
Town of Stafford 
Zoning Board of Appeals 
Special Meeting 
Community Center - 3 Buckley Highway 
Stafford Springs, CT 06076 
October 14, 2021 - 7:00 p.m. 

Members Present: Judith Mordasky, Chair 
Arlene A very 
Dennis Kaba 
Janene Berriault 
Rich Longmore 

Also Present: David Perkins, ZEO 
Michelle Pisciotta, applicant 
Donald Hillebrecht (for applicant Michelle Pisciotta) 
Public 

Public Hearings/Continued Public Hearings 

1. Call to Order 
2. Establish a Quorum 
3. Public Hearings 

1. Call to Order 
Judith Mordasky, Chair, opened the public hearing at 7:00 P.M. 

2. Establish a Quorum 
Judith Mordasky established a quorum with Judith Mordasky, Chair; Arelene Avery, Dennis 
Kaba, Janene Berriault, and Rich Longmore. 

3. Public Hearing 

Variance Application: 
Applicant: Michelle Pisciotta, 233 East Street, Stafford Springs, CT 06076. 
Owner: Michelle Pisciotta, 233 East Street, Stafford Springs, CT 06076 
Location: 92 Wales Road, Stafford, CT -Map: 17, Lot: 33, Zone: AA 

Dennis Kaba read the legal notice. Judith Mordasky explained the public hearing process. 

Michelle Pisciotta of 233 East Street said she would like to replace her cottage at 92 Wales Road. 
It is very old, below the road level and below the lake level. As a result, it floods regularly. There 
is a mold issue there and it is beyond repair. It has an old foundation. They would like to start all 
over from scratch and add a half of a second floor. They plan to keep the original footprint of the 
house. The house is presently about 850 square feet and when adding a half of a second floor, as 
requested, it will be about 1140 square feet. The house currently has two bedrooms, but the new 
configuration will allow them to have a bedroom on each floor instead. 
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Donald Hillebrecht of 193 Leonard Road also attended the public hearing. If the variance is 
approved, he will be building the new house. He said they will do an as-built. He said the new, 
proposed deck will be smaller than the existing one, but half of it will be screened in. He provided 
pictures for the record showing the poor condition of the existing structure. 

The public was welcomed to provide input. Nancy Ravetto of 119 Coburn Road said she was 
familiar with Michelle Pisciotta's cottage and she spoke in favor of granting the variance. She 
said it is always good when a property owner on the lake wants to make needed repairs as it is 
good for them and everyone in the lake community. 

Bernadette Polidoro of 17 A Lake Shore Boulevard also spoke in favor of granting the variance. 
She seconded Nancy Ravetto's statement. 

No one spoke in opposition of approving the variance. There was no written correspondence 
received. 

Judith Mordasky asked if the new driveway would be the same as the old one. Michelle Pisciotta 
said she hoped to get a little extra space in. Donald Hillebrecht said it would be a little deeper off 
the road. Judith Mordasky also asked if the existing deck is closer to the lake than the proposed 
one. Donald Hillebrecht said it is, by about two feet. 

Judith Mordasky explained the deliberation, decision and appeals process. 

Joyce Arthur of 41 Lake Shore Boulevard said she knew there would be a public hearing tonight 
and noted she had provided a copy of a statement on one of the other two public hearing items 
being discussed this evening. She said it should have been in Board members' packets for last 
month's meeting. Judith Mordasky said she read it and although the other two public hearings 
were closed, her statement will be considered in deliberations. 

Joyce Arthur also said she could not hear what people were saying during a portion of the 
discussion at the last meeting. Judith Mordasky said she will make sure that everyone speaks up 
better this evening. David Perkins noted that she could also listen to the recording of the meeting 
and read the corresponding minutes. Joyce Arthur started to ask about certified information that 
was briefly discussed at the last meeting. David Perkins noted that these questions are not 
germane to this particular public hearing. 

Rich Longmore made a motion to close the public hearing, seconded by Arlene Avery. All were 
in favor. Motion carried. 

Special Meeting 
The same quorum as existed in the public hearing was established for the Special Meeting. 

1. Approval of September 9, 2021 meeting minutes. 
2. Review public hearing items and discuss possible decisions 

a. 359 East Street 
b. 118 Lake Shore Boulevard 
c. 92 Wales Road 

3. Adjournment 
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1. Approval of September 9, 2021 meeting minutes 
The Board reviewed the minutes. Dennis Kaba made a motion to accept the September 9, 
2021 meeting minutes as written, seconded by Janene Berriault. All were in favor. Motion 
carried. 

2. Review public hearing items and discuss possible decisions. 
In the interest of time, Rich Longmore made a motion to move the discussion of the 
application for 92 Wales Road up in order to be heard first, seconded by Arlene Avery. All 
were in favor. Motion carried. 

a. 92 Wales Road 
Judith Mordasky said she felt that because the applicant will be using the same footprint, 
she saw no reason not to approve the variance request. All agreed the pictures 
demonstrated the need to replace the house. 

Dennis Kaba made a motion, seconded by Janene Berriault, to approve the variance 
application of Michelle Pisciotta to reduce the setback to 4.2 feet for an addition of a 
second story where 40 feet is required. The existing setback is 4.2 feet. Also, to reduce 
the rear setback to 11.2 feet for the addition of a deck and screened porch where 35 feet is 
required. The existing setback is 11 feet. This is a small lot with a small house and the 
hardship is due to the deteriorated condition of the home-the footprint of the home will 
remain the same as the existing footprint. All were in favor. Motion carried. 

b. 359 East Street 
The Board discussed the variance application and materials presented during the public 
hearing. 

Arlene A very said what stood out to her was how much usable land there is available on 
this property. She noted that 359 East Street has only 734 square feet of usable lot area. 
This is very small, even for the small cottages that exist on the lake. She referred to 
Oswiany v. Fairfield ZBA from 2010 where the holding on the case was a practical 
confiscation argument. She referenced also Hoffer v. ZBA, Oxford where the holding 
said the plaintiff failed to establish hardship when the property had value. 

Arlene Avery said the applicant did not make a sufficient argument for practical 
confiscation as this property can be used for a variety of purposes, such as passive 
recreation or sustainable agriculture. She said, for example, it could be used to grow 
mushrooms or for bee keeping. She said the land has value just as it is. Rich Longmore 
agreed with her assessment. 

The Board reviewed the list of items needed to find in favor of the application. Arlene 
A very noted that the steep slopes on the property are not unique only to that property, 
that there are many steep slopes in Stafford as that is the nature of the town. Dennis Kaba 
agreed that the lot has extremely steep slopes. 

Arlene Avery made a motion to deny the variance requests to Sections 4.9 and 3.11 at 
359 East Street, Stafford, CT - Map: 31, Lot: 20.1, Zone: AA, seconded by Rich 
Longmore, due to there being more appropriate and viable uses for the land and that 
denying it would therefore not be a practical confiscation, and that the requirements for a 
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c. 

variance have not been established. A vote was taken on the motion and all board 
members were in favor of the denial. The variance application was denied. 

118 Lake Shore Boulevard 
Judith Mordask:y said her major concern about this property is the slope of the property 
and the degree of the slope. Stafford's Zoning Regulation 3.11 states the need to protect 
slopes in its comprehensive plan. Slopes protect the watershed and the people who live 
there and this is a health and safety issue. This is a very narrow road. 

Rich Longmore said he felt the Board should deny this application on the same basis as 
the denial for the 359 East Street application. Arlene Avery agreed. She referenced 
Oswiany v. Fairfield ZBA saying there are other viable uses for the property including 
passive recreation, sustainable agriculture, beekeeping, and camping among others. She 
said the land is inherently valuable just as it is. She also noted that no soil studies or 
testing had been done by the applicant, which was a red flag for her. 

Judith Mordasky reiterated that the town's comprehensive plan protects slopes and the 
conditions of the property must be unique and peculiar to the lot. However, this is not the 
case as this condition exists all over town and along Lake Shore Boulevard. Dennis Kaba 
agreed. 

Arlene Avery made a motion to deny the variance requests to Sections 4.9 and 3.11 at 
118 Lake Shore Boulevard, Stafford, CT; Map: 17, Lot: 46, Zone: AA, seconded by 
Dennis Kaba due to there being other viable uses for the property and that the variance 
request does not support the town's comprehensive plan. A vote was taken on the motion 
and all board members were in favor of the denial. The variance application was denied. 

3. Adjournment 
Dennis Kaba made a motion to adjourn, seconded by Janene Berriault. All were in favor. The 
October 14, 2021 meeting of the Stafford Zoning Board of Appeals was adjourned at 
7:40 PM. 

Respectfully submitted, 
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Annie Gentile 
Recording Secretary 
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