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Members Present: 
 
 
 
 
 
Open: Chairman Stevens opened the public hearing at 7:00 pm and the Board introduced themselves.  
 
Public Hearing 
Motion made by Morgan, 2nd by Finan, to give alternate West voting rights. All were in favor. 
Motion carried.  
 
7:00 pm: Subdivision Application: Applicant/Owner: SGS Trust, Stephen Sampson, Trustee. Property is 
located at 195 North Road, Brentwood, NH 03833 in the multi-family/professional 
office/commercial/industrial zone, referenced by tax map 208.035.000. Intent is to subdivide a 
residential lot into 2 lots, each resulting lot having more than 2 acres each. 
 
Present: Applicant Stephen Sampson of SGS Trust; Karen Sampson; Attorney Jon Flagg representing the 
Sampson’s; and Peter Landry of Landry Surveying, LLC. No abutters were present.  
 
Motion made by Finan, 2nd by Kennedy, to invoke jurisdiction to accept the application. All were in favor. 
Motion carried.  
 
Flagg gave an overview of the proposal for subdivision. This is a 4+ acre lot (North Road) to be 
subdivided into 2 lots, each with more than 2 acres. There is a letter for the wetland’s classification. 
(Wetland Classification from CSA Environmental Consultants, LLC was handed to Greenwood to review 
and is on file).  We have reviewed TEC’s report (Town Engineer) and some things don’t seem to apply 
such as NHDES septic approval and a bond for erosion.  
 
Landry reviewed Greenwood’s comments (on file). Landry’s comments are bolded.  

1) The plan references setbacks from wetlands predicated upon our former wetland’s ordinance. 
The plan needs to reflect the new setback standards resulting from a functional valuation of the 
wetland resource found on site.  The new ordinance can be found at the following: 
https://www.brentwoodnh.gov/assets/municipal/4/Brentwood_Zoning-Regulations_book-
updated_2021.pdf. Landry said the zoning changed regarding how the wetland setback is 
determined so the wetland scientist went back out to do a values and functions assessment 
and we’ll supply you with his stamped report and revise the plans from a 50’ setback to a 45’ 
setback as was determined.  

2) The impact fee endorsement block is also out of date.  There is a new impact fee block available 
at the link provided above for impact fee information.  Updated block to be added to the plan. 

3) Subdivision regulations require that lots in subdivisions be indicated by alphabet so the lots 
should be designated “A” and “B” not 35 and 35 A. Will make the changes of A and B to the 
plan.  

4) On the property line created for this subdivision running down the center of the parcel there 
should be iron pins set at 200 feet intervals in accordance with the Town’s subdivision 
regulations. Front and rear corners and required point online to be installed when final points 
are staked.  

Bruce Stevens, Chairman Kristin Aldred Cheek 
Jon Morgan, BOS rep Doug Finan 
Kevin Johnston, Vice Chair Alternate, Brian West 
Mark Kennedy  
 Town Planner, Glenn Greenwood 

https://www.brentwoodnh.gov/assets/municipal/4/Brentwood_Zoning-Regulations_book-updated_2021.pdf
https://www.brentwoodnh.gov/assets/municipal/4/Brentwood_Zoning-Regulations_book-updated_2021.pdf
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5) The plan requires State of NH subdivision approval.  Will send to NHDES once PB approves the 
subdivision.  

6) The plan requires a driveway access approval from NHDOT for the shared driveway because 
North Road is a state-maintained roadway. All the applicant need provide is evidence that 
NHDOT finds no issue with the existing access point now being used for two residences instead of 
one. Existing driveway access is 195 North Road, creating an access easement through the lot 
being created to share the driveway entrance. NHDES driveway permit application has been 
submitted to Jim Hewitt with District 6 who said it appears to be a simple alteration from 
single family to shared and we are awaiting his comments.  

7) There is a shed on the proposed parcel with the existing home that sits over the property line.  
This shed should be either relocated onto the property or removed if it is no longer used. There is 
a shed on the lot line at the dwelling on 195 North Road, which is the property being 
subdivided, and it will be removed.  When Landry is staking the site, if the shed is gone, he’ll 
take it off the plan. If it’s still there when it’s time to submit the plans, he’ll note on the plan 
that the shed is to be removed.  

 
Landry went through the peer review letter dated May 14th from TEC, Chris Raymond project manager. 
GENERAL COMMENTS: The following permits, approvals and/or bonds are required:  
• Approval of Waiver from section 8.1 of the Subdivision Regulations for Soil Type Lot Sizing.  
• Approval from NHDES Subsurface Bureau for proposed septic system. Premature? Normally this is 
done after the lot is approved and after state subdivision approval and a building permit is applied 
for. It will be done but not now. 
• Approval from NHDES for proposed subdivision. Agree.  
• An NHDOT Driveway Permit for Access to new lot. In progress and pending.  
• A bond for proposed erosion control prior to construction. Not sure this is necessary? Maybe around 
the time of a building permit? 
• An electronic copy of approved final plans. Agreed to submit. 
 
PLAN COMMENTS:     Landry said items 1 and 2 have been discussed and will be done.  
1. As required in section 6.20 of the subdivision regulations, please place permanent granite or concrete 
bounds at lot corners. To be done.  
2. As required in section 6.21 of the subdivision regulations, please provide iron pins at intervals of 200’ 
for lot lines greater than 400’. To be done. 
3. As required in section 8.24 of the subdivision regulations, please include note regarding easements 
shown on the plan. Landry said there is an access easement being created and is shown on the plan 
view so we can add a note clarifying that lot A would have the benefit of the easement.  
4. Please provide additional details on proposed access to new lot. Landry said NHDOT would provide 
the detail so he wasn’t sure what other details may be necessary. Kennedy suggested easement 
language could clarify.  
5. Please provide additional details on size and location of existing septic system. Landry was not sure 
about this comment. NHDES subdivision will be required, and the plan shows a 4K area and topo so 
not sure the existing septic is relevant; the soils and space is available to support a new system.  
6. Please provide endorsement blocks shown in section 8.8 of the Subdivision regulations 
on all final plans. Greenwood was not concerned with the endorsement block and suggested maybe 
TEC wanted it on both pages but only the front page will be recorded; or maybe TEC is referencing the 
impact fee block? Landry asked about the impact fee. Greenwood said it would be supplied to be put 
on the plan for the 1 new lot.  
7. Plans Should be stamped by a Certified Wetland Scientist/Soil Scientist. Final plans will be supplied 
with all required stamps. They are asking for a waiver from the HISS/soils.  
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8. Please label 25’ reserve strip along access location, as required in the subdivision regulations. Landry 
wasn’t sure which section this was from. The Board will forego this one and Greenwood will talk to 
Chris Raymond from TEC.  
 
Stevens read the Waiver Request (on file). Sampson is asking to waive the Town of Brentwood 
Subdivision Section 8.1, Soils-Based Lot Size Determination, requiring Minimum Lot Size be based on, the 
soil determination performed by HISS standards and would like the Board to consider the following:  

1) Zoning requires a minimum 2-ac lot size. Stevens added these lots are 2 acres plus.  
2) This regulation is intended to be used as a method to determine “Minimum Lot Size”, based on 
soil types, specifically for “cluster subdivision”.   
3) All wetland consisting of poorly drained soils, shown on the plans, were delineated by a 
Certified Wetland Scientist and stamped by a Wetland Scientist.  

 
With the proposed lots being greater than 2-acs in size, including with suitable upland outside 
the building setbacks, strict adherence to the regulation is not practical and unnecessary to meet 
the spirit and intent of the Subdivision Regulation. 

 
Greenwood said on a lot where the lot is determined to be 2 acres, the only time it would need to be 
larger is if that 2 acres was predominantly wet, then a HISS would require the lot be larger which is not 
the case here, so this waiver is appropriate.  
 
Motion made by Kennedy, 2nd by West, to accept the waiver from having to perform a soils-based lot 
size determination with HISS standards. All were in favor. Motion carried.  
 
Stevens said the soils are good, plenty of upland soils, 4K reserve area is on the plan. NHDES subsurface 
wouldn’t be required as part of the approval and no bond for erosion and drainage would be necessary.  
 
Board discussed conditions for a 120-day conditional approval to September 17, 2021:  

1. Satisfy all comments from Greenwood and Town Engineer (TEC) excluding TEC’s comments 
requiring NHDES subsurface and a bond for erosion and drainage, which the Board determined 
were not necessary.   

2. Certificate of monumentation for granite bounds and iron pins.  
3. Receipt of State permits (NHDES subdivision approval and NHDOT dw permit) 
4. Driveway easement for shared driveway to be reviewed by legal counsel for recording. Fees 

borne by applicant. Flagg said that the easement language can be provided with blanks to 
reference the recording of the plan and once the plan is recorded the plan recording number 
can be place in the easement document to be recorded.  

5. Submit an electronic copy of the approved final plans on removable electronic media.  
 
Motion made by Kennedy, 2nd by Morgan, to grant a 120-day conditional approval of the Sampson 
subdivision with the conditions stated above to September 17, 2021. All were in favor. Motion carried. 
Stevens closed this hearing.  
 
WITHDRAWN - 7:00 pm: Design Review: Applicant: Jones & Beach Engineers, Inc., Owner Great Bay 
Investments, LLC. Property is located on Shannon Way, Brentwood, NH 03833 in the multi-
family/professional office/commercial/industrial zone referenced by tax map 201.015.001. Intent is to 
discuss a 7-lot residential subdivision. The applicant withdrew this application on May 19th, 2021 prior to the 
hearing date and plans on coming back next month with a new application to utilize the multi-family zoning.  
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7:00 pm: Design Review: Applicant: Jones & Beach Engineers, Inc., Owner Brentwood R.O.H., LLC. 
Property is located on South Road, Brentwood, NH 03833 in the residential/agricultural zone, 
referenced by tax map 224.006.000. Intent is to discuss a 15-lot residential subdivision.  
 
Present: Applicant Wayne Morrill representing Jones & Beach Engineers, Inc. and Owner Rob Healey of 
Brentwood R.O.H, LLC.  
 
Abutters Present: Richard Murphy of 358 South Rd.; William and Anissa Poleatewich of 350 South Road; 
Jennifer Cole; Anne Dudley; Cheryl Donaldson; Gifford and Martha Wilcox; and residents Brett and Kelly 
Ramsdell; Steven Soterakopoulos. 
 
Stevens explained that there are no decisions in design review but it’s a chance for the applicant to 
come in and share their proposals are and get feedback. Stevens opened the hearing.  
 
Morrill gave an overview of the plan for a cluster subdivision. Back in 1982, a larger parcel was 
subdivided, and this is one of the 3 remaining lots from that subdivision. There is 60’ ROW between lot 3 
and 4 of that subdivision because the other side of the lot had wet areas. This is 40.53 acres, and a 
cluster subdivision requires 20 acres. Jim Gove of Gove Environmental has delineated the wetlands, soils 
and the functional values of the wetlands to determine the setbacks to the wetlands. There are some 
large wetlands on the north westerly side and a small vernal pool on the far westerly side. The plan 
shows the existing conditions of the soils and the functional value of the wetlands shows a 100’ buffer to 
the vernal pool, a 70’ buffer and a 55’ buffer to the remaining wetlands. The Board will receive those.  
 
Morrill said they had met with the Town Planner and needed to do a conventional subdivision or yield 
plan to determine the number of lots that would fit. Sheet Y1 is the yield plan. Off of South Road, there 
is 360’ of frontage and there is one 5-acre lot that will be subdivided and separate. The 60’ ROW would 
be used for the 14-lot cluster subdivision. 4K areas and wells are shown on those lots. With a 
conventional subdivision plan, the road would be 2,300 lineal feet. The Town regulation, Article V for 
cluster development, allows a subdivision with at least 20 acres and common land must be less than 
50% of the entire parcel. This plan shows 59% of open space. 50% of that open space has to be uplands 
and this parcel has 73.9% uplands. Each lot needs a minimum of 2,500 sq. ft., these lots have over 
30,000 sq. ft., 100’ buffer, 75’ of frontage on each lot, 40’ front setback and 20’ setback on sides and 
rear. Lot size by soil type has to be verified but the soils far exceed that, and it will be submitted to the 
Board to show the soils can support the 14 clustered lots.  
 
Morrill continued there is a 100’ perimeter buffer around the entire parcel, 59% open space. On the 
south boundary, there is an existing snowmobile trail, that will still be functional. The hope is to leave 
the trails and there is almost 20 acres of open space which would be part of the HOA. The HOA would 
control the open space and any trails to be maintained. Two test pits were done on each lot and 
witnessed by RCCD (Rockingham County Conservation District). These lots will have individual wells and 
septic’s. Well radiuses and easements would need to be recorded as part of the final plan as the cluster 
lots are more narrow than normal subdivision lots.  
 
Stevens mentioned the reduced road with a cluster development. Morrill continued the road would be 
significantly reduced from 2,300 lineal feet with a normal subdivision to 1,300 lineal feet in the cluster 
development. The road would be designed to Town standards and the Town would take it over 
someday. This lot is also in the aquifer protection zone, so the test pits had to meet that designation and 
be 5 feet down, 24” seasonal high-water table; 45 test pits to prove out 14 lots.  
 



Brentwood Planning Board 
Minutes 

May 20th, 2021 

 5 

Abutter Gifford Wilcox asked about the buffer and what is vegetated. Morrill confirmed to leave a 
vegetated 100’ buffer around the property and only the access point would effect it and the existing 
trees are considered vegetated. Greenwood confirmed a change to the cluster zoning ordinance to allow 
stormwater and drainage, ponds, to be inside the buffer.  
 
Abutter Murphy stated the 60’ ROW is next to his lot. Kennedy asked about erosion control. Morrill 
confirmed it would be along 362 South Road and around the buffers when the houses are being built 
and silt fence around the wetlands. In the front a rain garden or swale and leave as much vegetation as 
possible. If trees come out due to the road, new ornamental trees or similar would be re-vegetated to 
spruce that back up. Stevens suggested a site walk once they apply for site plan review.   
 
Abutter Anissa Poleatewich of 350 South Road commented at what point does the Town consider the 
traffic on South Road. Greenwood commented these are single family residences and the Traffic 
Engineers Manual for trip estimation is 10.7 trips per day per house. Poleatewich said with every 
development that goes in the traffic is incremental, but more development goes in and then the 
increases combined become substantial. Since she was a child, this is the 5th development on this small 
stretch of road. Morrill will provide a traffic memorandum to the Board and ensure safe sight distance in 
both directions. Stevens said these trips are spread out throughout the day and TEC, Town Engineer, 
would be reviewing the site plan when this comes back and can be here to answer questions as well.  
 
Morrill asked the Board about a pond for drainage if it can be half in the common area and half into the 
buffer and vegetate around it. Greenwood said stormwater features can be in the buffer if it is used to 
treat stormwater. Morrill asked if sidewalks were required. Greenwood likes pedestrian facilities, but 
they aren’t required. The Board said gravel shoulders suffice. Stevens said the minimum ROW is 50’ so 
22’ of pavement plus 4’ gravel shoulders each side and any drainage swales. The Board suggested a 
possibility of a reduced pavement width dependent upon traffic volume.  
 
Greenwood pointed out the cluster ordinance zoning, 300.002.007.005 A-3 it reads: Along both sides of 
this primary access road reserve strips of 25’ must be maintained for the first 100’ of said primary access 
road. Morrill said but how do you get 25’ reserve strips on a 50’ ROW? What is the definition of a 
reserve strip? Maybe that’s where you can’t have a mailbox or structure? Stevens said it hasn’t been 
applied since the inception of cluster development. Greenwood has to investigate and take a look at 
what’s historically been done. If this requires ZBA action, this Board will possibly need to submit a letter 
to the ZBA.  
 
The Board and Morrill discussed a central mailbox location. Stevens suggested calling the Exeter Post 
Office for location verification. Finan asked what the remaining undisturbed area would be. Morrill 
confirmed about 21 acres. It won’t be held by a conservation group, but it would be in the HOA. Stevens 
added that open space can never be developed. Morrill said another idea proposed was for 97 units of 
age restricted but the developer thought there were enough of those in Town and prefers this single-
family cluster development.  
 
Bickum read an email from Abutter Gina Leeser (on file). Thank you for the opportunity of reading this 
letter at the Planning Board meeting, with regard to the proposed subdivision off South Road. We reside 
at 3 Balsam Lane in the Firefly development, which is located directly adjacent to the proposed 
subdivision. As abutters of the proposed subdivision, we were writing to request that a 100 ft. perimeter 
tree buffer be preserved, so there is no disturbance of trees in the corridor between the new subdivision 
and our property. We presume it would also enhance the aesthetics of each of the home lots/properties 
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of the new subdivision, as future homeowners would seek and desire greater privacy in their backyards 
as well. Thank you for your time and consideration. It is greatly appreciated.  
Sincerely, Matthew and Gina Leeser - 3 Balsam Lane ∙ Brentwood 
 
Stevens read a letter from Abutters David Peterson, Andrew Patton, and P.J. Reczek representing the 
Firefly HOA of Autumn Lane and Balsam Way in Brentwood, NH in support of the development (on file) 
and attached.  
 
Stevens read a handwritten letter from Abutter Susan Currier of 362 South Road who had concerns 
about too many developments in town destroying the beauty of Brentwood, increased traffic, tax 
increases driving seniors out of town and impacts to the water supply (on file and attached).  Abutter 
Anissa Poleatewich 100% agreed with Currier’s letter and agreed that there is too much development.   
 
Stevens explained a 10-year-old buildout analysis that predicted a doubling in housing development and 
that the Board can only apply the standards and propose zoning changes but those are voted on at 
Town meeting by the people. Stevens continued that Brentwood has a number of permanently 
conserved parcels, more than any other Town around. There was a 2 million dollar bond a dozen years 
ago and we leveraged 3x that in federal funding. The Conservation Commission did a great job, along 
with this Board and the Selectmen to conserve a number of parcels, especially along the Exeter River 
corridor. Morgan agreed. Stevens said the Board tries to do what we can to keep it rural but it’s a 
balancing act with property rights. Greenwood agreed. The Board is proactive, and Brentwood is a state-
wide leader of conserved land.  
 
Aldred-Cheek asked about the houses themselves. Morrill said possibly 2 car garage and square footage 
but open to a variety of houses, not cookie cutter. Morrill said we can show the Board some ideas, New 
England style; Capes, Colonials etc. but he’s not sure if Healey will build or sell the lots or a mix of both.  
 
Stevens closed this hearing.  
 
Board Business 

• The Board signed the manifest.  

• Update: Greenwood has sent a response letter to Attorney Flagg regarding Sampson’s cease-
and-desist letter for U-Haul business (on file), sent certified mail on 5/13/2021. 

 
Approval of Minutes:  Site Walk Minutes of May 6th and PB Meeting Minutes from May 6th, 2021. 
 
Motion made by Finan, 2nd by West, to approve the minutes from the May 6th, 2021 Site Walk of 335 
Route 125 as presented. All were in favor with Morgan and Johnston abstaining. Motion carried.  
 
Motion made by Aldred Cheek, 2nd by Finan, to approve the meeting minutes from May 6th, 2021 as 
presented. All were in favor. Motion carried. 
 
Motion made by Morgan, 2nd by Finan, to adjourn at approximately 8:42 p.m. All were in favor. Motion 
carried.  
 
Respectfully submitted,  
Andrea Bickum,  
Administrative Assistant, Brentwood Planning Board 
Enc. Attachments  



MAV 2 0 2021
David Peterson, Andrew Patton, and P.J. Reczek

Representing the Firefly HOA of Autumn Lane and
Balsam Way in Brentwood, NH

May 10th, 2021

Town of Brentwood
Planning Board
1 Dalton Road
Brentwood, NH 03833
Ref: Public hearing on the application of Jones & Beach for a residential subdivision, tax map location
224.006.000.

Members of the Planning Board,

The residents of Autumn Lane and Balsam Way are excited for the opportunity to welcome new neighbors to
our town, and we support the outcome of the Board’s application assessment for the proposal on South Road.

We reviewed the concept plans for both the 15 unit subdivision (Jones & Beach drawing 20740-
CONCEPT12.dwg Yield Plan) and the Cluster Subdivision (Jones & Beach drawing 20740-
CONCEPT13.dwg Cluster Subdivision), and we would like to express our firm and unanimous support
for the Cluster Subdivision as outlined by the applicant. The rationale for supporting this approach is
related to the inclusion of the 100’ setback and the perimeter buffer between the existing abutters directly
impacted by the subdivision, and the subdivided parcels themselves.

In addition to affording the existing and new families an element of privacy as our town continues to
grow, a 100’ woodland buffer would protect against deforestation and habitat fragmentation; a growing
concern in our area of New Hampshire as we see an unprecedented level of residential development. Per
a USDA study on the topic (Bentrup, G. 2008 Conservation buffers: design guidelines for buffers,
corridors and greenways ) woodland buffers, or ‘wildlife corridors’, have been shown to successfully
mitigate habitat fragmentation and to promote biodiversity. Indeed, there is a large body of scientific
knowledge showing that woodland buffers protect soil resources and improve air and water quality while
protecting the wildlife population from over-development.

The residents of Autumn Lane and Balsam Way believe that implementing the Cluster Subdivision as
depicted on drawing 20740-CONCEPT13.dwg, is an ecologically responsible and economically viable
way to welcome new neighbors to our town without sacrificing key elements of what makes this area
special, and we support the implementation of the design as proposed by the firm Jones and Beach LLC.

Respectfully,

David Peterson, Firefly HOA

Andrew Patton , Firefly HOA

P.J. Reczek, Firefly HOA






