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Swanzey Zoning Board of Adjustment  
Meeting Agenda April 18, 2022 

7:00 p.m.  
 

The regular meeting of the Swanzey Zoning Board of Adjustment will be held on Monday, April 
18, 2022 at 7:00 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. Minutes 

A. March 21, 2022 
 
3. Public Hearings  
 

A. ZBA # 22 – 003 Variance Application: Mr. & Mrs. 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.     

 
B. ZBA #22 – 004 Special Exception Application: Ms. Lencioni requests 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.      

 
C. ZBA #22-006 Variance Application:  Mr. Latini, on behalf of East Coast Evangelical 

Conference d/b/a Pilgrim pines, requests 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.  The subject Property is shown at Tax Map 46, Lot 3, 
located in the Rural/Agricultural District.    
 

6. Other Business 
 A.   Other business as may be required  
 
7. Adjournment 

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

Meeting Minutes – March 21, 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 7:01 p.m. by Chair 
Keith Thibault. Members present: Thibault, Adam Mulhearn, Anne Karasinski, Bryan Rudgers, Bill 
Hutwelker, and Alternate Wayne Lechlider. 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: 
Alternate Eric Kallio and Alternate Jillian Exel 
 
OTHERS PRESENT: 
Jeremiah Ketola, Code Enforcement Officer Mike Jasmin, Dr. Thomas Little, John Finnell 
 
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 December 20, 2021 were considered. Motion was made by Rudgers to 
approve the meeting Minutes of December, 2021 as written. There was a second to the motion 
by Karasinski.  All were in favor. Motion passed. 

 
Thibault recused himself from the first item.  Vice Chair Mulhearn took up conducting the meeting. 
 
PUBLIC HEARINGS: 
ZBA # 22 – 001 – Special Exception Extension 
Jeremiah Ketola requests an extension of the Special Exception for multi-family dwelling units for the 
property situated off Old Homestead Highway shown as Tax Map 36, Lot 1-2 granted by the ZBA on 
February 10, 2020 based on extenuating circumstances. 
 
It was noted that Mulhearn, Rudgers, Hutwelker and Kallio were seated for the original determination.  
 
For tonight’s consideration of the request for an extension Mulhearn seated himself, Rudgers, 
Hutwelker, Karasinski and Lechlider for Thibault. 

http://www.zoom.us,using/
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The Board considered Ketola’s request.   Ketola said supply chain issues delayed the start of the project, 
and severe illness and death in his family exacerbated the situation. He said nothing has changed in the 
design of the project.  The plan is to proceed. 
 
Lechlider asked about the amount of time the applicant had to ask for the extension. Bollinger said he 
did apply before the expiration date.  Rudgers said we should not set a precedent regarding offering an 
extension for an already expired special exception. Karasinski said there were extenuating circumstances 
in this case. Jasmin said the request came during the time when we didn’t have a Town Planner.  
Lechlider added that from January to February without a Town Planner would be extenuating 
circumstances. There was no point of contact for the applicant. 
 

Motion was made by Hutwelker to approve the one-time extension of the Special Exception for 
multi-family dwelling units for the property situated off Old Homestead Highway shown as Tax 
Map 36, Lot 1-2, granted by the ZBA on February 10, 2020, for one year to February 13, 2023. 
There was a second to the motion by Lechlider and no further discussion. All were in favor by 
roll call. Motion passed. 

 
Chair Thibault resumed the leadership of the meeting at 7:19 pm 
 
ZBA #22-002 – Variance Application 
John Finnell of Finn Property Maintenance on behalf of Dr. Thomas Little requests a Variance to the 
required 75 foot NH RT 10 setback to extend a restroom at ‘Natural Healing’ at 26 Aylward Ave.  The 
property is shown at Tax Map 72, Lot 107.  
 
Public Hearing opened at 7:19 pm 
 
The Chair seated himself, Rudgers, Karasinski, Hutwelker and Mulhearn for this hearing. 
 
Discussion:    
Bollinger spoke about the extension of an additional 4 feet into the setback.  The non-conforming use 
will be from an existing 52 feet from State Route 10 to 48 feet from the road, where the zoning 
ordinance requires 75 feet setback from the road. Thibault referred to correspondence from Mike 
Jasmin, Code Enforcement Officer, who said it is a compact office with a very small bathroom. It is not 
suitable for folks in wheelchairs.  
 
Dr. Little said he bought the property in 1985 and there is no room for a wheelchair in the present 
bathroom.   
 
Finnell said the bathroom is very narrow and most of the space is where the tub used to be.  He would 
like to do a shed design such that the room will be Americans with Disabilities Act (ADA) compliant with 
room for wheelchairs.   This will make the bathroom larger so that a wheelchair can be turned around.  
He said the bathroom is 4’ X 7’ today and the proposed upgrade will be 8’ X 11’ when finished.  Thibault 
noted the size of the lots in this area is small. Dr. Little said they took quite a bit of the lot when the 
state widened State Route 10 in the 1950’s.  Karasinski noted basically the entire house is within the 
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setback. Mulhearn said when safety issues and ADA accessibility are at issue, there is reasonable request 
to make. 
 
Chair asked for comments or questions from the public. There were none. He polled the members and 
there were no other comments or questions. 
 
Public Hearing closed at 7:28 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 said it would be to the public’s interest to agree, yes; Hutwelker yes; 
Mulhearn said yes; Karasinski said yes; Thibault yes. 
5 Yes 
0 No 

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

Members said:  Hutwelker said the changes to State Route 10 in the 50’s made the property non-
conforming, there is a gain to the property by having a modern ADA compliant bathroom with minimal 
intrusion into the setback, yes; Mulhearn yes; Karasinski yes; Rudgers yes; Thibault said yes. 

5 Yes 
0 No 
 

3. Would the granting the variances do substantial justice? 
Members said:  Mulhearn said yes, providing a bathroom to ADA compliance allows the applicant 
better use of his property and to better serve his patients; Karasinski yes; Rodgers said yes for safety 
reasons for patients; Hutwelker said yes for same reasons; Thibault yes. 
5 Yes 
0 No 
 

4. Could the variances be granted without diminishing surrounding property values? 
Members said:  Karasinski yes there is no evidence to the contrary; the rest of the members all 
agreed with Karasinski and said yes. 
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 yes because it is a doctor’s office and it is a very small lot sandwiched in 
between State Route 10 and other properties;   the rest of the members agreed and 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:   Hutwelker said for expressed reasons, this is a unique lot given its location and the additional 
encroachment by the ADA complaint bathroom doesn’t alter the character of the neighborhood and still leaves 
land between the addition and State Route 10; Mulhearn yes; Karasinski yes; Rudgers yes for all the reasons 
stated. Thibault agreed and said yes. 
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    5   Yes 
     0  No 
AND 
A.ii. is the proposed use a reasonable one:   
Members said:  Karasinski said yes to help his patients; all said yes. 
    5   Yes 
    0   No 
 
Motion was made by Mulhearn to grant the request of John Finnell of Finn Property Maintenance on 
behalf of Dr. Thomas Little for a Variance to the required 75 foot NH RT 10 setback to extend a restroom 
at ‘Natural Healing’ at 26 Aylward Avenue for property shown at Tax Map 72, Lot 107, 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.  

5 Yes 
0 No 

 
The applicant thanked the Board and left the meeting. 
 
ELECTION OF OFFICERS 

Motion was made by Rudgers to name Thibault as Chair and Mulhearn as Vice Chair.  There was 
a second by Karasinski and no further discussion. All were in favor. Motion passed. 

 
DISCUSSION & OTHER BUSINESS 
Training of New Members 
Karasinski suggested the Board consider creating fake cases to initiate new people into the process.  She 
said it was difficult for her when she first came aboard understanding how the Board worked. Several 
suggestions were made including reading of prior minutes and reviewing the recordings of some 
meetings.  Discussion occurred about recording meetings.  Hutwelker suggested a workshop for new 
members with cases to consider. Bernard suggested using some actual cases in the past. Mulhearn said 
he attended meetings to learn about them.  Rudgers proposed going back to having meeting on Zoom 
and recording them.  Bernard suggested adding into the Rule of Procedure a Zoom section to clarify how 
Zoom would be used.  Hutwelker said the idea should be reviewed by Counsel.  Bernard also noted that 
using Zoom requires several hours of processing after a meeting, which cannot be easily done when 
attending a meeting away from home. Rudgers suggested using something other than Zoom.  The Board 
decided to do more research into what method is available for recording and also consulting Counsel as 
well. 
 
Zoning Ordinance Changes 
Rudgers spoke about the extent of the Zoning ordinance changes that were made without consulting 
with the ZBA, which then went onto the Town Meeting ballot.  Hutwelker suggested there be a common 
meeting to communicate between boards.  Hutwelker also noted the ZBA cannot question zoning 
ordinance changes since they are the purview of the Planning Board.  
 
Printed Packets 
There was a brief discussion about how much documentation the ZBA wants in a printed packet. 
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Alternates 
Hutwelker noted there are two openings for Alternates on the ZBA.  
 
ADJOURNMENT 
Motion to adjourn was made by Rudgers and seconded by Mulhearn and all were in favor. Motion 
passed.  Adjournment occurred at 8:25 p.m. 
 
Respectfully Submitted, 

 
 
Beverly Bernard, Recording Secretary 
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Memorandum – Office of Planning & Economic Development 

TO: 

FROM: 

DATE:  

RE: 

Zoning Board of Adjustment 

Sarah Bollinger, Town Planner 

April 11, 2022 

ZBA # 22-003 – Variance Application – Talbot Hill Road 

Background: 

Christopher and Ann Hamilton have requested a Variance from Section IV, Article A.3 of the Zoning 
Ordinance to construct a single family dwelling on a Class VI road.  Construction of the home would 
require permanent access from the Talbot Hill Road ROW.  The subject property is shown at Tax Map 44, 
Lot 10 and is located in the Rural/Agricultural District.  Notice of Public Hearing was mailed to abutters 
on April 7th and notice was published in the Keene Sentinel on April 9th.  

Discussion: 

The applicant has applied for a Variance pursuant to Section IV, Article A.3 of the Zoning Ordinance to 
construct a single family dwelling without the required 225-foot frontage on a Town or State maintained 
road.  The submitted plans indicate the driveway would be approximately 300 feet up Talbot Hill Road 
(Class VI section), northeast of the intersection with East Shore Road.  Applicant proposes to maintain 
the estimated 300 feet of Public ROW on Talbot Hill Road.   

From the Town Driveway Regulations: 
Section II, paragraph three: 

No building permit for the construction of a dwelling unit or structure or building shall be 
issued if the building derives its access from a private way or Class VI road, unless 
specifically permitted by the Zoning Board of Adjustment. 

The ZBA may permit access. 

The section of the ordinance that applies to this Variance application is: 

1. Section IV, Article A.3 of the Zoning Ordinance that requires 225’on a Town or State maintained
road.

http://www.town.swanzey.nh.us/
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Section IV Article A.3: 

All lots shall be of at least three (3) acres in size with two hundred twenty-five (225) foot 
frontage on a Town or State maintained road.  The front setback is 30 feet from the front 
property line and 20 feet from the side and rear property lines.  

Department Head and Staff Review: 

Department Heads were notified of the application on April 6th.  No concerns have been raised at this 
time.  

Attachments: 

A. Variance Application
B. Site Plan
C. Aerial Map and Tax Map
D. Tax Card
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Memorandum – Office of Planning & Economic Development 

TO:   Zoning Board of Adjustment 

FROM:   Sarah Bollinger, Town Planner 

DATE:  April 18, 2022 

RE:   ZBA # 22-004 – Special Exception Application – 2 Forest Ave  

Background: 

Susan Ingram Lencioni, on behalf of Dorothy Ingram, has requested a Special Exception pursuant to 
Section III-AA, Article B of the Zoning Ordinance to construct a Detached Accessory Dwelling Unit 
(DADU) at 2 Forest Ave. The applicant is proposing to convert an existing outbuilding/office space on 
the property into a DADU. The subject property is shown at Tax Map 73, Lot 30 and is located in the 
Business District. Notice of Public Hearing was mailed to abutters on April 7th and notice was published 
in the Keene Sentinel on April 9th.  

Discussion: 

The applicant has applied for a Special Exception pursuant to Section III-AA, Article B of the Zoning 
Ordinance to construct a DADU in an existing outbuilding structure at 2 Forest Ave. The subject property 
has an existing single-family residential dwelling which is owner-occupied. The submitted plans show the 
DADU would have one bedroom and would be approximately 925 square feet in size. There is an existing 
driveway that provides access to the single-family dwelling that would be used for parking for the 
DADU. The property is served by private septic and water, the DADU would also be connected to these 
private utilities.  

The Zoning Ordinance allows DADUs by Special Exceptions in all zoning districts that permit single-
family dwellings. Only one ADU is allowed without additional requirements for lot size, frontage, space 
limitations, or other controls beyond what would be required for a single-family dwelling without an 
ADU. In granting a Special Exception, the ZBA must find that:  

1. The DADU shall maintain an aesthetic continuity with the principal dwelling unit as the single 
family dwelling. 

2. No more than one accessory dwelling unit (either detached or attached) shall be permitted per 
single-family dwelling and/or lot. 

http://www.town.swanzey.nh.us/
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3. A DADU shall be no greater than 1000 square feet. 

4. Either the principal dwelling unit or the DADU must be owner occupied. The owner must 
demonstrate that one of the units is their physical place of residence 

5. A building permit for a DADU must be approved and issued prior to its construction. A DADU 
shall meet all life safety and building codes. 

6. Adequate off-street parking shall be provided to serve the combined needs of the principal 
dwelling unit and the DADU. The principal dwelling unit shall provide two parking spaces; the 
DADU shall provide one parking space for each bedroom contained in the DADU. 

7. The DADU shall have no more than two (2) bedrooms. 

8. The existing or proposed septic system must be certified by a licensed septic designer or engineer 
as adequate to support the DADU and principal dwelling unit in accordance with New Hampshire 
RSA 485-A:38. 

9. Prior to occupancy of the DADU, the homeowner shall obtain an occupancy permit from the 
Code Enforcement Officer. 

10. Both the primary dwelling unit and the DADU must remain in common ownership and shall not 
be subdivided and or transferred to condominium ownership. 

In addition to the criteria provided in Section III-AA, Article B of the Zoning Ordinance, according to 
Section XII, Article C.2, the ZBA may approve a Special Exception if the Board finds that:  

1. The proposed use is similar to one or more of the uses already authorized in that district and is in 
an appropriate location for such a use;  

2. Such approval would not reduce the value of any property within the district, nor otherwise be 
injurious, obnoxious, or offensive to the neighborhood; 

3. There will be no nuisance or serious hazard to vehicles or pedestrians; 

4. Adequate and appropriate facilities will be provided for the proper operation of the proposed us. 

 

Department Head and Staff Review 

Department Heads were notified of the application on April 6th. Comments from the Code Enforcement 
Officer are attached.  If the ZBA votes to approve the Special Exception, staff would recommend the 
Board consider the following conditions of approval:  

1. Either the principal dwelling unit or the DADU must be owner-occupied. 

2. A building permit must be approved and issued prior to the construction of the DADU and it shall 
meet all life safety and building codes. Prior to occupancy, the Code Enforcement Officer must 
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issue an occupancy permit.  

3. The DADU shall be connected to the existing well and septic.  

4. Both the primary dwelling unit and the DADU must remain in common ownership and shall not 
be subdivided and or transferred to condominium ownership. 

 

Attachments: 

A. Special Exception Application  
B. Building Plans 
C. Memo from the Code Enforcement Officer 
D. Aerial Map and Tax Map  
E. Tax Card 
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    MEMORANDUM - OFFICE OF THE CODE ENFORCEMENT OFFICER 

TO: Zoning Board of Adjustment  

FROM: Michael Jasmin, Code Enforcement Officer 

RE: @ Forest Ave. – Ingram – Map 73 lot 30  

DATE: 4/8/22  

CC: Sarah Bollinger; Susan and Scott Lencioni   

Dear good board members,  

     On December 10th of last year I met with Susan and Scott Lencioni who were representing 

Ms. Lencioni’s mother, Dorothy Ingram, who lives at the address referenced above.  

     They wish to convert a portion of an existing structure that served as the offices of Ingram 
Construction for generations. Though the structure is larger than 1,000 sq. ft. the oldest section 
will be separated by a door-less code compliant exterior wall. This space will serve as simple 
unconditioned storage. The remaining portion of the structures proposed for use as an ADU is 
930 sq. ft. 
    Because of its former use the structure has ample parking and meets setback requirements. 
 
Respectfully Submitted, 
 
 
Michael F. Jasmin 
Swanzey Code Enforcement Officer  

http://www.town.swanzey.nh.us/
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Memorandum – Office of Planning & Economic Development 

TO: 

FROM: 

DATE:  

RE: 

Zoning Board of Adjustment 

Sarah Bollinger, Town Planner 

April 11, 2022 

ZBA # 22-006 – Variance Application – 220 West Shore Road 

Background: 

Daniel Latini of Fieldstone Land Consultants, PLLC, on behalf of East Coast Evangelical Conference 
d/b/a Pilgrim Pines, had requested a Variance from Section IV, Article A.3 of the Zoning Ordinance to 
construct an event pavilion within a narrow lawn between West Shore Road and Swanzey Lake within the 
required 30-foot front setback.  The area is currently used as an outdoor venue. The addition of a pavilion 
would encroach 8-feet into the setback. The subject property is shown a Tax Map 46, Lot 3 and is located 
in the Rural/Agricultural District and the Shoreland Protection Overlay District.  Notice of Public Hearing 
was mailed to abutters on April 7th and notice was published in the Keene Sentinel on April 9th. 

Discussion: 

The applicant has applied for a Variance from to Section IV, Article A.3 of the Zoning Ordinance to 
construct a pavilion within the required 30-foot front setback.  The proposed structure would encroach 8-
feet into the setback, reducing it to 22-feet.  Encroachment into the front setback would allow the 
proposed structure to sit further from the shoreline preventing its encroachment into the 20-foot State 
accessory structure setback.  A NHDES Shoreland Application has been submitted.  Applicant proposes a 
storm water management plan and a reduction in overall lakeside impervious surface at the location, 
improving on existing conditions. 

The section of the ordinance that applies to this Variance application is: 

1. Section IV, Article A.3 of the Zoning Ordinance that requires a 30’setback from the front
property line.

Section IV Article A.3:

All lots shall be of at least three (3) acres in size with two hundred twenty-five (225) foot
frontage on a Town or State maintained road.  The front setback is 30 feet from the front
property line and 20 feet from the side and rear property lines.

http://www.town.swanzey.nh.us/
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2. Section VIII, Article C of the Zonning Ordinance requires a 125’ setback 

Section VIII Article C 

No primary structure as defined by RSA 483-B, shall be built, placed or erected within one 
hundred twenty-five feet from the reference line as defined by RSA 483-B:4, XVII as may be 
amended.  

The proposed structure is exempt from VIII.C per definition of primary structure: 

RSA 483-B:4(XIV) 

“Primary structure” means a structure as defined in paragraph XXII of this section that is central 
to the fundamental use of the property and is not accessory to the use of another structure on the 
same premises.  

Department Head and Staff Review: 

Department Heads were notified of the application on March 8th.  No concerns have been raised at this 
time.  

Attachments: 

A. Variance Application 
B. Site Plan  
C. Aerial Map and Tax Map 
D. Tax Card 

 































6,818.18

Map by NH GRANIT
Legend

Notes

© NH GRANIT, www.granit.unh.edu

Map Scale

4,9051:

Map Generated: 4/6/2022

State

County

City/Town

Turnpikes

Interstates

US Routes

State Routes

Local Roads








	ZBA Agenda 04 18 22
	2022-03-21 ZBA DRAFT Minutes
	Staff Memo Talbot Hill
	Variance Application Talbot HIll
	Talbot Hill Aerial
	Talbot HIll Tax Map
	Talbot Hill Tax Card
	Staff Memo Forest Ave
	Application- 2 Forest Ave
	20220331082347
	20220331081533

	Memo zoning -Ingram
	2 Forest Ave Aerial
	Forest Ave Tax Card
	forest ave tax map
	Staff Memo Map 46 lot 3
	20220404103647
	Pilgrim Aerial map
	Pilgrim Pines Tax card
	Pilgrim Pines tax map



