
Town of Stafford 
Zoning Board of Appeals 
Regular Meeting 
Veterans Meeting Room 
Warren Memorial Town Hall 
December 8, 2022- 7:00 p.m. 

Members Present: 

Also Present: 

Dennis Kaba, Chair 
Aaron Hoffman 
Danele Rhoads 
Janene Berriault 
James Greene, alternate 

David Perkins, ZEO 
Amy Zimmerman & Tom Connors, applicants 
Thomas Soucy, general contractor 
Elaine Smith, applicant 
Public 

Public Hearings: 

Variance Request: 
Applicant: Amy Zimmerman & Tom Connors, 237 Upper Road, Apt. B, Stafford, CT 
Owner: Amy Zimmerman & Tom Connors, 35 Diamond Ledge Road, Stafford, CT 
Location: 6 Parrow Drive, Stafford, CT- Map: 14, Lot: 62B5, Zone: AAA 

Variance of side line setbacks from 30' required to 21.6' to build a new home. 

Dennis Kaba, Chair, opened the public hearing, establishing a quorum with Dennis Kaba, Chair; Janene 
Berriault, Aaron Hoffman, Danele Rhoads and seating alternate member James Greene for Arlene Avery. 
Dennis Kaba read the legal notice. 

Applicant Tom Connors provided receipts of mailings to abutters. He explained that they are asking for a 
variance of the side line setback of about 8 feet. A mistake was made when the contractor poured the 
foundation. The as-built surveyor discovered the error after the foundation floor was poured and 
backfilled. As a result, work on the project was stopped. 

Thomas Soucy, the general contractor on the project, said a portion of the foundation and where the porch 
would be falls into the setback area. 

James Greene asked if it would be possible to push things back and lay a new foundation. Thomas Soucy 
said they would have to redo the foundation. David Perkins said the property at 6 Parrow Road is a fairly 
large lot, and you can see in the original plan that the house was to be set further east. He said the North 
Central Health District requires that a surveyor stake out the house, but that was not done. 

The public hearing was opened to public comment. Lorraine Rubacha, the neighbor at 8 Parrow Drive, 
said when work began, a group of workers were moving boulders and she told them then there were 
stakes in the yard and they were working really close to the line. She said she told them they should be 
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careful because there could end up being a property issue. She said they didn't draw strings so they 
couldn't have known where the property line was in comparison to the house. She said there were two 
different surveyors. 

David Perkins said the original surveyor located the house where it should go. David Perkins said he sent 
them a list of the things that needed to be done in order to get a Certificate of Occupancy, and one of 
those things was to do an as-built survey. He said the health code requires that it be staked out. 

Lorraine Rubacha said she wasn't happy with what happened and blamed the general contractor saying 
she never saw him on site. However, she said she was okay with the foundation staying where it is 
presently so long as the applicants put up some arborvitaes between their properties. She said she did not 
want them to have to incur the expense of ripping up and re-pouring the foundation. 

David Perkins said the ZBA would need to hear a hardship in order to grant a varaince and building in the 
wrong place is not considered a hardship because it is self-imposed. Danele Rhoads said she sees the 
hardship as the delay in work-with the winter months upon them-as well as the financial cost to the 
applicants. David Perkins said under ZBA regulations self-imposed hardships and financial hardships 
cannot be considered. There was also the question as to whether the ZBA would be setting a precedent if 
they approved the variance without a legitimate hardship. 

Danele Rhoads asked if they had any discretion on the matter. David Perkins said they can approve the 
variance if they choose, but it would not stand up in court. Aaron Hoffman said he would be willing to 
allow it because the only neighbor who would be impacted has said she was okay with it-if the agreed 
upon arborvitaes were planted. 

David Perkins said they could close the Public Hearing and discuss it in deliberations and, if need be, 
hold off on making a decision for another month to their next meeting. Danele Rhoads said she would not 
want to kick things down the road and further delay the project. She said she wants builders to do things 
right but she also wants Stafford to be known as a friendly tow that welcomes people to move here. 

David Perkins ran through examples of typical hardships. 

Applicant Amy Zimmerman of 237 Upper Road said they are in the woodline far from Lorraine 
Rubacha's house. It's just the porch that is in the setback. She said the location of the house, though the 
foundation was incorrectly poured, would not be bothering anyone. 

The ZBA discussed eliminating the 8-foot wide porch. Thomas Soucy said, however, that this was not a 
possibility as the supports for the porch also support the upper structure of the home. There were no other 
questions or comments from the public. 

Aaron Hoffman made a motion, seconded by James Green to close the public hearing for 6 Parrow Drive. 
All were in favor. Motion carried. 

Variance Request: 
Applicant: Elaine Smith, 115 Lake Shore Blvd., Stafford, CT 
Owner: Elaine Smith, 115 Lake Shore Blvd, Stafford, CT 
Location: 115 Lake Shore Blvd, Stafford, CT -Map: 7, Lot: 58, Zone AA 

Variance of side line setbacks/ram 20' required to be 8' north and 9' south and rear (lake) setback/ram 
5 0' to O' to build deck and stairs. 
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Dennis Kaba opened the public hearing for 115 Lake Shore Blvd. David Perkins read the variance 
request. 

Applicant Elaine Smith provided receipts of mailings to abutters. She said she did not know about the 
required setbacks and should have done her due diligence, but with the narrow lots at the lake and 20 foot 
side line setbacks, it would be difficult to build anything on the lot. She said her neighbors on either side 
did not have any objection to her plans, and the deck and stairs would not block anyone's view. She noted 
it is a steep slope down to the lake from her property. She said she hoped the addition would improve the 
aesthetics of the property. 

David Perkins explained that Elaine Smith had hired someone and they built the deck, but it was found 
they did not take out a permit and it was built without a proper foundation and structural supports. The 
deck was built in the setback and the builder was told to stop work. 

Elaine Smith said she originally planned to have a set of stairs built to get down to the lake and the 
builder said he had things all approved with the town. She later ended up having to get a new builder who 
told her he could do a bigger deck. She said he told her he didn't need to go back to the town. He told her, 
however, that if she gets the variance she needs, he will bring the work up to code. 

Aaron Hoffman asked if a builder could bring it to code. David Perkins said it could be done, and if it 
isn't done to code, it would need to be redone. David Perkins said, however, that there are no other homes 
in the area with a 0 foot setback from the lake, and he has not seen anything closer than about 15 feet. He 
said the ZBA could possibly approve the upper deck but not the lower deck. James Greene suggested the 
stairs from the upper deck could go down to a dock rather than a deck. Aaron Hoffman said this might be 
a good compromise and it could essentially serve the same purpose depending on how wide the dock is 
built. James Greene reminded the Board that any variance granted would stay with the property. 

Elaine Smith said she would be open to just having the one deck and then stairs down to the lake. 

There were no questions or comments from the public. Aaron Hoffman made a motion to close the public 
hearing, seconded by Janene Berriault. All were in favor. Motion carried. 

Regular Meeting 

1. Determination of Quorum. 
2. Approval of 10/13/22 Meeting Minutes 
3. Public Hearing Deliberations 
4. Set Meeting Schedule 2023 
5. Adjournment 

1. Determination of Quorum 
Dennis Kaba opened the regular meeting at 7:33 p.m. keeping the same quorum established for 
the public hearings. 

2. Approval of 10/13/22 Meeting Minutes 
Aaron Hoffman made a motion to approve the 10/13/22 meeting minutes as written, seconded by 
Danele Rhoads. All were in favor. Motion carried. 
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3. Public Hearing Deliberations 

Variance Request: 
Applicant: Elaine Smith, 115 Lake Shore Blvd., Stafford, CT 
Owner: Elaine Smith, 115 Lake Shore Blvd., Stafford, CT 
Location: 115 Lake Shore Blvd, Stafford, CT- Map: 7, Lot: 58, Zone: AA 

Aaron Hoffman said he would want to keep people building right to the lake and so eliminating 
the lower deck as shown on the drawing provided and creating stairs to a dock is a good 
compromise. There was general agreement by the rest of the Board. 

James Greene made a motion, seconded by Janene Berriault, to approve the variance of side line 
setbacks from 20' required to 8' north and 9' south at 115 Lake Shore Blvd, Stafford, CT, Map: 
7, Lot: 58, Zone: AA, but to deny the variance request for a rear (lake) setback from 50' to 0'. 
This decision would allow for the first landing as proposed in the drawing dated November 15, 
2022, and to allow for stairs to continue past the first landing and down in the same line as 
currently shown in the same drawing. All were in favor. Motion carried. 

Variance Request: 
Applicant: Amy Zimmerman & Tom Connors, 237 Upper Road, Apt B, Stafford, CT 
Owner: Amy Zimmerman & Tom Connors, 35 Diamond Ledge Road, Stafford, CT 
Location: 6 Parrow Drive, Stafford, CT- Map: 14, Lot: 62B5, Zone: AAA 

The ZBA discussed the request. James Greene said he felt it was an awful situation and as a 
Board, they need to balance the existence of the poured foundation with the significant mistake 
made. He said there is a process they have to follow in order to approve variances and the burden 
in this case has not been met. Unfortunately, they cannot consider the two suggested hardships-a 
self-imposed hardship and financial considerations. He said he did not know how they could 
overcome that. Dennis Kaba said he agreed with James Greene. He said the problem could have 
been avoided. 

Aaron Hoffman disagreed. He said the applicant did not self-impose the hardship, the builder did. 
He said ZBA members are elected to be a human face for their zoning guidelines. He was in favor 
of granting the variance. Danele Rhoads said she also was in favor of moving forward. She said 
this is a resident asking for a variance, not a company, and the error was not their fault. 

Aaron Hoffman made a motion to approve the request for a variance of the side line setbacks 
from 30' required to 21.6' at 6 Parrow Drive, Stafford, CT - Map: 14, Lot: 62B5, Zone: AAA, 
the hardship being the measurement error made by the builder. A vote was taken on the motion. 
Aaron Hoffman, Danele Rhoads, and Janene Berriault voted in favor. James Greene and Dennis 
Kaba were opposed. Four affirmative votes were required, so the variance request was denied. 

James Greene asked what the options might be for the applicants. David Perkins said they had 
discussed what could be done with the Building Department, but the idea of eliminating the porch 
would not work. The applicants could appeal to Superior Court or restart the job. 
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4. Set Meeting Schedule 2023 
' Aaron Hoffman made a motion to continue their meetings for 2023 on the 2nd Thursdays of the 

month at 7:00 p.m. in the Veterans Meeting Room at Town Hall. The motion was seconded by 
James Greene. All were in favor. Motion carried. 

5. Adjournment 
Aaron Hoffman made a motion to adjourn, seconded by James Greene. All were in favor. Motion 
carried. The December 8, 2022 meeting of the Stafford Zoning Board of Appeals was adjourned 
at 7:47 p.m. 

Respectfully submitted, 

'j J __.;,-- ' 7 
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Annie Gentile 
Recording Secretary 
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