LYME ZONING BOARD OF APPEALS

PUBLIC HEARING

The Lyme Zoning Board of Appeals held its regular meeting 

on July 21, 2016 at 7:30 p.m.

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

MEMBERS PRESENT: David Lahm Chairman, Jeanne Rutigliano, Judy Davies alternate seated for Jack Sulger, Fred Harger, Bernie Gigliotti ZEO, and Patsy Turner Secretary.

Lahm called the meeting to order at 7:37 p.m.

Lahm adopted the minutes of the May 2016 meeting.  

Harger read the public notice.

2016-04

Susan Wanat-Cugno, 35 Oak Street, Tax Map 40.4 Lot 20; an application for a variance to enlarge an existing dwelling and add a deck.  When complete the addition will have a side line setback of 12 feet vs. 30 feet and a front line setback of 30 feet vs. 50 feet required per section 4.5 but will not encroach any further into the front line setback than the existing dwelling.  The deck will have a side line setback of 16 feet vs. 30 feet 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.

Harger read the appeal and denial.

2016-04

Susan Wanat-Cugno, 35 Oak Street, Tax Map 40.4 Lot 20.
Lahm questioned Gigliotti if the certified mail receipts were received.

Gigliotti stated the receipts have been received.  

Lahm waived the reading of the specific section of our zoning regulations and questioned if there were letters received from the public. 
Gigliotti stated that there were no letters received.
Present at the meeting was Susan Wanat-Cugno.

Wanat-Cugno explained the proposed project; the greenhouse which is attached to the house is in disrepair and it is being requested to add an additional 10 feet to the structure for a dining room & office. A deck will be added to the rear of the home. 

Gigliotti added that the existing greenhouse has been on the property for many years. 
Wanat-Cugno stated the greenhouse is represented on the map as the dotted line and is 10 feet wide; the plan is to extend an additional 10 feet, so the new area will be 20 feet. 

Lahm asked the applicant to explain the hardship.

Wanat-Cugno answered the greenhouse is in disrepair and the hardship is the size of the structure. The proposed area is the only spot to construct the addition; financially a second floor is not possible.  

Harger clarified that the hardship needs to be with the property not the applicant. 

Lahm stated that the property is useable, but the structure is not as large as desired.  The lot is very narrow. The existing structure is already a non-conforming use. The footprint of the greenhouse can be rebuilt. The hardship is not clear.

Davies questioned that the addition cannot be added to the back of the structure due to the proximity of the existing septic system. 

Wanat-Cugno stated that is correct. 

Rutigliano suggested that addition be configured in an L shape towards the rear of the existing structure to the right of the septic system.

Gigliotti added Mr. Calkins the Town Sanitarian has looked at this project; there is not a problem with the deck’s proximity to the system. 

Lahm added the deck could be shifted to the right and be outside the setbacks.

Wanat-Cugno stated the deck could be omitted.    
Lahm called for comments or questions from the board, with there being none a motion was entertained to grant the variance as proposed. Harger moved the motion and Rutigliano seconded.

Lahm called for a vote; Davies in favor, Harger opposed, Rutigliano opposed, and Lahm opposed. The variance has been denied.  

Lahm stated for the record the reason for the denial; the applicant failed to demonstrate a true hardship which warranted a variance. The applicant did not meet the requirements of Section 8-6(3) of the General Statutes.  Disappointment in the use of the property does not constitute exceptional difficulty or unusual hardship. When a property would have economic value even if the zoning regulations were strictly enforced, the fact that a peculiar characteristic of the property would make compliance with the zoning regulations exceptionally difficult if the property were put to a more valuable or desirable use does not constitute either an “exceptional difficulty” or an unusual hardship. 

The board made suggestions for the relocation of the addition. 
The meeting was adjourned at 7:57 p.m.

Respectfully submitted,

Patsy Turner, Lyme ZBA Secretary
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