chair Paradis called the meeting to order at 7:35 AM 
 
 
Work Session Discussion: 
 
Chair Paradis emphasizes moving the meeting along more efficiently with the agenda, noting 
that many of the topics have been previously discussed. Adam is asked to begin leading the 
discussion. Adam summarizes the primary changes made to the cottage court section. The 
group's discussion about using “net developable area” versus “net tract area”. After comparing 
how both terms are used in different sections of the ordinance, Adam explains that modifying 
the definition of “net tract area” would create unintended ripple effects. Instead, the simplest 
solution is to create a new definition for “net developable area” that applies specifically to the 
cottage court section. This would avoid complications elsewhere in the ordinance.  
 
Adam notes that a new definition has been added at the top of page one. The definition now 
subtracts wetlands, surface water bodies, steep slopes over 25% in the steep slopes overlay 
district, and public or private rights-of-way for streets and utilities. It also excludes mixed-use 
sites, building footprints, and paved areas not serving the development. The new version 
incorporates steep slopes—previously included only in “net tract area”—to align with earlier 
discussions. The group agrees with this approach. 
 
Some clarification was made in the Zoning Sections and Building Height. The discussion then 
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moves to page three and the sections on covered entries, private outdoor space, and common 
open space. Concerns were raised about the regulations, and thought that they may be overly 
detailed and may cause unintentional burdens or force frequent exceptions once developers 
begin submitting real plans.  
 
The group reaches an agreement on language that each cottage must be within 60 feet of the 
nearest point of the common open space and agrees that each cottage must have a pedestrian 
walkway connecting it to the common open space.  
 
The next topic was incorporating porch requirements; the group decided to place clarification 
directly within the existing clause about the covered main entry. The proposed wording would 
read: “covered main entry porch, open on at least two sides, to create a private outdoor space 
protected from the weather.”  
 
Returning to the proximity of the section, the group agrees and notes the need to ensure 
consistent capitalization and usage throughout the document.  
 
Other concerns were raised about bicycles, grills, or other items, but this would be more 
appropriately addressed within the homeowners' association rules and regulations.  
 
The group discussed and agreed that rather than relying on the main floor or natural grade, 
they should explicitly define the ground floor as the floor containing the entrance that faces the 
common open space.  “Ground floor shall be identified as the floor with an entrance to the 
common open space.”  
 
Resident Steve Root voices his concerns, which are noted.  
 
Next was discussed around exterior lot line setbacks: The committee reviewed and agreed that 
all cottage court setbacks from exterior lot lines must follow the underlying zoning 
requirements.  
 
The group then agrees that the required 10-foot separation should be maintained between 
exterior walls, and roof overhangs should not be counted as wall projections for the purpose of 
measuring separation. 
 
Much discussion around softening on “street-facing and abutting” and the group agrees that 
softening requirements apply to the perimeter of parking areas- regardless of whether those 
areas are on the street side, side, or rear – and not necessarily to the entire development 
boundary. This would resolve confusion about whether the ordinance was attempting to 
require full softening around all buildings.  
 
Cottage Court Cluster limits each cluster to 12 housing units and permits up to two clusters per 
development. The group confirms that this effectively caps developments at 23 units, aligning 
with their previous intent. 
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The group proposes adding wording to the language to clarify “Connection” between cottage 
courts and agree it should read as follows: “developments on lots with existing frontage on 
town-owned sidewalks.”  
 
Chair Paradis opens the floor for additional comments from the public. Rich Epstein questions if 
research has been done closer to the New London area on the concept of Cottage Courts; 
members point to an active development in Bedford, NH.  
 
Rich Epstein asks specifically which towns beyond Bedford have cottage courts. The board 
acknowledges that while cottage-style developments exist elsewhere, many do not have design 
standards equivalent to those being proposed. Thus, the photos shown in the draft may reflect 
the design outcomes that the new regulations are intended to achieve, rather than the 
appearance of existing local cottage developments. They emphasize that the consultants 
selected images illustrating the design standards embedded in the ordinance itself, not 
necessarily what other New Hampshire towns have built. 
  
Rich asks whether a duplex counts as a single “unit” within the density limit. Staff clarifies that 
under the zoning ordinance, each half of a duplex counts as a separate dwelling unit. Therefore, 
a duplex constitutes two units, not one, and cannot be used as a way to expand total unit count 
beyond the permitted density. 
 
The chair noted that Steve Root (NL Resident) had circulated comments from the previous day, 
and several of the board members admitted they had not had time to review the material and 
intend to do so before the next meeting.  
 
The discussion then moves on from Cottage Courts to Institutional  
 
Lori Underwood suggested under Institutional to remove the word “licensed” to avoid implying 
a legal standard that no longer exists. She also recommends changing “and” to “or” in the 
phrase describing outpatient care and acute care, so that users do not need to satisfy both 
categories simultaneously. The group agrees with the recommendations. 
 
Lori explains she will not be present at the Tuesday meeting, but confirms that Lauren and 
others from the hospital will attend and are prepared to discuss the amendments. The board 
expressed appreciation and thanked her. 
 
Adam reads aloud the setback provision: front, rear, and side yards must be 75 feet from any 
lot line abutting property in a residential zone. Lori expressed her concerns with this, and after 
further discussion, agrees she is not overly concerned and is fine with 75 feet.  
 
The group moved on to a discussion of Adult Care Programs and agreed that the cleanest 
language would be “child care and adult care” without adding “day,” thus ensuring flexibility for 
varying service models. 
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A motion was made by Tim Paradis, and seconded by Charlene Baxter to adjourn the meeting. 
The motion passed unanimously, and the meeting was adjourned at 9:10 AM 
 
Respectfully Submitted, 
 
Vickie Stafford 
Land Use & Assessing Coordinator 
 
 
 


