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Town of Swanzey, New Hampshire 
Swanzey Zoning Board of Adjustment 

Meeting Minutes – April 18, 2022 
Town Hall, 620 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 Zoning Board of Adjustment (ZBA) was called to order at 7:00 p.m. by Chair 
Keith Thibault. Members present: Thibault, Adam Mulhearn, Anne Karasinski, Bryan Rudgers, and 
Alternate Jillian Exel. Also present were Recording Secretary Beverly Bernard and Town Planner Sarah 
Bollinger. Bernard called the roll and read aloud the agenda for the meeting. 
 
ABSENT: 
Bill Hutwelker, Alternate Wayne Lechlider, Alternate Eric Kallio 
 
OTHERS PRESENT: 
Christopher and Ann Hamilton, Susan Ingram Lencioni and Scott Lencioni, Chad Branon for Fieldstone 
Land Consultants, PLLC, Code Enforcement Officer Mike Jasmin, Executive Director Pilgrim Pines Jim 
Condap, Christopher McGhee, Dan O’Leary, Cynthia Kordys, Mike Bonneville. 
 
Regional Impact: Board members considered whether any items on the agenda could be construed as 
having potential for regional impact. Motion was made by Karasinski that there is no item on the agenda 
which can be construed to have potential for regional impact. There was a second by Mulhearn with no 
further discussion. All were in favor. Motion passed. 
 
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.  
 
MINUTES: 

The meeting Minutes of March 21, 2022 were considered. Motion was made by Karasinski to 
approve the meeting Minutes of March 21, 2022 as written. There was a second to the motion 
by Rudgers.  All were in favor except Excel , who abstained . Motion passed. 

 
PUBLIC HEARINGS: 
ZBA # 22 – 003 Variance Application 
Christopher and Ann Hamilton request a Variance from Section IV, Article A.3 of the Zoning Ordinance to 
construct a single family dwelling without the required 225-foot frontage on a Town/State maintained 
road on Talbot Hill Road.  The property is shown at Tax Map 44, Lot 10 and is located in the 
Rural/Agricultural District. Bollinger provided a summary of the application. It was noted that this is a 
section of the road that is partially Class VI and is not maintained by the Town. There was a discussion 
about whether the ZBA has purview over this request given the road is a non-maintained Town road. 
Bollinger said the Director of Department of Public Works (DPW) Joe DiRusso is aware of the request.  
The applicant’s property is near to but has no frontage on East Shore Road.  

http://www.zoom.us,using/
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Public Hearing opened at 7:18 pm 
 
The Chair seated himself, Mulhearn, Rudgers, Karasinski and Exel for Hutwelker for this hearing. 
 
Discussion:    Ann Hamilton spoke about the couple’s desire to build a single home on Class VI section of 
Talbot Hill Road. The property has 1,000 feet of frontage. She said they were informed they would be 
responsible for road maintenance by Director of DPW DiRusso.  She spoke about the Fire Chief telling 
them that they need a driveway 20 feet in width and they would need to have sufficient access for a fire 
truck in an emergency, including a hammerhead turnaround. This portion of Talbot Hill Road is off East 
Shore Road.  Christopher Hamilton passed along the communication from the Fire Chief.  *SEE 
ADDENDUM A 
 
The Chair asked for comment from those gathered at the meeting.  
 
Thibault asked the applicant for special conditions for this property. He noted that the Town ordinance 
is that you cannot build on Class VI roads and he asked for their reasons for wanting to build here.  
Thibault defined what a Variance is for the Town of Swanzey.  C. Hamilton said the shape of the lot is 
unique and it has no access to a Class V road.  Rudgers noted all the ordinances are approved by the 
voters.  Mike Jasmin said if the ZBA grants the request, then they have to take further steps before being 
able to build. 
 
Christopher McGhee, owner of nearby Lot 7, spoke via Zoom and said his concern is a hammerhead 
driveway that might impact his property. Mulhearn said the driveway is coming off Talbot Hill Road and 
the hammerhead turnaround would be on the Hamilton property.  McGhee said he has no objection to 
the application.  Another abutter was present but did not speak.  
 
Karasinski said the Hamilton’s will be responsible for that road and that is a major responsibility. She 
wanted to confirm with them that they realize the maintenance goes up to where the new driveway will 
be. C. Hamilton said DiRusso made that very clear.  
 
The Chair asked for comments or questions. Mulhearn asked if there any other buildings or properties 
beyond Hamilton property. C. Hamilton said not that he knows of on this side of the hill. There are 
homes on the opposite side of the hill.  
 
The Chair asked for any further comments and there were none. 
 
There was a discussion about what Swanzey is trying to do to control building on Class VI roads.  There 
was also a discussion about precedents for this kind of application. Rudgers said precedents have been 
set.  A. Hamilton said others have been able to build on Class VI roads in town. Rudgers spoke about the 
authority of the ZBA since it is a judicial entity. He noted that there are many Class VI roads in town and 
it creates an issue.  He noted the ZBA cannot recommend ordinances to the voters.   
 
The Chair asked for further comments or questions and there were none. 
 



 

 
Town of Swanzey Zoning Board of Adjustment  Draft Minutes 
April 18, 2022 
Page 3 of 11 
 

Public closed at 7:47 pm 
 
Thibault reviewed the Checklist for Granting a Variance with the members of the Board: 

 
1. Could the variance be granted without being contrary to the public interest? 

Members said:  Rudgers yes; Exel yes; Mulhearn yes there may be a benefit to others by their 
maintaining the road; Karasinski yes; Thibault said there isn’t an overwhelming benefit to the public if 
we deny it and said yes. 
5 Yes 
0 No 

 
2. Would the spirit of the ordinance be observed if the variances were granted?  

Members said:  Mulhearn said no; Karasinski said no; Rudgers said yes; Exel said since they are taking 
on the maintenance of the road, that follows the spirit of the ordinance and said yes; Thibault said 
Class VI are not maintained and therefore not maintained to standards, so no. 
2 Yes 
3 No 
 

3. Would the granting the variances do substantial justice? 
Members said:  Karasinski said yes; Rudgers said yes it will be substantial justice to the applicants; 
Exel said yes; Mulhearn said the public interest is served by the applicant doing maintenance and said 
yes and agreed with Rudgers; Thibault said yes also. 
5 Yes 
0 No 
 

4. Could the variances be granted without diminishing surrounding property values? 
Members said:  Mulhearn said no evidence to the contrary and all said yes for the same reason. 
5 Yes 
0 No 
 

5. Do special conditions of the property exist that distinguish it from other properties in the area?   
Members said:  Rudgers said the property is landlocked but only 200 feet away is a town road yes; 
Karasinski said yes for the same reasons as Rudgers; Mulhearn said yes given it is so close to a town 
road; Exel said yes; Thibault said there are many properties that are similar, voted no.  
4 Yes 
1 No 

 
A.i. Owing to the special conditions of the property that distinguish it from other property in the areas, there is not 
a fair and substantial relationship between the general public purpose of the ordinance and the specific application 
of the provision to the property?  Members said:   Karasinski said yes; Mulhearn said yes; Exel said yes; Rudgers 
said yes, Thibault said no. 
     4 Yes 
     1 No 
AND 
A.ii. is the proposed use a reasonable one:  Members said:  All said yes. 
     5 Yes 
     0 No 
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Motion was made by Rudgers to grant the request of Christopher and Ann Hamilton for a Variance from 
Section IV, Article A.3 of the Zoning Ordinance to construct a single family dwelling without the required 
225-foot frontage on a Town/State maintained road on Talbot Hill Road for property shown at Tax Map 
44, Lot 10 and located in the Rural/Agricultural District. There was a second to the motion by Karasinski 
and no further discussion.  All were in favor (Rudgers, Exel, and Karasinski) except Mulhearn and 
Thibault who both voted no. Motion passed by majority vote. 

3Yes 
2 No 

 
ZBA #22 – 004 Special Exception Application 
Susan Ingram Lencioni and Scott Lencioni request to grant a Special Exception Section III-AA, Article B of 
the Zoning Ordinance to construct a Detached Accessory Dwelling Unit in an existing outbuilding at 2 
Forest Ave.  The subject property is shown at Tax Map 73, Lot 30, and is located in the Business District.     
 
Public Hearing opened at 8:07 pm.  
 
The Chair seated himself, Rudgers, Karasinski, Mulhearn and Exel for Hutwelker for this hearing. 
 
Discussion:   Bollinger summarized the application details for the Board. Susan Ingram Lencioni said the 
property could be rented to a relative.  Her mother lives in a home on the property and since the Ingram 
business has moved, she said her mother would feel more secure with someone in the vacant building. 
Scott Lencioni said his wife’s mother is the owner of the property and this is the site of the former of the 
Ingram Construction business and they wish to convert a portion of the existing structure to a separate 
area for storage and an ADU of 930 square feet. 
 
Dan O’Leary said he lives across the street and he is in favor of this application. He said Mrs. Ingram is 
old and it would be a good thing for her.  He said there is plenty of space on the property for parking and 
plenty of room for a renter.  
 
The Chair asked for further comment and there was none. 
 
Public Hearing closed at 8:14 pm. 
 

The Chair reviewed the Checklist for Granting a Special Exception with the members of the Board:  
a. The proposed use is similar to one or more of the uses already authorized in that District and is it an 

appropriate location for such use?   
Members said: Karasinski said yes; Mulhearn yes it fits the ADU requirements; Exel said yes; Thibault 
and Rudgers agreed.  Thibault said it is an appropriate location. 
5 Yes 
0 No 
 

b. Such approval will not reduce the value of any property within the district, or otherwise be injurious, 
obnoxious, or offensive to the neighborhood?   



 

 
Town of Swanzey Zoning Board of Adjustment  Draft Minutes 
April 18, 2022 
Page 5 of 11 
 

Members said:  Rudgers said with the business moved, the building will go into despair, so with an 
ADU, it would be improved yes; Exel yes; Mulhearn said yes based on testimony is a better for the 
neighborhood; Karasinski yes; Thibault yes. 
5 Yes 
0 No 
 

c. There will be no nuisance or serious hazard to vehicles or pedestrians?  
Members said: All said yes, Mulhearn noted the extra parking space available. 
5 Yes 
0 No 
 

d. Adequate and appropriate facilities be provided for the proper operation of the proposed use? 
Members said:  All said yes 
5 Yes 
0 No 

Motion was made by Mulhearn to grant the request of Susan Ingram Lencioni and Scott Lencioni for a 
Special Exception to Section III-AA, Article B of the Zoning Ordinance to construct a Detached Accessory 
Dwelling Unit in an existing outbuilding at 2 Forest Avenue on property shown at Tax Map 73, Lot 30, 
and located in the Business District based on the responses to the checklist. There was a second to the 
motion by Karasinski and no further discussion. All were in favor. Motion passed.   
 
Mulhearn said this is exactly the best use of this property.  
 
ZBA #22-006 Variance Application 
Daniel Latini of Fieldstone Land Consultants, PLLC on behalf of East Coast Evangelical Conference d/b/a 
Pilgrim Pines, requests a Variance from Section IV, Article A.3 of the Zoning Ordinance to construct a 
pavilion within the 30-foot front setback at 220 West Shore Road.  The subject Property is shown at Tax 
Map 46, Lot 3, located in the Rural/Agricultural District.  Chad Branon from Fieldstone Land Consultants 
PLCC presented for East Coast Evangelical Conference d/b/a Pilgrim Pines. 
 
Public Hearing opened at 8:19 pm.  
 
The Chair seated himself, Rudgers, Karasinski, Exel for Hutwelker and Mulhearn for this hearing. 
 
Discussion:   Branon presented Pilgrim Pines.  Jim Condap representing Pilgrim Pines was also present.   
22 feet is request for setback to construct an event pavilion.  Branon noted the property is 6.5 acres of 
land. There is 1, 170 feet of frontage on West Shore Road and 1,525 feet on Swanzey Lake.   Currently 
the location used for events has gravel base and temporary tents. He said there is a lot of interest in 
being outdoors since Covid-19 and this will be a timber frame structure to replace the tents.  Branon 
said this is the right place to build this. There are many setbacks to consider. They decided to position 
the structure to the south but need 8 feet relief from the setback to West Shore Road.  He noted a 
Shoreland permit has been submitted to the State.  He said they have removed impervious areas and 
gravel will be repurposed with lawn area.  He said they have proposed dripline infiltration which will go 
to a rain garden which will be an improvement for storm-water management. 
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Rudgers asked about the 125 foot setback to the lake according to Swanzey ordinances and Branon 
responded that the ordinance is for principal structures and this is an accessory structure so it does not 
apply.  Karasinski asked about how long the tents are used.  There are large tents and there are on 
gravel and they are closer to the road than the proposed structure and closer to the lake as well. There 
will be no more temporary tents in that location said Branon.  
 
Branon said the proposed pavilion is just shy of 2,000 square feet (32 feet X 62 feet) and will be open air.  
This will allow the area to be more formal. Jillian asked about grading.  Branon said the rain garden is 
bowl shaped with a berm that will direct storm water to the lake.  Karasinski asked about lights inside 
and cooking. Branon said there may be lights, but no cooking.  Karasinski asked about walking path in 
the area and Branon described the plan for pedestrian activity.  Mulhearn asked if there is a reason why 
it could not be smaller to accommodate the setback. Branon said the truss work and timber structure 
given the size to function well for the amount of users is necessary.  He said they did consider a small 
size but it would be too narrow and long and would not be amenable to having gathering of people. 
Branon said the new structure proposed is generally the same size as the tents that were used in the 
past. 
 
The Chair asked for comments from the public.  Bollinger provided some input from Rachel Elkins from 
the Conservation Commission. She said Elkins said the proposed structure is too close to the lake and 
there is too much construction in the area and asked that they conform to the 30 foot setback.  Branon 
said the gravel area gets within 10 feet of the high water mark of the lake. We are improving that to 20 
feet.  We are cutting into the setback from the road and maximizing the distance from the lake.  Branon 
said the additional landscaping and reduction of impervious area is something the Conservation 
Commission would be interested in.  Branon said there will be minimal site disturbance.  The relief being 
requested is for the setback to the road only; the setback for an accessory structure is met for the 
distance to the lake. 
 
The Chair asked for comments from the public or from members. There were none. Branon addressed 
the criteria: 
 

1. Contrary to public interest – the proposed structure will be built in a lawn area, storm water 
management will protect the lake; the existing tents will be removed and landscaping will be 
added.  Branon said it will be an improvement. Discussion occurred regarding whether the 
proposed structure is a primary structure or an accessary structure. Mulhearn spoke about a 
previous application about a carport which was defined as a primary structure and he cannot 
see a difference between that and this structure. Branon said the State said it considers it an 
accessory structure since there are cabins on the property and this is an accessory to that use.  
Rudgers said based on the size of the structure it could be considered a primary structure on 
that lot.  Thibault read the definition of a primary structure to the members.  Branon said the 
camp is the primary structure on the property since it has to exist in order for the pavilion to be 
utilized.  He focused on the improvements for the property that are planned.  

2. Spirit of the ordinance – Branon said the structure will provide an 8 foot reduction to the road 
but improving setback to the lake and adding storm-water management.  The tent gravel site 
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will be restored with vegetation.  He referred to infiltration trenches that will be in place. It will 
not alter the essential character of the neighborhood. 

3. Substantial justice – allows for landlord for reasonable use of the property and it will create 
responsible use of the property and no gain to the general public if denied. 

4. Surrounding property values – Branon said this will be a new structure in an area already used 
for outdoor events and will replace temporary tents and gravel, which is an improvement to the 
aesthetics to the site. The use is consistent with the zoning and no negative impact on 
surrounding properties. The property owner also owns property on the other side of the road. 

5. Special conditions – hardship – Branon said this plan identifies unique features. The property is 
very narrow and it does not have great depth from the lake to the road.  Gaining more than 8 
feet to the lake; the 8 foot reduction doesn’t yield any safety issues like impact on lines of sight.   

6. Special conditions – the gravel area is already approaching the road and the lake and this is 
being improved with the proposed structure. 

 
Exel asked about the timeline for removing the gravel; Branon said the tents will not go up this year 
once structure is under construction. 
 
The Chair asked for further comment and there was none. 
 
Public Hearing closed at 9:06 pm. 
 
Thibault reviewed the Checklist for Granting a Variance with the members of the Board: 

 
6. Could the variance be granted without being contrary to the public interest? 

Members said:  Karasinski said the public interest is protecting the lake and since they will be moving 
away from the lake so yes; Mulhearn said he doesn’t see any public interest impact voted yes; Exel 
yes; Rudgers yes; Thibault yes. 
5 Yes  
0 No 

 
7. Would the spirit of the ordinance be observed if the variances were granted?  

Members said:  Rudgers said the proposed structure is taking it further from the water yes; Karasinski 
yes; Mulhearn yes; Exel yes, Thibault yes, the lake front has a higher priority.  
5 Yes 
0 No 
 

8. Would the granting the variances do substantial justice? 
Members said: Mulhearn said the use is there and it is current yes; Rudgers yes; Exel yes; Thibault 
and Karasinski agreed with yes votes. 
5 Yes 
0 No 
 

9. Could the variances be granted without diminishing surrounding property values? 
Members said:   All said yes 
5 Yes 
0 No 
 

10. Do special conditions of the property exist that distinguish it from other properties in the area?   
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Members said:  Mulhearn said the size of the lot is unique and the location on the lake yes; Exel yes; 
Rudgers yes they are the largest property owner on the lake; Karasinski said yes; Thibault said yes 
5 Yes 
0 No 

 
A.i. Owing to the special conditions of the property that distinguish it from other property in the areas, there is not 
a fair and substantial relationship between the general public purpose of the ordinance and the specific application 
of the provision to the property?  Members said:   Rudgers said yes; Karasinski yes; Mulhearn yes; Exel yes; 
Thibault yes. 
      5 Yes 
      0 No 
AND 
A.ii. is the proposed use a reasonable one:  Members said:  All said yes 
      5 Yes 
      0 No 
 
Motion was made by Karasinski to grant the request of Daniel Latini of Fieldstone Land Consultants, 
PLLC, on behalf of East Coast Evangelical Conference d/b/a Pilgrim pines, for a Variance from Section IV, 
Article, Section A.3 of the Zoning Ordinance to construct a pavilion within the 30-foot front setback at 
220 West Shore Road on property shown at Tax Map 46, Lot 3 and located in the Rural/Agricultural 
District based on the response to the checklist. There was a second to the motion by Exel and no further 
discussion.  All were in favor.  Motion passed. 

5 Yes 
0 No 

 
Condap said it is a pleasure to see how the ZBA conducts its business and listens to everyone. 
 
DISCUSSION & OTHER BUSINESS 
Eversource Work Impacting Private Property 
Cynthia Kordys, Mike Bonneville, owners of property shown at Tax map 49 lot #7, were present. She 
spoke about Eversource having an easement on their property and how they got a special exception 
from the ZBA in the past for this project. Kordys said some of the information they provided to the ZBA 
was incorrect.  She said they have lived there since June 5, 2020 and Eversource does not have 
permission to use land that is beyond the easement.  They do not have permission to use the road on 
their property. The Special Exception was granted and Kordys said there is evidence that that they have 
been performing activity injurious to their property.  She said she and Bonneville have a tree farm with 
several hundred trees, but the contractors go outside their right of way to remove trees.  Kordys said 
the Eversource contractors who were on their property damaged the wetlands.  She noted a vehicle ran 
over a fence between her property and Dickinson Forest property. To date they have not fixed the 
fence. She said Eversource has asked for a permanent easement and they have politely declined. She 
said they have tried to work with Eversource but they have subcontractors who appear on their 
property without notification.  She said they have their entire property posted. She added the 
contractors have been parking their vehicles on the rail trail. She said they are losing many of their trees.  
 
She said they want to bring this to the attention of the ZBA.  She said given the activity with the pole 
replacement work, they would disagree that Eversource is a good community partner.  
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Thibault said the Board of Selectmen has the enforcement authority. Jasmin said he suggested Kordys 
and Bonneville report the wetlands encroachment to the State.  Rudgers said our powers are limited, 
but he noted that once they have left an area, they have to return the land back to as good as or better 
than the condition the land was in at the start of their project.  Karasinski said that they confirmed they 
would remediate any damage to the land that they engender.  Jasmin said Public Utilities Commission 
(PUC) in Concord should be contacted.  Kordys said if they are going to take down trees outside the 
easement, they need to be compensated, but she added they told her that they are not willing to 
compensate them for that. 
 
Kordys and Bonneville thanked the ZBA before leaving the meeting. The Chair thanked them for the 
information. 
 
ADJOURNMENT 
Motion to adjourn was made by Mulhearn and seconded by Karasinski and all were in favor. Motion 
passed.  Adjournment occurred at 9:36 p.m. 
 
Respectfully Submitted, 

 
 
Beverly Bernard, Recording Secretary 
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Addendum A 

From: William Gould <wgould@swanzeynh.gov>  
Sent: Friday, April 1, 2022 1:49 PM 
To: Hamilton, Christopher C <HamiltonCC@Corning.com> 
Cc: Code <code@swanzeynh.gov>; Eric Mattson <emattson@swanzeynh.gov>; Joe DiRusso 
<jdirusso@swanzeynh.gov> 
Subject: RE: Talbot Hill Road, Single Family Development 

 

Mr. Hamilton, 

 

I’m sorry for the late response, I was out of the office most of the office with things. So, yes, our priority 
would be for your safety, which will of course include the access to the property. NFPA 1, one of the life 
safety codes we use, states the driveway shall have an unobstructed width of 20’. If the driveway will be 
longer than 150’, it will need a hammer head type turn around. The 20’ will allow two apparatus to pass 
each other, one going in and one going out.  

I have included Code Enforcement Officer Mike Jasmin, DPW Director Joe DiRusso, and Fire 
Inspector/Deputy Chief Eric Mattson, on this as well.  

 

 

William F. Gould 

Fire Chief 

Swanzey Fire Department 

34 Main Street 

Swanzey, NH 03446 

Cell 603-313-0415 

Office 603-358-6455 Ext. 150 

mailto:wgould@swanzeynh.gov
mailto:HamiltonCC@Corning.com
mailto:code@swanzeynh.gov
mailto:emattson@swanzeynh.gov
mailto:jdirusso@swanzeynh.gov
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From: Hamilton, Christopher C <HamiltonCC@Corning.com>  
Sent: Monday, March 28, 2022 1:41 PM 
To: William Gould <wgould@swanzeynh.gov> 
Cc: Ann Hamilton <hamiltonam13@gmail.com> 
Subject: Talbot Hill Road, Single Family Development 

 

Hi Mr. Gould we currently have a purchase and sales agreement for 61 acres on Talbot 
Hill road, Tax Map 44 / 10 / 0 / 0 providing the Town of Swanzey gives us approval for a single 
residential building permit.  Since the property is on the Class VI portion of Talbot Hill Road we 
have to request a Variance from Section IV, Article A, Paragraph 3 of the Zoning Ordinance to 
make it an approved building lot.  We imagine that the Towns decision will have a lot to do 
with the Safety aspect being on a Class VI road.  We feel the risk will be moot due to the 
close proximity to a Class V Road and being very similar to other homes in Town on a Class 
VI Road.  We want to at least give you a heads up and we hope you could give us your 
thoughts from a Safety perspective.  

You can reach us by E-mail or at home- 1 603 239 8313 or Cell- 1 603 499 1190. 

 

 

 

Thanks Chris and Ann Hamilton 

 

 

mailto:HamiltonCC@Corning.com
mailto:wgould@swanzeynh.gov
mailto:hamiltonam13@gmail.com
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