
 

 

Brentwood Planning Board Meeting Minutes 5/19/22 

 

Present: 

Kristin Aldred Cheek – Chairperson 

Bruce Stevens – Vice Chair 

Paul Kleinman 

Jon Morgan 

Stefanie Kizza 

Doug Finan 

Ned Matson 

Alternates: Brian West, Mark Kennedy, Kate Locke-Parks 

Town Planner: Glenn Greenwood 

Meeting held at Brentwood Recreation Center 

Open Public Hearing 

Aldred Cheek opened hearing.  
  
Continued Site Plan Review Application. Applicant/Owner Wayne Donohue of W.A.D. Property 
Management, LLC. Site is located at 13 Prescott Road. Dan Koravos, Project Engineer.  

• Updated comments dated 5/19/2022 provided by Chris Raymond, TEC: 
o Items 4 and 5 addressed parking spaces that appear to block access to existing 2 story 

garage, inconsistency in number of parking spaces, parallel parking spaces proposed 
within drive aisles. Concerns about fire truck access.  

o Item 15 questioned whether the proposed building would have a lighting plan. Engineer 
stated they may install cutoff wall packs. Lighting needs to be dark skies compliant. 

• Stevens made a motion for Conditional Approval with final plan to include corrected parking 
striping, with no parking striping blocking the existing garage, and to depict traffic flow with 
lanes going in and out of the property. Aldred Cheek seconded. All in favor. Motion carried. 
Conditional approval valid for 90 days.  

 
Continued Site Plan Review Application. Applicant Joseph Falzone, Owner River Run Development 
LLC. 41A Mill Road, tax map 217.048.000. Proposal for an age-restricted development. Jurisdiction 
was invoked 4/7/2022.  

• The Planning Board received a letter from Mark Johnson, attorney for Mr. Falzone, extending 
the time for the Planning Board to act on the Application until August 30, 2022. 

• Stephens made a motion to appoint alternate Kennedy as a voting member of the board for this 
hearing, as Matson recused. Finan seconded. All in favor. Motion carried.  

• Scott Cole of Beals Associates addressed updated comments from Greenwood dated 5/13/2022 
(see document for complete details on comments): 



 

 

o Item 4 re: condominium documents. The applicant previously submitted the documents, 
but will be submitting updated documents to reflect proposed changes discussed at 
prior meetings and potentially items from this meeting.  

o Item 7 re: clubhouse plan elevations. Cole presented drawings depicting the clubhouse. 
o Item 9 re: landscaping plans to demonstrate privacy or certain units should be removed. 

Applicant submitted new landscaping plans for the units in question; plans were created 
by a landscape architect. The new plans include privacy fencing and plantings. Aldred 
Cheek requested that the landscape architect consider elevation differences between 
the units and make adjustments if the difference in elevations between units renders 6’ 
fencing ineffective for privacy. Cole agreed to have the landscape architect revisit the 
plans and proposed alternative privacy screening for units with large differences in 
elevation.  

o Item 11: plans should include detailed site and unit lighting and proof that lighting will 
be dark sky compliant.  

o Item 12 re: need for Brentwood Fire Department approval of cisterns. Cole stated that 
the Fire Dept. has approved. Greenwood to check that the Planning Board has received 
a copy of their written approval.  

o Item 19 re: Mill Road improvements. Wayne Robinson, Town of Brentwood Road Agent 
explained existing plans to reclaim (repave) Mill Road, including: remove certain trees 
(with landowner permission), remove a slope at the Rte. 111 intersection, clean ditches 
and culverts, add a catchbasin, grade and hot top the road, and install a guardrail. 
Several questions were asked by the Board and Mill Road residents as to whether the 
plans were altered due to the proposed River Run Development. Robinson indicated 
that the road was due for repaving. The plan and associated costs did not change due to 
the proposed development. The improvements had been planned for this year, but 
were postponed due to the potential of construction truck traffic associated with the 
proposed development. Several Mill Road residents expressed concerns about the 
guardrail’s length and material (steel) and the necessity for it. Robinson indicated that 
the existing approx. 1,000 feet of guardrail has been hit in the past, has never been 
replaced, and does not meet current safety standards. The Board received an email 
from Joe Falzone on 5/19/2022 stating that he had met with Robinson on the Board’s 
suggestion to consider off-site improvements and that Robinson did not have the 
budget for two items to improve safety – the slope removal at the Rte. 111 intersection 
and the guardrail. See email in meeting materials for complete details regarding 
Falzone’s offer to fund $95,000 of improvements, with a $20-25,000 contingency (total 
not to exceed $125,000).  

o Item 20: plan sheets must indicate wetland soils have been stamped by a wetland 
scientist. 

o Item 21 re: amending the plan to show actual wetland buffers required for compliance 
with the town’s sliding wetland buffer setback standards. Without this information, the 
Building Inspector has difficulties determining the limits of common areas and 
whether/where homeowners are allowed to build a patio, for example. Final plans must 
address this issue.   

o Additional comment 1: Pedestrian access for Fellows Road residents. Cole proposed trail 
access from Fellows Road common land to the proposed River Run development, to 
connect with River Run trails and sidewalks. There would need to be an agreement 
between the condominium association and the Fellows Road association. Mark Young, 



 

 

Fellows Road resident, agreed that the appropriate place to go with this proposal is the 
Fellows Road association. Cole stated that they will send a letter to the association.  

o Additional comment 2 re: turning radius and clearance for trucks.  
• Cole addressed updated comments from TEC dated 5/11/2022 (please see comment document 

for complete details): 
o Item 3 re: coordinating with USPS on location of mail receptacle. Cole stated that the 

coordination had occurred and the receptacle will be at the clubhouse. Updated 
plans/notes to reflect this. 

o Item 7 re: distance between driveways. Subdivision regulation requires driveways to be 
10’ from property line, i.e., 20 feet apart. Applicant’s position is that there are no lot 
lines in the condominium development, so the regulation does not apply. Board 
discussed intention behind this regulation – addressing spatial issues (buffers) between 
properties to avoid conflicts over snow plowed from one driveway being pushed onto 
the neighboring property. Did not appear to be a safety issue. Driveways will be plowed 
by third party, not homeowners. Kizza stated she would be comfortable with a car 
length between driveways. Question not resolved.  

o Item 9 re: limits of disturbance. Cole provided drawings showing limits of disturbed 
areas, including surrounding each unit.  

o Item 16 re: minimum 250’ road length (the “throat”) before beginning of cul de sac (the 
“bulb”). Board discussed rationale for this requirement. Greenwood stated rationale for 
similar rule in Kingston is to allow for enough homes on the road to make it worth it for 
the town to maintain a new public road. Raymond stated that there is no specific 
engineering rationale for 250’. Beals Associates submitted a waiver request asking for 
approval of the proposed 150’ length. Extending the road another 100’ would push units 
closer to the Fellows Road, increase disturbance and impervious surfaces, and would 
not change the number of units (see 5/19/2022 letter). The Board would like the 
Conservation Commission’s input and asked Mark Young to bring it to the Commission. 

o Item 17 re: cul de sac radius does not meet subdivision regulations. Cole explained that 
they applied the same design as was used in a previous development (Three Ponds) and 
that the radius provides adequate truck turn/maneuverability. Beals Associates 
submitted a waiver request to use a 63’ rather than 100’ radius. The Board would like 
input from both the Fire Department (Greenwood to ask) and the Conservation 
Commission (Young). Under item 17, also discussed vegetation for the cul de sac islands. 
Cole stated that the intent is to just plant with grass; landscape plans to reflect this. 

o Items 19, 20, 21, 23: Applicant will make adjustments make lines more visible as needed 
to address these comments. 

o Item 24 re: proposed boat house. Cole presented photographs of a kayak rack similar to 
the one proposed for this development. The structure has a roof but is not enclosed and 
is under 400 sf, so is not a building. Finan suggested they consider adding more capacity. 
To avoid disturbing more area, there are no plans to designate a launch site on the river. 
Aldred Cheek suggested they consider designating an appropriate location to avoid 
residents using several entry points, some of which might be more susceptible to 
erosion. Beals will revisit this. 

o Item 25 re: headstone on property. The applicant had a surveyor investigate and they 
determined the item to be a fake decoration, not a grave site. They will send the board a 
photograph. 

Commented [kk1]: We started discussing cul de sacs, but 
is that what Glenn’s comment was about? It sounded like he 
was asking whether a truck turning off of Mill onto the new 
development road would have to drive into the oncoming 
lane on the new road   



 

 

o Item 26 re: recreational trails. Trails have been added to the plans. The applicant would 
like to trim vegetation along the trails. No gravel will be added to the trails. Kizza 
suggested a painted crosswalk where the trails cross the road; Cole agreed.  

o Item 34 re: project phases. Phase lines have been added to the plan. Although the 
clubhouse is in Phase 2, the water line will be installed there during Phase 1.  

o Item 35 re: demolition. New plans delineate disturbance areas. To emphasize the 
importance of staying within the planned disturbance areas, Aldred Cheek reiterated 
that during the site walk residents expressed interest in maintaining trees to the extent 
possible, and the applicant indicated several places where trees would remain.  

o Additional comments to be addressed through corrections and clearer lines on plans.  
• Amy Manzelli, Esq. from BCM Environmental & Land Law provided comments (see also letter 

dated 5/18/2022 for more details). BCM has been retained by the Mill Falls Neighborhood 
Association on behalf of itself and other Brentwood residents who share concerns over the 
proposed development at 41A Mill Road. Manzelli stated her client’s concerns include natural 
resources, wildlife, traffic impacts and safety. She asked whether the applicant had completed 
an Impact Study to examine impacts on municipal services. The Town levies impact fees, which 
are developed and updated using industry standard practices. The Board did designate the 
proposal one of Regional Impact, so the Rockingham Planning Commission completed a study. 
There has been no Impact Study specific to this development. Manzelli also showed the board a 
picture of the possible grave site. Cameron Miner (Manzelli client) and representatives of the 
applicant agreed on the location of the item in question. Miner stated the area was covered by 
branches/sticks at the time of the site walk. The picture the Board was shown included a 
headstone and an area covered with large rocks. Finan stated the headstone appeared to be 
granite. Mark Johnson, attorney for the applicant, agreed to coordinate a time that a Board 
representative, such as Greenwood, visit the site with a BCM representative to examine the site 
and item.  

• Stevens motioned to continue the hearing to June 2, 2022. Kizza seconded. All in favor. Motion 
carried.  

• Board members signed the manifest. 
• Wayne Morrill of Jones and Beach Engineers submitted a Bond Reduction Request of $230,000 

for Tanya Lane (South Road, Map 224, Lot 6) on behalf of Brentwood ROH, LLC. Stephens 
motioned, Finan seconded, all in favor, motion carried.  

• The Board separately considered three sets of minutes: April 21, April 23, and May 5. Each were 
approved.  

• There will be a work session at the Town offices on Thursday, May 26 at 6:00 pm, primarily to 
discuss the master plan.    

 
 


