          Town of Brentwood NH Planning Board 
                                       1 Dalton Road Brentwood NH 03833
603-642-6400 ex116                                                                             mkennedy@brentwoodnh.gov 
_________________________________________________________________________________

                                                           Meeting Minutes 12/4/25
Attendance: K Aldred (Chair), S Kizza (Vice Chair), B Ramsdell, D Finan, D Marino, B Stevens, P Kleinman (SBR), L Faria (ALT), G Greenwood (TP), M Kennedy (LUA)
Meeting opens at 7:01 PM 
Alternate L Faria leaves the meeting at 7:02 PM 
Continued Site Plan Review For:
Location: 1 Smith Road, Brentwood, NH
Tax Map: 216.035.000
Michael R. Sanborn, Presented by James M. Lavelle
The applicant is not present, nor is any agent to represent the applicant. The board moves on with the agenda with the hope that someone will arrive later in the evening.
 
Public Hearing for Proposed Zoning changes to the current Sign Standards.
Proposed changes are as follows: 
Proposed amendments to the Brentwood Sign Regulations (2/26/25)
1. Amend 400.003 Sign Regulations Ordinance
2. Amend 400.003.003.001 to read as follows:
Wall Signs: No wall-mounted sign shall exceed an area of one (1) square foot of sign for every linear foot of building facing the street.
3. Amend 400.003.003.003, B., to read as follows:
120 square feet in the Commercial District along NH Route 125, NH Route 101 and NH Route 27.
4. Amend 400.003.003.003, C., to read as follows:
120 square feet in the Industrial District along Pine Road.

5. Amend 400.003.004.004 to read as follows:
Each property shall be allowed as many wall-mounted signs as they want, limited only by the square foot allowances found in 400.003.003.001 above.  Signs shall only be placed on buildings, free standing on a pole, or a monument type sign and no other place.  A second free standing sign may be granted through this conditional use permit if the following conditions are met:
The remainder of this section is unchanged. 
6. Amend section 400.003.003General Provisions by adding a new section 400.003.003.008 to read as follows:
Each Free-Standing sign shall include the property address in text large enough to be seen by the travelling public on the abutting roadway.  The sign area required to display the property address shall not reduce the permitted square footage area of the sign.
[bookmark: _Int_SAtyzu2w]The board discusses the proposed changes and the current sign regulations. 
Motion by D Marino to advance the changes to the sign ordinance as presented to the ballot in March.  Seconded by D Finan, the motion was carried unanimously. 

The 2025 Warrant article is discussed and is as follows: 
Article #______. To see if the Town will vote to raise and appropriate $8,500 to be added to the Master Plan Expendable Trust Fund under the provisions of RSA 31:19-a for the purpose of updating the Town's Master Plan.
Members discuss the wording of the warrant article and verbiage; M Kennedy will check with Town Administrator Julie Stevens regarding the proper language before submittal to the Select Board. 
Motion by B Stevens to approve submitting the warrant article as written with the approval of the town administrator. Seconded by D Marino, the motion was carried out unanimously. 
Proposed Changes to the ADU ordinance that reads as follows: 

900.004 Accessory Dwelling Units (Proposed Changes) 900.004.001 Authority This section is enacted in accordance with the provisions of RSA 674:71-73.
 900.004.002 Purpose and Objectives The purpose of the accessory dwelling unit provision is to provide increased flexibility with respect to housing alternatives for families in Brentwood while maintaining health, safety, character and quality of the Town’s neighborhoods. The objectives of this Section are to: 
900.004.002.001 Provide for the construction of o n e accessory dwelling unit w i t h in or attached to an existing single-family dwelling unit, or in a detached structure on the property by right. 
900.004.002.002 Add more units to the housing stock to meet the needs of family members and smaller households, both young and old; 
900.004.002.003 Protect stability and property values by ensuring that accessory dwelling units are installed only in owner-occupied houses and under such additional conditions as to protect the health, safety and welfare of the public.
900.004.002.004 Retain the neighborhood character and single-family appearance of properties in Brentwood. 900.004.003 Definition 
[bookmark: _Int_sVVoyOC1]900.004.003.001 Accessory Dwelling Unit As used in this ordinance, “accessory dwelling unit” means a residential living unit that is located on a lot containing a single family dwelling that provides independent living facilities for one or more persons, including provisions for sleeping, eating, cooking and sanitation on the same parcel of land as the principal dwelling unit it accompanies. Accessory dwelling units may be constructed at the same time as the principal dwelling unit. II. “Attached unit” means a unit that is within or physically connected to the principal dwelling unit or completely contained within a preexisting detached structure. III. “Detached unit” means a unit that is neither within nor physically connected to the principal dwelling unit. 
900.004.004 Requirements 
900.004.004.001 The owner of the property shall occupy one of the units as a primary dweller and be landlord of the secondary dwelling unit. 
900.004.004.002 The maximum living area of the accessory (or secondary) dwelling unit shall not exceed 1300 square feet or 50% of the primary structure, whichever is less but in no case less than 750, and shall be limited to a maximum of 2 bedrooms. (3/2009, 3/2020, 3/2021)
 900.004.004.003 In no case shall there be permitted more than a single family residing within the accessory second dwelling unit. Dormitory-type Draft 10.29.2025 2 facilities are expressly prohibited whether seasonal or otherwise. 
900.004.004.004 
900.004.004.005 A minimum of one additional parking space shall be required for each accessory dwelling unit. Compliance with the existing driveway rules is required, and only one driveway is permitted. All parking must be off-street. 
900.004.004.006 The accessory dwelling unit shall conform to all applicable structural, water, and sanitary standards for residential buildings. 
900.004.004.007 The structure and lot shall not be converted to a condominium or any other form of legal ownership distinct from the ownership of the existing single-family dwelling.
 900.004.004.008 Prior to any renovations or building, the owner shall provide evidence to the town Selectboard or their agent that septic facilities are adequate for the total number of bedrooms according to the standards of Brentwood. If deemed necessary by the Selectboard or their agent, such evidence shall be in the form of certification by a state of NH licensed septic system designer. Also, the owner shall provide evidence that there is adequate potable water according to the standards of the State of New Hampshire. The Selectboard or their agent then shall indicate their approval in writing to the Building Inspector in order to allow any building permit. 
900.004.004.009 Once any renovation or construction is complete, or the owner is ready to have a unit occupied, and the impact fee is paid, a request must be made to the Building Inspector for an occupancy permit. There shall be no occupancy of the accessory dwelling unit (or either unit if the entire dwelling is new construction) until the Building Inspector has issued said occupancy permit. (3/2005 
The board discusses at length the potential impacts of this change on the ordinance, The impacts already felt by the enactment of HB 577. The board will discuss this further at a work session scheduled for 12/8/25 at 6:00 PM. 
The work force housing ordinance is reviewed; Further discussion will take place at the work session scheduled for 12/8/25 at 6:00 PM. 
The multi-family ordinance changes are reviewed and are as follows. 
Commercial District
 300.002.001 The Commercial District A building may be erected, altered or used, and a lot may be used or occupied, only for the following purposes and in accordance with the following provisions:
300.002.001.001 The following uses shall be permitted upon site plan review approval: A. Shops, restaurants and other retail businesses. B. Medical and other professional offices. C. Garages and filling stations. D. Places of worship. E. Public educational use. F. Hospitals, nursing homes. G. Manufacturing and warehousing. (3/12/2002) H. Food service industry. I. Multi-family Residential J. Mixed-Use and Adaptive Reuse that includes residential units.
 300.002.001.002 Development proposals may be permitted by Site Plan Review, if approved, after public hearing, by the Planning Board in accordance with such conditions, restrictions, and safeguards as may be deemed necessary by the Board of the purpose of protecting the health, safety and general welfare of the community.
 300.002.001.003 Land and Building Requirements
[bookmark: _Int_ba7XL4PW] A. No lot shall be less than two acres (87,120) square feet, in cases where the proposed septic system demands an increased lot size the minimum lot size is determined by the Soil Type Lot Size Regulations found in the Subdivision Regulation Section of this book. Every lot shall have a minimum continuous lot frontage of two hundred (200) feet, provided that where lots are located on the exterior of a curving street, a shorter front dimension may be permitted, although never to be less than one hundred and fifty (150) feet, (3/12/2002) provided the average width of the lot measured across its center shall be two hundred (200) feet. No building shall be constructed on such a lot if the building would not otherwise be permitted by the provisions of this Ordinance. 
B. Dwelling Unit Density. The following density of development is established for multi-family units: a. Density shall be governed by current soil type lot size regulations as adopted by the Planning Board and/or Town but in no case will density be greater than six units per one(1) acre of land unless workforce housing units are being provided. With the addition of workforce housing the number of units may be increased to eight units per one (1) acre of land. b. Developable area is the total area less all acreage comprised of Type B hydric (poorly drained) and Type A hydric (very poorly drained) soils, alluvial soils (subject to flooding), water bodies, and slopes greater than 25%.
 300.002.001.004 Front, Side and Rear Yards:
 A. Each building or structure shall be set back at least 100 feet from the edge of the pavement, except any such building or structure with frontage on an internal road within a subdivision shall be set back at least 50 feet from the centerline (3/11/2003) of such internal road. The 100 feet setback requirement applies only to those lots within the commercial/industrial district that front upon Routes 125 and 27. (3/2017)
 B. All parking areas shall be set back at least 50 feet from the edge of the pavement. 
C. A landscaped, vegetated strip shall be maintained along the road frontage to a depth of at least fifty feet. Driveway(s) and a permitted sign may be placed within this area, but it shall not be used for any building, structures, parking, or the display or storage of goods. 
D. There shall be no outside storage of goods within the first 100 feet of depth as measured from the edge of the pavement unless such storage is completely shielded from view by fencing, landscaping, or natural topography. 
E. Extent of outside display within the 100-foot setback shall be 
 determined at the site review. 
F. No building or structure shall be located nearer than 25 feet of the property of any abutter.
G. No building or structure shall be located nearer than 50 feet of a State right-of-way. H. As part of Subdivision approval, the Planning Board may approve lots not meeting minimum requirements for use as open space, buffer zone, reserve space, parks, recreation area, or similar uses, subject to such reasonable terms and conditions as the Planning Board may require. 
300.002.001.005 Multi-family dwellings configured as duplexes, townhouses, or garden style apartments, including condominiums, shall be permitted in the Commercial District. Such developments must conform to all restrictions and regulations stated herein, as well as those mandated by the New Hampshire Department of Environmental Services, Water Supply and Pollution Control Division. All multi-family developments shall be subject to the Town of Brentwood Site Plan Review Regulations, and the general design guidelines listed below: All Multi-family Structures - Incorporate “step down” massing towards existing adjacent single-family lots, limit wall lengths abutting single family residential properties, and consider rear massing vs front presentation when establishing a relationship with the road frontage. Townhouse Structures - maximum of 8 attached units. 
1. Attached townhouses shall read as a unified building mass, maintaining a common architectural language across the entire length of units. This mass shall be varied by changes in unit orientation, color/material variations, shifts in roof profile, entrance vestibules, canopies or porches, and variation at corner units. Windows, bays, balconies, and other articulation can be used to express the individuality of each unit. 
2. Vary the roofline along the building length to reflect individual units. This can be achieved using separate roof forms; a combination of roof types (such as shed, gabled and hipped roofs); and gables/dormers. 
3. Use building and roof modulation and articulation to reduce the appearance of large building masses. 
a. Modulate the building facade with features such as porches, balconies, building wall relief, and bay windows. 
b. Provide roof elements such as gables, eyebrow roof forms or dormers. 
c. Incorporate cornice, soffit, or fascia details that emphasize the top of the building. 
d. Provide roof overhangs. 
e. Articulate the roof with rafter tails and brackets. 
4. Differentiation of individual units through building and roof modulation to reduce the appearance of large building masses. 
[bookmark: _Int_USwTg6Vr]5. Design garages so that they do not dominate the dwelling's façade; garages should be either set back or forward from the unit’s principal façade. Garden style apartments - maximum of 24 units, in a two story structure, or up to three stories if workforce housing units are included. 
1. Break up building massing with a combination of varying exterior features such as: siding materials, color, window sizes, shudders, varying roof lines, dormers, along with porches and decks.
Motion by D Finan to move the Commercial / Multi-Family ordinance changes as presented forward to a public hearing. Seconded by D Marino, the motion was carried out unanimously.

No one has appeared to represent the 1 Smith Road application. The meeting was in session for an hour and forty-five minutes. The board discusses the application and TEC comments that need to be addressed, and the Multiple continuances and warnings the board has given the applicant. 
Excerpt from the 11/6/25 meeting minutes:
Jim Lavelle updates the board regarding the Site Plans progress; Jones and Beach have been hired for the engineering and Beals and associates for the storm water and drainage calculations.  The board debates whether or not to grant another continuance. P Kleinman will follow up with the Select board with any enforcement action.  

Excerpt from the 10/16/25 meeting minutes:
Motion by B Stevens, to continue 1 Smith Road to the November 6, 2025, meeting. Seconded by D Marino, motion carried. P Kleinman, NEY. 
The board agrees that if no forward progress is shown at the next meeting, another continuation will not be granted; the matter will then be in the hands of code enforcement.
Excerpt from the 10/2/25 meeting minutes:
The applicant has asked for a continuance of time for drainage engineering. Motion by D Marino, to grant continuance to the next Planning Board meeting scheduled for 10/16/25. Seconded by L Faria, the motion was carried out unanimously.
Excerpt from the 9/18/25 meeting minutes:
A letter from James M. Levelle and Associates was submitted to the board requesting a continuance to October 2nd for the 1 Smith Road / Mike Sanborn hearing.
Excerpt from the 7/17/25 meeting minutes:  
The board was given an update regarding 1 Smith Road. A preliminary plan has been submitted, and Glenn will look at it and give comments to the engineer working on the plan set before it goes to TEC for review. 

P Kleinman expresses his displeasure with the non-compliance and visual appearance of the site. If substantial progress is not shown by the August 21 meeting, the Planning Board may consider recommending the Select Board to issue a cease and desist.
Excerpt from the 6/26/25 meeting minutes:
Board update regarding the property located at 1 Smith Road, Brentwood NH. The property currently does not have a Site Plan. The current owner has been notified and has an engineer working on a Site Plan. If this matter is not resolved in a timely manner, the Planning Board reserves the right to take further action as needed to bring the property into compliance.

Motion by D Marino to Deny the 1 Smith Road Site Plan Application for the following reasons: 
1. Multiple warnings by the Planning Board for noncompliance issues. 
2. With multiple continuances, the board has been lenient and made attempts to work with the applicant. 
3.  Failure to appear at the scheduled meeting on 12/4/25. 

Seconded by D Finan, the motion was carried unanimously.

Motion by D Marino to reconsider the vote on the denial of the 1 Smith Road application. Seconded by D Finan, the motion was carried unanimously. 

Motion by D Finan to Deny the 1 Smith Road Site Plan Application for the following reasons:
1. Multiple warnings by the Planning Board for noncompliance issues.
2. With multiple continuances, the board has been lenient and made attempts to work with the applicant.
3. Failure to appear at the scheduled meeting on 12/4/25.

Seconded by D Marino, the motion was carried out. (SBR) P Kleinman abstains. 

Motion by B Stevens to approve the 11/20/25 meeting minutes. Seconded by D Finan, the motion was carried unanimously.

Motion by D Marino to move the building ordinance changes forward to a public hearing scheduled for 12/18/25. Seconded by D Finan, the motion was carried unanimously.

Motion by D Finan to adjourn at 8:50 PM. Seconded by B Stevens, the motion was carried unanimously.

Respectfully Submitted 
Mark Kennedy (LUA)




