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MINUTES OF THE ZONING BOARD OF ADJUSTMENT
MEETING MARCH 15TH 2016
MERIDEN TOWN HALL

Zoning Board
Members Present: Richard Colburn, Chairman Tedrhan
Scott MacLeay Brad Atwater

The meeting was called to order by Chairman Collaarft0O5pm.

This being the board’s first meeting since Augu®t 2015 the minutes from that meeting were
approved as amended.

Case 2016-01 Samuel Mintz: An application for avwe#ance to allow the large single family
residence at #58 Freeman Road to be convertetno tamily dwelling. The house is located in
the RC Il zoning district which does not have spkekception #20 multi-family dwelling as an
option.

Mr. Mintz began his presentation by providing aadldtistory of the “Oaks Property” since his
ownership which began in 1986.

Most recently the main house was sold as a sirgh#lyf home on 12 acres to Alma Gilbert and
Peter Smith. The Smith’s lost the property bacth&r bank and after a long complex process
Mr. Mintz has now purchased the property back and wishes to return the main house to a
two family structure. Only minor changes to theisture are necessary for this to occur. One
small wall has to be reinstalled. The building athg has the necessary kitchens and bathrooms
and bedroom layouts for two units. If succesd¥irl, Mintz may then pursue turning the house
into a two unit condominium.

The property shares water and septic with two dtiterthat were formerly part of the compound
called the Oaks.

Helen and Richard Davison- Spoke in favor of thaidg Board granting this use variance.
Kristine Flynn-Spoke in favor of the Zoning Boangugting this use variance.
Diane Rogers-Spoke in favor of the Zoning Boaradfing this use variance.

The hearing was closed and the Zoning Board begalteliberations. The board reviewed the
application and criteria for granting a use varaircsome detail. Referring to the application the
following findings were made:

1. The building has a history of being used as a Hfaittiily building.

2. The house is large, 6000 sq ft and is located rtane 500’ from the fronting road,
Freeman Hill Road.

3. The building currently shares a driveway and ug#itwith other homes, all of which
were formerly part of the Maxfield Parrish compouttie use of the utilities and other
aspects of the property are governed by privatemants.

4. The lot, while oddly shaped is large, 12 acres,dmaple road frontage and is located in
several zoning districts. Adequate land is avadldblprovide on site water and septic
should that be necessary in the future



5. The proposed use, a return to a two family dwelliadess intensive than other permitted
uses in the zone.

6. The Board heard no testimony in opposition to thgieation from abutters. To the
contrary, the neighbors encouraged the grantingeofariance as in their view the
proposed residential use was less objectionableptevious permitted uses proposed for
the property.
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Turning to the criteria for a granting a varianiee board, with respect to the application
found the following:

The granting of the variance will not be contrarythie public’s interest. The
proposed residential use is located in an areagimedominately residential.
Further the building and its accessory uses cdmnseen from the fronting street.
Built as a compound for artist Maxfield Parrishe fhroperty is unique not only in the
size of the structures but the layout of adjaceiitiimgs. The main residential
building, the subject of this application, is muatlger than is customary for the area.
Its interior layout makes using it as a single fgmésidence impracticable. These
special conditions make the granting of a variemoeasonable solution.

A variance would be consistent with the spiritleé brdinance, the building is
located in a residential neighborhood and the ppegwariance is for a residential
use.

V. Substantial justice would be served as the owneildvoe able to utilize the entire
space in a manner that is less intensive than ptrenitted uses in the zone.

V. Diminution of surrounding property values will nmtcur. The property is of a
guality that is commensurate with the neighborhaod the proposed use, done in
conformance with the private covenants will likelyhance neighborhood values.

VI. The structure and lot is sufficiently large enotiglaccommodate additional units,

Submitted

perhaps four, if it were located in one of the ott@ning districts. A two family use
is proposed and represents the minimum relief sacg$o satisfy the applicant.

Having completed a full board discussion and adigethe above conclusions, member
Moynihan moved to approve the application for darare, allowing the now single family home
to be returned to a two family building. The matiwas seconded and voted in the affirmative.

There being no other business, the meeting adjduah8:15pm.

Stephen Halleran Richard Colburn

ZBA Chairman
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MINUTES OF THE ZONING BOARD OF ADJUSTMENT
JUNE 13TH 2016
MERIDEN TOWN HALL

Zoning Board
Members Present: Richard Colburn, Chairman BilQdnigle
Scott MacLeay Brad Atwater

The meeting started with two noticed site visiessec 16-02 Beth Clifton #54 Bean Road a request
for an area variance to allow for the constructba garage within the required Camp Road
setback and case 16-03 Kimball Union Academy aesfjfor a special exception to add two

rows of solar panels to the ground mounted arregtd behind Miller Centennial Building (case
15-02). At both sites the board heard viewed tiopg@sed projects.

Meriden Town Hall

The meeting was called to order by Chairman Colbiine Chair suggested that the board take
up case 16-03 (KUA) first as it is a special exxeptase and builds on a previous approval. The
variance case, by its nature, will take more tiniae other board members agreed.

Case 2016-03 Kimball Union Academy: An application for special exception #24
Approved Solar Energy System to be constructedherkKimball Union Academy

campus behind the Miller Centennial Building. Tleund mounted system will be 87kw
dc power and will be located directly south of éxsting array approved as part of case
15-02. Three rows of panels exist now; two add#dlaows (as a separate system) are
planned. No additional tree removal is required @nedadditional panels are not expected
to change the overall project’s visibility. The pesty is located in the Village

Residential (VR) zoning district. Kimball Union @hOperating Officer Hunter Ulf
walked the group through the proposal. The aduktidwvo rows will fit into the cleared
field area. The academy’s site specific permit fldHDES has been successfully
amended to include the new panels. The state cengside array to be impervious
surface and therefore the amendment was needddratahoted that Mark Pensgen, #13
Baynes Road has indicated that he feels the tworaes will be more visible from
Baynes road at the lower side of the array thay Wwuld be at the upper side. His
preference would be for the rows to be added tafiper side. Kimball Union made no
offer to amend the application, preferring to lectite panels as represented in the
application. There being no one from the publichivig to comment the hearing was
closed and the ZBA began its deliberations. Thdiegdmpon, in concert with the 15-02

file, was found to be sufficient to move forwardhwihe appeal.

The board made the following findings:
1) This proposal is for an 87 Kw grounded mountedyato be located in front of the

100Kw ground mounted solar array approved as padse 150-02. The new array to be
located behind the Miller Centennial Building &®wn on the application maps and is
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in the Village Residential zone as permitted bytisac3.18 of the 2015 Zoning
Ordinance.

2) The application satisfies the general standfmdgranting a special exception found in
section 5.611 of the zoning ordinance.

3) The proposed array location has no immediat&teisuand is screened from the
Baynes Road neighborhood by the contours of theét ¢tambined with a wooded buffer
area that KUA has agreed to maintain in place. ttbtenal tree removal is proposed for
this applicaton.

4) Due to the size of the lot the Zoning Board doeisfind that fencing is required in this
instance.

5) The application specifies underground electrocaiduit for the project.
6) The decommissioning plan to be as outlined H®25

Based on the above, member Atwater moved to apghavapplication subject to the
following conditions:

1) Site Plan Review approval or waived by the FiagBoard.

2) Code compliance review by the Town’s Buildingpector.

3) Utility company acceptance letter, prior to esce of the building permit for the project.
The motion was seconded and voted in the affirmativ

Case 2016-02 Beth Clifton: An application for an area variance to allow fae th
construction of a 24'x24’ garage to be attachedaviarmers porch to the existing
residence located at #54 Bean Road. The propeldgased in the Village Residential
(VR) zoning district. Beth Clifton explained thagrthouse at its closest point, is 11.5°
from the travelled way for Camp Road. The propaga@ge would be no closer to Camp
Road. The property is a .50 acre conforming lot ilhaie shaped and surrounded on two
of the three sides by town roads. Bean Road ha3\W Bf 3.5 rods (16.5'/rod), Camp
Road is a 2.0 rod road. The property is serveddtly public water and sewer. The
proposed location of the garage allows for the eatian to the house and preserves an
area of green space on the south side of theTlmte conforming, the garage would
have to be located a minimum of 36’ from the cenfe€amp Road. With a setback
encroachment special exception that number coutédheced to 26’. Locating the
garage toward Bean Road (fronting street) elimm#ie ability to see the southern green
space area from the home and quickly makes fonaardorming situation with respect
to Bean Road which has the wider right of way.

The town’s road agent has reviewed the applicasidras indicated that as proposed the
garage will not adversely impact either summer imtev maintenance for Camp Road.
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At the site visit neither Joe McClellan nor Joet€rdoth abutters, expressed any
concerns about the project. Mr. McClellan suppottedidea; Joe Crate expressed no
support saying only that he did not oppose theggtoj

There being no one else wishing to speak the phelring was closed and the ZBA
began its review. The application was deemed toobeplete and sufficient to move
forward.

The board had a general discussion about areangagand the unique circumstances
that this case includes. There was a general tp#iiat the significant amount of road
frontage that this .50 acre lot contains in conegtt its triangular shape is very unique
and places a hardship on the lot. Much of the,larauding that which contains the
existing nearly 100 year old residence, is encustbby the road right of way. The
proposed development of a two car garage is cusioforma residence. Halleran pointed
out that the garage could be reduced in size atatlded from the home resulting in
something closer to conformity with the ordinan&&hile the Board agreed with this,
they also felt that making those concessions waoatckliminate the need for Zoning
Board relief and would have adverse impacts omptbhperty as a residential use. A
garage in New England and adequate green spaoetfiwor activities are customary to
a home. The house being located on a small pameki,11.5’ from the traveled way,
establishes a reality for the property which carethanged, but must be considered
going forward.

In reviewing the application as an area variangeest the Board made the following
findings:

) The granting of the variance will not be conyrém the public interest, a
residential use and its associated accessory trsesifises are customary for the
neighborhood.

1)) B. i The relatively small size and triangukdrape of the lot, the widths of the
public road right of way in concert with the exigfidevelopment on the land results in a
unnecessary hardship and interferes with reasongbklef the property.

B.ii In the particular case the proposed use drage, if achieved in some other
location on the land leads to adverse impacts {iomality and loss of continuous green
space) for the small property that in the viewhaf board out way the benefit of coming
marginally closer to conformance.

ll)  The zoning ordinance recognizes that nopatiperties that existed before land
use regulations were adopted are able to confotimetgalled out standards. In this
particular case, the Zoning Board heard no testyntbat the granting of the relief would
have any adverse impacts on the neighborhood.ohvines road agent has reviewed the
application and does not object to the proposedtioic.

IV)  The granting of the variance allows the owtter full customary enjoyment of
their property (substantial justice). The develophwd the garage does not diminish the
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property’s ability to meet the necessities of ad@stial property. By example, the
property is served by public water and sewer tloeectias no need for private fresh or
waste water systems.

V) The subject property is similar to other prdfrin the neighborhood and the
addition of a garage is in keeping with the suraings. No testimony was received that
suggests the garage will diminish the value of talbgipproperties.

VI)  The garage will be no closer to Camp Road ttenexisting 95 year old
residence and in this manner represents a formrofiral relief that is reasonable.

Having made the above findings a motion to apptbeeapplication for the variance was

made, seconded and voted in the affirmative. Tipeayal was conditioned on the new
garage coming no closer to the travelled way of €&uoad than 11.5'.

There being no other business the meeting adjowan&dtSpm.

Submitted

Stephen Halleran Richard Colburn
ZBA Chairman



O~NO O WNBE

MINUTES OF THE ZONING BOARD OF ADJUSTMENT
JULY 11TH 2016
MERIDEN TOWN HALL

Zoning Board
Members Present: Richard Colburn, Chairman Tedrhan
Scott MacLeay Brad Atwater

The meeting opened at 7pm. The Juni& hutes were approved as amended.

Case 2016-04 Patricia Murray: Chairman Colburn opened the hearing by readingtiséed
notice. The application is for special exceptiod #pproved Solar Energy System to allow for
the construction of 4Kw ground mounted solar (teadkpe) array on a five acre property
located at #37 Sugar Hill Road. The property isted in the Village Residential (VR) zoning
district. Owner Patricia Murray explained that tireund mounted option allows her to maximize
the benefit from solar. Her house roof is not idealsolar. The roof has some age and includes
sky lights. The single array is proposed to be 2@and will be 4’ off the ground with a
maximum height of no more than 16’. Some treesheilremoved, but there are no plans to clear
cut the five acre lot. Board members reviewedah@ication materials and with the additions of
a letter from Eversource accepting the power ihéogrid and a google earth image from Chris
Rollins, the application was found to be adequatmdve forward. Abutter Chris Rollins noted
that he supports the application. He is able ¢otlse Murray house through the trees during fall
and winter and he would appreciate the maintenahaesegetative buffer along the common
boundary lines. There being no one else wishirgpeak the hearing was closed and the board
moved into their deliberations. The board reviewedapplication against both the general
criteria for all special exceptions and the spedifiteria for special exception #24 Approved
Solar Energy System. As part of this detailed newige board made the following findings:

1)The lot is relatively large for the Village Residial Zone (5 mostly wooded acres). The
installation is unlikely to be visible from the gigbroad.

2)While some clearing of trees is part of the pegbothis is not expected to have a significant
effect on neighbors.

A motion to approve the application subject tofthllowing condition was made, seconded, and
voted unanimously in the affirmative.

Approval condition:

1. A vegetative buffer suitable to maintain a visuakgn from the array be maintained
along the property side and rear lines. This budfex minimum will be equal to the yard
set back dimension (15’ side and rear).

There being no other business the meeting adjowan8d.0Om
Submitted

Stephen Halleran Richard Colburn
ZBA Chairman
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MINUTES OF THE ZONING BOARD OF ADJUSTMENT
DECEMBER 12™ 2016
MERIDEN TOWN HALL

Zoning Board
Members Present: Richard Colburn, Chairman Tedrian
Scott MacLeay Brad Atwater

The meeting opened at 7pm. This being the firstimgsince July, the July fIminutes were
approved as amended.

Case 16-05 Pricilla Wheedler Olde Village Haunt: Chairman Colburn opened the hearing by
reading the posted notice. The application is aesgjto modify the decision for case 14-02
(established the restaurant use) to expand thes lobwperation to include seven days per week
11:30am to 8:00pm. Currently, the restaurant endpriday-Saturday 12pm to 8pm and Sundays
8am to 1pm. Owner Pricilla Wheeler explained thathours is the only change that is proposed.
The change is intended to give them the flexibilityry other things, like being open Thursday
night, without violating their approval. Board meenb found the application to be sufficient to
move forward, opening the public hearing.

Direct abutters Ronald Bailey and Paul and Erire¥atll expressed support for the change. Ron
Bailey noted that the fencing and screening hasmaagignificant difference them and hence
they have no objection to the expansion of hours.

Others from the community also spoke in favor &f thange, noting that, in their view, having
some businesses in the village has been a verjygodevelopment.

There being no one else wishing to speak, Chai@wburn closed the public hearing and the
board moved forward with deliberations. The baaetle the following finds:

Testimony from abutters was favorable to the change
Except for the specific hours of operation, thevimes application approved for case 14-02
remains unchanged.

Moynihan moved that the requested hours of operatiodification be approved. The motion
was seconded and voted in the affirmative.

The meeting adjourned at 7:30pm.
Submitted

Stephen Halleran Richard Colburn
ZBA Chairman



