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Swanzey Planning Board Meeting Agenda 

October 13, 2022 
6:00 PM  

 
The regular meeting of the Swanzey Planning Board will be held on Thursday, September 22, 
2022 at 6:00 p.m. at Whitcomb Hall, 17 Main Street, Swanzey. The public may also access the 
meeting via Zoom by going to www.zoom.us, using the Zoom App, or by calling (929) 205-6099 
and entering Meeting ID number 235 370 4380. More information on public access to the 
meeting is available on the Town’s website at: www.swanzeynh.gov.  
 
1) Call to Order  
 
2) Approval of Minutes  

A. September 22, 2022 
 
3) Regional Impact Vote 
 
4) Applications and Public Hearings 

A. Planning Board # 22-019: Multi-Tenant Application (Public Hearing Required)- 
Mohammad Tanvir has submitted a Multi-Tennant application to open a convenience store 
at an existing multi-tenant building owned by Richard Pratt located at 919 West Swanzey 
Road.  The subject property is shown at Tax Map 71, Lot 11 and is located in the Business 
District. Upon a finding that the application meets the submission requirements, the 
Board will vote to accept the application as complete and a public hearing may follow 
immediately or will be scheduled for a time and date certain.  

 
5) Discussions/Other Business 

A. Planning Board Alternate Member Application – Bryan Verdegaal 
B. Zoning Ordinance Amendments for 2023 – Discussion 
C. Rules of Procedure Amendments 
D. Site Plan Review Regulations  
E. Other business as may be required 

 
6) Adjournment 

http://www.swanzeynh.gov/
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 Town of Swanzey, New Hampshire 
Swanzey Planning Board 

Meeting Minutes – September 22, 2022 
Town Hall, Old Homestead Highway, Swanzey, NH 

 
Note: Draft Minutes are subject to review, correction and approval by the Board. Review and approval of Minutes generally takes 
place at the next regularly scheduled meeting of the Board. 
 
CALL TO ORDER: 
The meeting of the Swanzey Planning Board was called to order at 6:00 p.m. by Chair Scott Self. The 
meeting was held at Town Hall and via Zoom software for the public. Members present: S. Self, Michael 
York, Richard Lane, Jane Johnson, Alternate Steve Malone, and Selectmen’s Representative Ken Colby. 
Town Planner Sarah Bollinger was also present. The Chair called the roll and read the agenda for the 
evening.  The Chair seated Malone for Day. A quorum was present. 
 
Absent:   
Michael Day, and Brandon Self.   
 
Others Present:   
Mike Guitard owner of Frogg Brewing, Mark Bannon of Bannon Engineering, Barbara Skuly Chair of ARLAC, 
and Alex Rice brewer for Frogg Brewing. 
 
PUBLIC ACCESS: The public access to the meeting online via www.zoom.us,using the Zoom App on a cell 
phone or tablet or laptop or using a landline by calling (929) 205-6099 and entering Meeting ID number 235 
370 4380. 
 
Regional Impact: Board members considered whether any items on the agenda could be construed as 
having potential for regional impact. Motion was made by York that there is no item on the agenda which 
can be construed to have potential for regional impact. There was a second by Colby with no further 
discussion. All were in favor. Motion passed. 
 
MINUTES: 
The meeting Minutes of September 8, 2022 were considered. Motion was made by Johnson to approve the 
meeting Minutes of September 8, 2022 as presented. There was a second to the motion by Lane and no 
further discussion.  Colby abstained.  All were in favor. Motion passed. 
 
APPLICATIONS AND PUBLIC HEARINGS 
Planning Board # 22-018 – Site Plan Review Application (Public Hearing Required) 
Mark Bannon of Bannon Engineering has submitted a Site Plan Review application on behalf of Frogg 
Brewing to construct a brewery and tap room on Sawyers Crossing Road.  The subject property is shown at 
Tax Map 56, Lot 3 and is located in the Business District. Upon a finding that the application meets the 
submission requirements, the Board will vote to accept the application as complete and a public hearing 
may follow immediately or will be scheduled for a time and date certain. 
 
The Board looked over the plat to determine the completeness of the application. Bannon requested no 
waivers. 

http://www.zoom.us,using/
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Motion was made by Malone that the application of Bannon Engineering, on behalf of Frogg Brewing, for a 
site plan review for the construction of a brewery / tap room and associated site improvements on the 
property located at 580 Sawyers Crossing Road in the Business District and shown at Tax Map 56, Lot 3 is 
complete and ready for public hearing.  There was a second to the motion by Colby.  All were in favor.  
Motion passed.  
 
Public Hearing opened at 6:08 pm.  
 
Bannon described the lot and the project: Ashuelot River to the rear, propane companies across the street, 
RT 10 to the west, residences to the northeast.  It is a fairly flat lot, sloping gently toward the river.  It is 
currently a mowed field, with a tree line at the river. The proposed building is modest in size and 
comparable to other area structures.  The building height will be 15’ plus an additional 3’ for cupolas – two 
are proposed. There will be a covered patio off the rear of the structure.  Interior seating will be on the 
west side of the building; the brewing will be in the east side.  A food truck area is proposed in the parking 
lot; no cooking will occur inside the brewery / tap room structure. The parking area will be to the east of 
the building; 23 parking spaces are proposed with a crushed slate hard-pack surface. The dumpster will be 
enclosed at the far east end of the parking lot.  There will be a downcast gooseneck barn light fixture 
mounted on the dumpster enclosure. Additional landscaping will be planted along the northeast corner of 
the lot to screen from residential uses. The covered patio will have sconces for lighting. Bannon discussed 
the permits the application has received: Special Exception from the ZBA for a manufacturing use in the 
Business District, Shoreland Permit from NHDES – the state is comfortable with their proposed wastewater 
system, the NH DOT Access Permit has been granted.  
 
Self requested more information about the septic system.  Bannon responded that brewery waste is high 
strength waste.  There will be pollution prevention inside the building via 2 - 300-gallon plastic holding 
tanks.  The hops and the yeast and other spent grains will be pulled out in the interior tanks.  The spent 
grains are sent off site to local agricultural facilities.  Waste water is tempered, solids are removed, then 
septic tank # 1 (exterior) combines the brewing waste with bathroom waste in the first of two 1,500-gallon 
cement septic tanks.  The second tank has an outlet filter.  The four tanks separate the solids then waste 
moves to the effluent disposal area – the Advanced Enviroseptic.  This is 12” perforated pipes wrapped in 
fabric creating aerobic digestion.  The pipes are packed with wash sand.  The system is buried to a similar 
depth as a traditional leech field.  Self asked how the system performs in our cold climate.  Bannon replied 
that the system has been manufactured in New Hampshire for 15 years, they have a good track record. The 
brewery is estimated to produce 1,200 gal/day of waste; only 200 gallons / day are produced as a result of 
the brewing process. The two tanks inside reduce the pumping frequency of the system.  Self and Bannon 
continued to discuss the mechanics of the septic system.  Self asked if gas would be used for heat in the 
brewing process. Rice stated the system is all electric.  The flow and floor plan were discussed.  Grains will 
be stored in racks in the building. Skuly indicated that ARLAC had reviewed the plan last month and they 
support the application.  Lane asked if there would be glass fronting to show the brewing process, Guitard 
said there would be a glass garage door.  Malone asked if something could be done to break up the façade 
on the street side of the building, where no windows are proposed. Guitard indicated that they plan to 
paint a large frog on the street side of the building.  Bannon spoke about the split rail fence and landscaping 
along the road.  Self reviewed the hours and number of daily traffic movements.   
 
Public Hearing closed at 6:34 pm 
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Self opened discussion with the Board. Lane asked if the proposed food truck would need to come back for 
a modification to the site plan? Self replied that it is noted on the plan, as long as the food truck sits where 
it is shown, it is allowed.  Guitard indicated that they will probably bring underground utilities to the food 
truck location and this will determine that the food truck will only be located in one spot. Lane asked that 
the underground utilities be indicated on the plan.  Self said that the addition of the underground utilities 
on the plan could be approved administratively.  Johnson stated that there will be no stacking or storage in 
front of the building.  Lane asked about signage.  Guitard replied that they may paint something on the side 
of the building.  Self questioned if Select Board approval would be required for that?  Bollinger will look into 
this.  
 
Motion was made by Malone to approve the site plan by Mark Bannon on behalf of Frogg Brewing for 
construction of a brewery / tap room and associated site improvements on property located at 580 Sawyers 
Crossing Road and shown at Tax Map 56, Lot 3 in the Business District with the following conditions: 

• Show the underground utilities for the food truck on the plan 
• The food truck may only be located in the designated, approved area 
• Exterior lighting shall be arranged so as not to cause glare on abutting properties or on adjacent 

roadway 
• The free standing sign at the entrance shall require a Town Sign Permit 
• A landscape buffer along the eastern property line shall be maintained 
• The applicant shall obtain a Building Permit and final approval from the Code Enforcement Officer 

and Fire Department 
There was a second to the motion by Colby.  A compliance hearing will not be necessary. No further 
discussion. All were in favor. Motion passed.  
 
DISCUSSION/OTHER BUSINESS 
Planning Board Alternate Member Application – Bryan Verdegal 
The application for Planning Board Alternate was reviewed. Johnson suggested Verdegal attend a couple of 
meetings first.  

Motion was made by Malone to table discussion until the next meeting and to invite Mr. Verdegal. 
There was a second by Lane and no further discussion. All were in favor.  Motion passed. 

 
Zoning Ordinance Amendments for 2023 – Preliminary Discussion 
The Board reviewed the list presented by Bollinger.  The Board agreed to consider further:  

• Wetland setback requirement for septic systems (125 feet) – fall to State regulations (75 ft) 
• Front setback requirement (75 feet) for properties on Route 10 and Route 12 and located in the 

Business District or Commercial/Industrial District (Master Plan: Economic Development; Objective 
2, Action 2) 

• Update Zoning Ordinance: Flood Plain District specifies FEMA FIRM dated 1981, update this to 
reflect modern iteration 

• Update Zoning Section XI B- add language to reflect changes in height of a structure 
• Home Occupation – not allowed by right in all districts as stated (amend one way or the other – not 

included in the Industrial Park Zone or Village Business II); also, permit is required – language 
should reflect this or omit permit for this use 

• Omit “in area that is exempt from the building permit requirements” from III.C(3) 
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• Add utility generation as a use by right or special exception in more districts (Master Plan: 
Community Facilities; Objective 2, Action 6) 

• Rezone Tax Map 16, Lot 1 as entirely within the Business District  

Rules of Procedure Amendments   
Bollinger presented the Board with several amendments to the Rules of Procedure to reflect changes in 
land use regulations. Self indicated that much of this is also listed in the Site Plan Regulations and would 
need to be updated as well.  
 
Site Plan Review Regulations 
Self agreed to meet with Bollinger to reorganize the site plan regulations if the Board would authorize it.  
There was a general consensus to authorize Self to discuss amendments with Bollinger. 
 
Other Matters 
Lane expressed a concern about the waivers that were granted for the ball fields project and a desire to 
reconsider the application.  Self replied that a motion for rehearing may be requested within 30 days. The 
Planning Board then votes to rehear the application.  If the Planning Board does not vote to rehear the 
application, it is appealed to the court. Lane expressed regret at having made the motion to approve the 
application, something this complex should be reviewed and then there ought to be a pause prior to 
approval. We erred in our approval, the waivers need to be revisited. York said that RSA 676:4-a spells it 
out, a rehearing is a revocation of approval.  Self directed the Board to RSA 677:2 which outlines the 30-day 
appeal period.  Lane provided a brief recap of the Selectmen’s meeting where temporary fencing was 
discussed. 
 
Next Meeting:  October 13, 2022 
 
ADJOURNMENT 
Motion to adjourn was made by Lane. There was a second to the motion by Johnson with no further 
discussion. All were in favor by roll call. Motion passed. Adjournment occurred at 7:55 p.m. 
 
Respectfully Submitted, 
Sarah Bollinger, Town Planner 
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Memorandum – Office of Planning & Economic Development 

TO:  Planning Board 
FROM: Sarah Bollinger, Town Planner 
DATE:  October 6, 2022 

RE:  Planning Board #22-019 – Multi-Tenant Application – 919 West Swanzey Road 
 
Background:  

Mohammad Tanvir has submitted a multi-tenant application to operate a convenience store in a 
portion of the premises at the existing commercial multi-tenant building at 919 West Swanzey 
Road. The property is owned by Richard Pratt. The subject property is shown at Tax Map 71, Lot 
11 and is located in the Business District.  
 
Applicable Ordinances/Regulations:   
The subject property has received previous site plan approval from the Planning Board and no 
modifications to the building’s exterior or the parking lot are proposed as part of this application.  
The proposed business is consistent with how the building has been used in the recent past, 
which is primarily for retail and office purposes. There are several existing businesses in the 
building including Swanzey Oil and Village Creamie Cone. 
 
Based on the previous site plan approval for the property, the site has 74 parking stalls located in 
front of the building. The overall size of the building is approximately 15,000 square feet. The 
applicant proposes to occupy Unit “D” of the property with approximately 1,800 square feet of 
retail space, including a bathroom. The Zoning Ordinance requires 1 parking stall for every 250 
square feet of retail space; 7.2 parking spaces fulfill this requirement, 10 are proposed by the 
applicant.  There is a shared access drive that runs behind the building for delivery purposes.  
 
The proposed convenience store would operate from 7:00 a.m. – 9:00 p.m., seven days per week. 
The business would have 1 employee only. Fifty daily customers are anticipated as well as four 
delivery vehicles per week. Exterior lighting will be limited to three lights in front of the store. 
 
Legal Notices: 
The required notice was posted in three public places and on the Town’s website on September 
28, 2022. Certified letters were sent to abutting property owners on September 29, 2022. The 
legal notice appeared in the Keene Sentinel on Saturday, October 1, 2022.  
 
Staff Review:   
 

Department Heads were notified of the application on September 27.  A Building Permit will be 
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required for the work associated with the tenant improvements. This project will require 
significantly more comprehensive remodeling / building plans for the space at the time of 
building permit application. Staff recommends 2 dedicated accessible parking spots, complete 
with access isle, which could be shared with adjoining storefronts.  Staff recommends 
consideration and addition of storage and janitorial space to the site plan.   
 
At this time the applicant is not proposing an attached sign.  The applicant is working with the 
property owner to incorporate a secondary sign in the existing, approved free-standing sign 
cabinet. Staff recommends the Planning Board consider a condition of approval that any outdoor 
retail display at the property not take up parking stalls or interfere with traffic circulation on the 
site. There is a covered walkway in front of the building that can accommodate retail display. In 
the past, businesses operating in the building have used portions of the parking lot for retail 
display purposes.  
 
Attachments 

A. Multi-Tenant Application 
B. Building Floor Plan  
C. Aerial Map and Tax Map  
D. Tax Card  
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LAND VALUATION LAST REVALUATION: 2014

PARCEL TOTAL TAXABLE VALUE

OWNER INFORMATION

LISTING HISTORY

EXTRA FEATURES VALUATION

SALES HISTORY

NOTES

PICTURE

MUNICIPAL SOFTWARE BY AVITAR

SWANZEY RETAIL CENTER NO TWN SEWER LIMITS MORE INTENSE USE 
ADD REAR=ADD TO AUCTION LNTS ATT TO BLD WELL CONTAM/BTL 
WATER SECORD'S ICE CREAM AUCTION HOUSE B'S TREASURES EC=WELL 
CONTAM ASKING 695K 4/04 SWANZEY  OIL. 2019PU=UPDATE ELECTR 200 
AMP. 2020PU=PU COMPLETE. REMOVE FLAG. NON MLS SALE. 919-931 
WEST SWANZEY RD. NON MLS SALE. 2021SALE=VALID. QUICK RE-SALE IN 
OCT. 2022.

PRATT, RICHARD

89 OLD MOUNTAIN TPKE RD

Card:

Market ValueLngth x Width RateUnits CondSize AdjFeature Type Notes
PAVING-ASPHALT 100 5030,000 34,5002.30 Year: 2004
DOUBLE SIDED 100 5032 56035.00 Year: 2004
SIGN 2 SD W/LG 100 7564 4,22488.00 Year: 2004
SIGN 2 SD W/LG 100 7556 3,69688.00 Year: 2004
DOUBLE SIDED 100 5032 56035.00 Year: 2004
SHED-AVG 100 3080 28812.00 Year: 2004
SHED-AVG 100 10100 12012.00 Year: 2004
LEAN-TO 100 10176 1418.00 Year: 2004

44,100

1 of 1

NotesTax ValueAd Valorem RSPICondUnits AdjNCLand Type Base Rate Site Road DWay Topography
COM/IND E1.000 100ac 90 0 N64,400 64,400 CONTAM110 100 100 100 -- LEVEL65,000
COM/IND X1.000 100ac 75 0 N1,500 1,500100 -- LEVELx 2,000

65,9002.000 ac 65,900

GrantorPriceTypePageBookDate
10/07/2021 3184 627 Q I   710,000 EAST WOOD PROPERTIES 
06/07/2021 3166 707 U I 99 SECORD, SHELLEY M
04/26/2021 3165 86 Q I   525,000 SECORD LIV TRUST 2019, 
04/16/2019 3061 173 U I 99 SECORD LIV TRUST 2019, 
06/07/1984 1063 483       69,500

SWANZEY ASSESSING OFFICE

10/06/2022Printed:

Site: WELL/SPEPTIC  Driveway:                            Road: PAVED

Map Block Lot Lot Cut: 71 / 11 / 0 / 0 919 WEST SWANZEY RD SWANZEY

WINCHESTER, NH 03470

02/08/22 DMSV
03/16/20 RBPU
03/15/19 RBPU
02/05/19 JFDE
09/26/16 NT00 MEASUR+LISTED
04/24/15 PM57 BUILDING PERMIT
03/29/13 DK00 MEASUR+LISTED
03/06/07 DI57 BUILDING PERMIT

Building Features LandYear
2020 $ 65,900$ 387,300 $ 44,100

Parcel Total: $ 497,300
2021 $ 65,900$ 387,300 $ 44,100

Parcel Total: $ 497,300
2022 $ 65,900$ 387,300 $ 44,100

Parcel Total: $ 497,300

Zone: BUSINESS     Minimum Acreage:   1.00    Minimum Frontage:  125



PICTURE

PERMITS

OWNER TAXABLE DISTRICTS BUILDING DETAILS

BUILDING SUB AREA DETAILS

2014 BASE YEAR BUILDING VALUATION

1 STORY FRAME WAREHOUSE/

Effect.Adj.AreaID Description
BAS FIRST FLOOR 15059 1.00 15059
UEP PORCH, 40 0.50 20
CAN CANOPY 1160 0.20 232
FOP PORCH, OPEN 198 0.25 50

16,457 15,361

Heat:

A/C:

Fixtures:Baths:Bedrooms:

Card: 1 of 1

Roof:

Ext:

Floor:

Int:

Yes
Quality:

$ 28.33

0.7948

$ 435,177

Total Depreciation:

Temporary:

Economic:

Functional:

Physical:
GOODCondition For Age:

$ 387,300

11 %

11 %

10/06/2022Printed:

Com. Wall: 1.0000

GABLE OR HIP/ASPHALT

CLAP BOARD

WALL BOARD

CARPET/VINYL

OIL/FA DUCTED

Building Value:

Market Cost New:

PRATT, RICHARD

89 OLD MOUNTAIN TPKE RD

WINCHESTER, NH 03470

0.6438

919 WEST SWANZEY RD SWANZEY

NotesProject TypeDate
03/09/19 ELECTRICAL ADD ADDITIONAL 200 AMP SERVICE
09/16/14 REMODEL RE-FIT FORMER AUCTION HOUSE IN
04/19/06 ELECTRICAL

Size Adj: Base Rate:

Bldg. Rate:

WOOD, 12 FT.

Sq. Foot Cost:

PercentageDistrict

CWS  44.00

A0 AVG 100%

Generators:

Extra Kitchens: Fireplaces:

1985Year Built:

Model:

100.00 %

Map Block Lot Lot Cut: 71 / 11 / 0 / 0
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