LYME ZONING BOARD OF APPEALS

PUBLIC HEARING

October 17, 2013, 7:30 P.M

The Lyme Zoning Board of Appeals held its regular meeting 

on the third Thursday of the month, October 17, 2013 at 7:30 p.m.

at the Lyme Town Hall, 480 Hamburg Road, Lyme, CT.

MEMBERS PRESENT: David Lahm Chairman, Jack Sulger, Salvatore Caruso alternate for Fred Harger, Jeanne Rutigliano, LeRay McFarland, Bernie Gigliotti ZEO and Patsy Turner Secretary.

Lahm called the meeting to order.

Present at the meeting were Taylor and Pamela Hicks, and Brook Girty.

Lahm entertained a motion to approve the minutes of the September 2013 meeting; the motion was approved by Rutigliano, Sulger seconded and the minutes were accepted with one abstention (Caruso).  

Rutigliano read the public notice.
2013-12

Taylor and Pamela Hicks, 7 Oakland Ave., Tax Map 27 Lot5;  an application to construct a 10 foot by 17 foot addition and a 10 foot by 17 foot porch onto an existing dwelling.  When complete the structure will have a side yard setback of 18.5 feet vs. 30 feet and a total lot coverage of 13.5% vs. 8% required per section 4.5.
Lahm read into the record Section 8-6 (3) of the General Statutes the five- (5) requirements that have to be met before a variance can be granted.

Rutigliano read the appeal and denial.
Taylor and Pamela Hicks, 7 Oakland Ave. Tax Map 27 Lot5.
Lahm questioned if all the certified receipts were received.

Gigliotti stated the certified letter receipts were received. 

Lahm questioned if there were letters received from the public.
Gigliotti answered that there were three letters received. 
The board members took a moment to review the letters. 

Lahm reminded the applicants four votes in favor are required for a variance to pass.

T. Hicks explained the proposed project. The house was built in 1924 as a summer camp. The screen porch was converted to an entry. The plan for the house is to keep it in character with the neighborhood; the attic was converted into a bedroom. The plan is that the entry will be expanded and a covered porch will be created to add shelter from weather. Each of the neighbors has seen the plan for this expansion and they were all happy with the plans; the roof line will remain the same.   The lot shape is very unique. 
Photographs of the home were passed around to the board members. 

McFarland questioned the dimensions of the mud room and porch area.

T. Hicks mentioned the room would be expanded 10 feet and the porch area will be 15 feet. 

Lahm clarified that the minutes should state the porch will be 17’X15’ and the addition will be 10’X17’. 

McFarland added the measurement will include the outdoor kitchen.

Lahm commented the request is for two separate variances; 1) lot coverage and 2) side yard setback. The area is being described as a covered porch but it is clearly a covered structure; there would not be a side yard setback if the stone patio would be left and not replaced by the covered porch. The side yard setback is not being seen as a hardship.

Lahm called for questions/comments from the board.

McFarland questioned if the covered porch would be heated. 

Lahm added a large chimney will be added to the end of the covered porch; the area could very easily be closed in and converted into living space.  

T. Hicks stated the intent is for the area to be a covered porch and to add the fireplace with a chimney to replace a safety issue with the existing fire pit.  There will be a counter with a grill and possibly a sink; the design is for a covered porch which would be left open not enclosed.

Girty added the covered porch will be raised to the existing house height for ease of entertaining to avoid having steps. 

T. Hicks commented the porch will have a crawl space underneath and will not require excavation. 

Sulger indicated the hardship is not clear.

Rutigliano added the expansions will almost double the lot coverage amount form 8% to 13½ %.
Sulger stated the current owners have no intent on enclosing the covered porch but the next owners in the future may want to enclose the area. 

Lahm added a restrictive prevision could be placed on the approval; the use would be for an open air porch. 

Girty commented when the Hicks entertain the covered porch would provide an extension off the kitchen and give more room for cooking. 

Lahm stated there are many homes in town which are limited for space. 

T. Hicks stated the contours of the lot are shown on the plan; the lots are configures uniquely.

Girty added the contour of the lot does come into play with keeping the expansion towards the back of the home; the impact on the view from the cove is very important.  

Lahm commented the plan seems like it will be very beautiful.

Girty added the hardship would be the topography of the lot and the want to protect the view from the cove; with this plan no trees would be cut and the slopes would be left as is. 

Sulger stated the topography was the same when the owners purchased the property; the conditions of the lot were known at the time of purchase. 

T. Hicks commented to create a house that would be user friendly would be anyone’s goal; the neighbors are all happy with the plans.  

Lahm stated a variance has many requirements which need to be met.

T. Hicks explained the story of the house and the lot comes into play and there are reasons for the want to change the structure. The setback does not impinge on a structure or use of the lot.  

Lahm commented the road does curve and the lot is small. 

Lahm entertained a motion to grant the variance as proposed with supervision that the covered porch may not be closed in and may only be used as a covered porch.

McFarland moved the motion.

Rutigliano seconded the motion. 

Lahm called for a vote; Caruso in favor, Sulger not in favor, McFarland in favor, Rutigliano in favor, and Lahm not in favor. The variance failed.    
T. Hicks questioned if the add-on was done without encroaching on the side yard.

Lahm stated a new application would be required.  The effort in keeping with the character of the town is appreciated.  

T. Hicks thanked the board for their consideration.   

The meeting was adjourned at 8:20 p.m.

Respectfully submitted,

Patsy Turner, ZBA Secretary
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