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Members 
Present: 
 
 
Open:  
Chairman Stevens opened the public hearing at 7:00 pm. Meeting was also available via Zoom.  
 
Motion made by Kennedy, 2nd by Finan, to give alternates West & Elliot voting rights. All were in favor. 
Motion carried.  
 
7:00 pm: Lot Line Adjustment Application: Applicant & Owner: Victor D. Schmalzer & Emily Ann 
Schmalzer Revocable Living Trust. Properties are located at 335 Middle Road, Brentwood, NH 03833; 
referenced by tax map; 215.005 and Scrabble Road, Brentwood, NH referenced by tax map; 209.057. 
 
Present: Ashley Rowe of Norway Plains Associates, Inc.; Applicant Emily Schmalzer.  
Abutters Present:  Eric Gregg of 70 Scrabble Road.  
 
Motion made by Kennedy, 2nd by Finan, to invoke jurisdiction to accept the lot line adjustment 
application for Schmalzer. All were in favor. Motion carried.  
 
Rowe explained the LLA proposal on behalf of Emily Schmalzer. Schmalzer currently owns property on 
Middle Road and Scrabble Road with large areas in a conservation easement; Scrabble Road has an 
exclusionary area to build a single-family house (Middle Road has an exclusionary area with an existing 
house). The intent is to take the portion of the lot encumbered by the conservation easement on 
Scrabble Road, eliminate the lot line at the power lines and establish a new lot line at the current 
boundary of the exclusionary area on that lot, which would result in the lot on Scrabble Road standing 
on its own, unencumbered by the conservation easement. All the land formerly in conservation would 
then remain attached to the other lot (Middle Road lot). The same area will remain in conservation. The 
lot on Scrabble Road could then be sold unencumbered and the conservation land would all stay 
together.  
 
Abutter Gregg asked if the land is in conservation, then there can be no building etc.? Rowe confirmed 
no building in the conservation area. The only place construction could take place is this small area 
where the current house is on Middle Road and this Scrabble Road lot (8.04 acres). Rowe confirmed to 
Kennedy that the 8.04 acres was never in conservation and was excluded from the conservation 
easement for the purposes of building. Greenwood commented a conservation easement doesn’t have 
to be coterminous with the property boundaries. Rowe added but in this case it is. The conservation 
easement is bounded, this wall will be the boundary line between the exclusionary (8.04 acres) and the 
conservation easement, letting Schmalzer market this acreage without conservation encumbrance.  
Greenwood said under the current legal framework, that easement is forever. Stevens said that 
easement is owned the NH Society of Protection of Forests.  
 
Greenwood’s comment was to provide new deeds reflecting the changed sizes of the properties. The 
Planning Board doesn’t record the final mylar until draft deeds are submitted.  
 
Motion made by Christiansen, 2nd by Kennedy, to grant a 120-day conditional approval for the Lot Line 
Adjustment for Victor D. Schmalzer & Emily Ann Schmalzer Revocable Living Trust with the condition to 
provide new deed language as noted above, to March 19, 2021. All were in favor. Motion carried.  

Bruce Stevens, Chairman Alternate, Regan Elliott  
Ken Christiansen, BOS rep Alternate, Brian West 
Mark Kennedy  
Doug Finan Town Planner, Glenn Greenwood 
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7:00 pm: Site Plan Review Application: Applicant & Owner: 3 Ponds, LLC. Property is located at 146 
North Road, Brentwood, NH 03833 in the multi-family/professional/office zone, referenced by tax map: 
207.022. Intent: Phase II, final phase of the “The Villages at Three Ponds,” age restricted condo 
development adding approximately 51 detached single-family dwelling units.  
 
Motion made by Finan, 2nd by West, to invoke jurisdiction to accept the application for 3 Ponds, LLC, 
Phase II. All were in favor. Motion carried.  
 
Present: Christian Smith, Engineer from Beals & Associates; Applicant 3 Ponds, LLC represented by Joe 
Falzone.  
Abutters Present: Thomas Spencer; Wayne Killum; Frank Northrup; Susan and Rich Benton; etc.  
 
Smith, representing Joe Falzone, gave an overview. This is the 2nd and final phase of the 3 Ponds age 
restricted condo development; extending the road and adding 51 units to the existing 68. That density is 
available due to a 13-acre LLA conducted earlier this year. The 51 units will be served by approximately 
2,750 linear feet of roadway, with 7,600 sq. ft. of wetland impact due to the road crossing. Jim Gove 
with Gove Environmental is working to get a pre-application meeting set up with NHDES Wetlands 
Bureau on that issue. Road construction will look identical to what is there now. The Town Engineer 
commented that the detail shows Cape Cod berm on either side, the Town’s standard detail, but it is 
going to continue to be sloped granite curbing on one side and vertical granite curbing on the other as is 
out there right now. The drainage is collected by a system of catch basins into one large detention pond; 
a wet pond due to the water table in that area.  
 
West was concerned about 119 vehicles leaving all at once. Smith replied a traffic analysis prepared by 
Vanasse & Associates, Inc. has been prepared and submitted and the probability of 119 vehicles leaving 
at once would be an astonishing event. Kennedy asked for the number of trips per day. Greenwood 
commented he thought it was about 3.5 to 4.5 trips per day for 55+ while Single Family (SF) is now 11 
trips per day per SF dwelling. Smith confirmed exiting and entering.  Smith read from the Vanesse traffic 
report; they call this a 50/50 senior traditional housing split and the traffic evaluation for the original 
approval was for 103 units, because they anticipated Phase II, is 874 vehicle trips per day (entering and 
leaving). With the additional 13 units, its 902, so average daily trips a day increased by 28. The vehicular 
traffic in 2018 existing on Rte. 125 and North Road was .6 to 1.4% increase on the adjacent roads.  
 
West asked about the 25’ distance between houses and was concerned that a propane leak could 
damage adjacent houses. Smith said a variance was obtained in February to allow for a 25’ separation 
instead of the 50’ separation. Falzone added the buildings are all sprinklered per the Fire Department.   
 
Abutters were concerned about the road; road width, snow removal, having only one entrance/egress 
for 119 homes, traffic, propane leaks and catastrophic events. One abutter concerned with egress asked 
about Robinson, off of Haigh Road. Falzone did that development and confirmed 82 Single Family (SF) 
houses there. Greenwood reiterated that The Institute of Traffic Engineers (ITE manual), the number of 
trips that come and go from a single-family home are 11 trips per day while the age restricted average is 
3.5 and 4. Smith added the differential, the science of traffic evaluation, a SF home is nearly 3x what one 
of these houses is. Those 82 SF homes generate higher daily traffic numbers than the 119 units here. 
Kennedy commented if a catastrophic event (like Seabrook Station) happened, it would also encompass 
Brentwood and Exeter as well. Everyone would be stranded on Rte. 125, 111A etc., not just this 
development. Abutter Killam mentioned the propane leak already and the road was closed for hours. 
Stevens commented that the houses are sprinklered and the development meets NFPA rules and 
regulations that this Town has adopted. Smith added there are pressurized fire hydrants along the road 
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every 600’. The roadway is 24’ of pavement, standard road width, with 5’ sidewalk and the width of the 
ROW is 50’. Stevens commented that the property borders 101 with wetlands so there is no way to add 
another road access.  
 
Abutter Spencer stated his concerns with the development regarding the 25’ separation not being a 
hardship; dense packing ½ a million-dollar homes under senior housing zoning; not providing a balance 
of moderate to low-income housing; the number of homes off of one “driveway”; and the 
environmental costs such as water recharge and carbon footprint. Greenwood noted that the ZBA 
granted the variance, not the PB and the density parameters are for senior housing, not multi-family. 
Stevens added the Fire Department and SFC agreed that the 25’ of separation was a reasonable request 
and there’s a lot of conservation areas in this development. Senior housing is less than 10% of the 
housing stock and not a negative impact. The zoning ordinances can be changed annually so this 
ordinance could be changed in the future if it becomes more than 25% of the housing stock for example.  
 
Stevens asked Smith how many acres are consumed and protected here? Smith replied that there are 
124.7 acres in total and of that, approximately 60 or 70 acres will remain untouched in perpetuity. This 
is all the land will sustain. This density is not based on how close together the houses are, but on the 
soils loading calculations provided in the Brentwood zoning and regs. The reduction of the spacing of the 
homes, allows them to be put in a smaller area. Stevens added allowing more open space and less roads 
for maintenance. 
 
West asked about the septic. Smith pointed out the septic areas in the North and they will have septic 
pumps running on a generator, if needed, as in Phase I. All of the water from the County holding tank, all 
the water runs through the faucets of these homes, back into septic, is treated and goes back into the 
groundwater so it’s not drying out the land. Abutter Northrup asked about notifying Epping to get 
approval for the leach field. Falzone replied they will need to notice them but are also required to go by 
Epping’s regulations. It will be done when the septic plans are submitted, the test pits were done. Smith 
said those test pits were witnessed by Brentwood’s reviewing engineer. Falzone pointed out that with 
50’ spacing, hydrants and sprinklers aren’t needed; these are all sprinklered.  
 
Finan asked about snow removal. Smith replied its plowed off to sides of road. If the berms get too big, 
wings off the plow can grind the berms down and it can be put into the back of a truck and disposed of. 
The HOA takes care of walkways etc. but the Town will plow once the road is adopted.   
 
Smith reviewed Greenwood’s & Cumming’s comments (on file) 

1. Density calculations were sent to RCCD for review. To prove out the 13 acres added to the parcel 
– in progress.  

2. Unit numbering: Greenwood had concerns with the unit numbering. Smith said they will address 
and most likely coordinate that with 911 and the Fire Department.  

3. Orientation of the structures. Greenwood said the development is wildly unimaginative; they are 
all oriented to the road, side by side but there’s no Town standard. Smith understands but it 
allows for a reduction in impervious area. They will look at re-orientation but there’s not a lot of 
opportunity to do it.  

4. Notify Town of Epping regarding the two septic systems.  
5. Correct zoning overlay on plan as its Multi-family, not residential/agricultural.  
6. Add impact fee block to plan set.  
7. Condo docs to be submitted and reviewed by Town Counsel. In progress. 
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8. Existing driveway permit through NHDOT will need to be re-issued. It hasn’t been but Vanesse 
delivered the traffic impact analysis to NHDOT (as well as the Town) and they have not reviewed 
it yet.  

9. AOT permit applied for? Not yet but expecting December or January.  
10. Will the PB be requesting a traffic impact study – it’s was provided.  
11. Applicant needs to submit architectural renderings – new copies for the file for Phase II can be 

submitted. 
12. Final plans need to be submitted in electronic format. Noted.   

 
Cummings comments (on file): 

1. RCCD is reviewing site and application for specific lot areas, site loading, sizing and septic 
designs. Correct and have density for additional 13 acres currently.  

2. Underdrains will be required in some areas (station 20-25) and other cut areas. This will be 
determined in the field during construction. They will work with Town engineer and do this. 
They want the roads to last as long as possible.  

Stevens commented that the underdrain is very important due to the wet areas. Smith said the Town 
review Engineer will be determining the soils and where underdrains will be needed; excavation of 
subgrade before put road base in, the reviewing Engineer will be view and determine the soils and 
where underdrains are needed. With closed drainage, you can daylight those pipes into catch basins. 

3. Bituminous berm - granite is proposed again and details will be updated.  
4. Box culvert and retaining wall design required prior to installation. This is standard. The road 

builder, Severino, works with Miche Corp, concrete co., in design of the culvert and retaining 
wall.  

5. Stormwater pollution and prevention plan required prior to construction. Standard practice for 
any development that disturbs more than an acre. A stormwater pollution and prevention plan 
is a requirement of EPA and their NPDES phase II permitting. So that will be done before 
disturbance takes place on property.  

6. Final plans in electronic format. This will be provided.  
 

Cumming’s Drainage Comments (on file): 
1. Soils were mapped by High Intensity Types, NHDES may require Site Specific Mapping but the 

Town requirements have been met. Gove Environmental does both; HISS if Town requires and it 
goes to AOT with site specific. 

2. Drainage Plans need an Engineers Stamp. Cummings is referencing the watershed sheets in the 
back of the drainage evaluation, breakout of sub-catchment areas. Smith to stamp those.   

3. The wet pond (WP 1) at station 16 does not meet NHDES ENV-WQ1508-04 as to depth below 
seasonal high water. Must be lowered or a hydrologic budget provided. Smith to review and 
make it deeper or provide a hydrologic budget to make sure that pond stays wet.  

4. Any changes brought about by NHDES AOT review will have to be reviewed by the Town. 
Standard practice.  

 
An abutter asked about road paving. Falzone replied they will repave it after the next phase is built, a 
new topcoat on the entire road. Stevens explained that a binder course of 3” of rolled hot top is done 
during construction where it gets compacted and then the final wear course is put on once all 
construction is done and it’s good for about 25-years. The Town can take over the road after the 3rd 
year. It goes through two frost cycles before the Town accepts the responsibility.  
 
Spencer asked about a deacceleration lane. Stevens replied North Road is a State road so it’s up to 
Division 6. NHDOT will be reviewing the site again regarding the additional homes as they have sole 
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authority on North Road as a State road. Spencer asked about inspections. Stevens replied the Town 
Engineer doe site inspections on the overall site. Stevens mentioned a bond on the roads as well.  
 
Northrup mentioned his ROW agreement with 3 Ponds. Greenwood 
added as long as it’s reflected on the final plan set, that is fine.  
 
Letter from Joe Falzone (on file). This is to confirm I met with Frank 
Northrup on site yesterday and agreed that part of the planning 
board record can reflect the following. 

• The attached plan being shown tonight shows in white the original 
access agreed easement to be granted to the Northrup’s off the 
subdivision roadway.  

• There is an existing 10’+/- cart path that exist presently that at 
yesterday’s site meeting we have agreed to upgrade with a year 
around base of material for Frank to access for his wood lot. It is 
10’+/- wide. We will remove the 5 or 6 stumps within the 10’ wide 
area. Cut two trees we agreed on and place material, so it has a solid 
base course at the time the subdivision roadway is constructed. This 
area is noted in orange on the plan and is about 300’+/- long. This 
can be part of the project approval process. 
 
Bickum read the abutter email (on file) from Kathy & Wayne St. 
Hilaire fully in support of the development.  
 
Motion made by Kennedy, 2nd by West, to continue the 3 Ponds Phase II hearing to December 17th, 2020 
at 7:00 pm. All were in favor. Motion carried.  
 
7:00 pm: Planning Board Work Session to finalize proposed amendments on zoning, sub/site regs. 
Board discussed (on file) Greenwood recapped: 
1. Town Center Zone – change X to S in table under D. for Agriculture. 
2. Wetlands Change: Changes to the wetland delineation, location of the district, relation to other 

districts 700.002.004, the real change is within buffer provisions 700.005.006.001 buffer provisions: 
The wetland buffers with either be 100’ from our prime wetlands or for all others determined by 
Table 1 which uses functional classification to establish the linear extent of the buffer. Which means 
they could be 25’ to 100’ dependent upon a certified wetland scientist evaluation of the functional 
values for the wetland. Those values are in the chart with the key.  There are points for each of 
those functional values which establishes the eventual buffer distance. Wetlands buffers will not be 
standard 50’ or 100’ but be based upon on the performance value of the wetland being studied.   

3. ADU revision: Removed “No accessory dwelling unit shall have less than 500 square feet of living 
space. This allowance is less than the Town’s standard……” ADD bold line below. Greenwood said 
the State RSA says the Town can establish minimum and maximum sizes of accessory dwelling units, 
provided that size cannot be restricted to less than 750 sq. ft. So, the 1/3 formula on smaller primary 
dwellings would be restrictive. So, by adding “If 1/3 of the size of the primary dwelling unit is less 
than 750 sq. ft. the ADU for that dwelling unit may be 750 sq. ft. it would comply with State law.  

 
The Board suggested that the first public hearing on zoning amendments and subdivision and site plan 
regulation changes be noticed for December 17th, 2020.  
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Greenwood and the Board discussed possibly implementing architectural or design standard language, 
such as fences or house orientation for example, for close knit communities (cluster and senior housing) 
in the subdivision or site plan regulations for 2022. 
 
Board Business 

1. The Board signed the manifest.  
2. The Board signed the Mylar for Jesse Elliot – 2 lot subdivision; 213.031; 230 Pickpocket Road 

(orig. approval 2018) for recording.  
3. The Board reviewed and the Chairman signed Greenwood’s 2021 Town Planner contract.  

 
Motion made by Christiansen, 2nd by Elliot, to approve Greenwood’s level funded contract for 2021. All 
were in favor. Motion carried.  
 

4. Bond Recommendation McKeen: Review Town Engineer’s bond recommendation letter for 
McKeen-154 Crawley Falls, 217.112 - $114,125.00, includes erosion, drainage and landscaping.  

 
Motion made by West, 2nd by Kennedy, to approve the bond amount of $114,125 recommended by the 
Town Engineer for 154 Crawley Falls; tax map 217.112.  
 

5. The Board reviewed an email from Todd Griffin re: auto repair and service at 313 Rte. 125; tax 
map 209.066, previously approved for Preservation Autowerks. This will be a similar business 
with appointment-based maintenance and repair of mainly Subaru’s with no long-term storage 
or restoration of vehicles. On file.   

 
Motion made by Elliot, 2nd by West, to approve the change in tenancy for a similar use for auto repair 
and service at 313 Rte. 125. All were in favor. Motion carried.   
 

6. The Board reviewed a letter from Nick Mancini of “Coral Ridge Truck & Auto Inc.” to allow a 
vehicle dealer of pickup trucks for 335 Rte. 125; tax map 209.014. There was an affidavit of 
amendment for use as dealer of recreational vehicles already granted in 2003 at this location. 
Looking to occupy the 7’ x 16’ kiosk. The Board discussed possible compliance issues on site. The 
Board scheduled a site walk for Saturday, Nov. 21st at 12:30 pm. 

7. Bickum received an application from the State Dept. of Safety, DMV for Epic Auto Sales for a 
retail dealer license for Jim Michaud, formerly Michaud Bus Sales. The Board had signed the 
affidavit of amendment for Michaud at the last meeting. Bickum will process and send back to 
the State with approval.  

 
Approval of Minutes: November 5th, 2020 
 
Motion made by Christiansen, 2nd by West, to approve the minutes November 5th, 2020 as presented. All 
were in favor. Motion carried.  
 
Motion made by Christiansen, 2nd by Kennedy, to adjourn at approximately 9:20 pm. All were in favor. 
Motion carried.  
 
Respectfully submitted,  
 
Andrea Bickum,  
Administrative Assistant, Brentwood Planning Board 


