CITY OF NORWALK
ZONING BOARD OF APPEALS 
[bookmark: _GoBack]December 1, 2016 (approved January 5, 2017)


PRESENT:	Andrew Conroy, Chair; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell

STAFF:		Aline Rochefort, John Hayducky

OTHERS:	Atty Liz Suchy; Scott Tobin; Eric Rasmussen; Luis Monterroso; Ms. Scarpelli; Heike Monterroso; Glenn Iannaccone; Zahid Mir; Mr. Howard Raabe; Brian Rooney


I. CALL  TO ORDER

Mr. Conroy called the meeting to order at 7:30 p.m.

II. ROLL CALL

After Mr. Conroy called the meeting to order, he discussed the rules of the meeting. 

III. PUBLIC HEARINGS

A. 	16-1201-02 NTST Real Estate Management, LLC – Variance of front yard setback for existing single family residence for proposed subdivision in C Residence Zone. Property located at 56 Winfield Street.

Mr. Conroy opened the public hearing and Mr. Beggan read the legal memo into the record.

Atty Suchy began the presentation by handing in the certified mail, return receipt cards evidencing notice of the public hearing to the abutting neighbors. She also noted a correction to the setbacks which was read into the record. She then oriented the commissioners as to the location of the property on an aerial map. Mr. Conroy invited audience members to come closer if they could not fully see the presentation.  There were also photos of the property and surrounding area that she showed them. She gave the commissioners a background of the property and explained that it was over 100 years old. She then explained that the applicant had purchased the property to subdivide it and then build 2 family houses on each lot. It would comply with the C zone regulations.  The applicant would like to keep the existing house because it is historic. She explained the variance of the front setback so that the applicant would be able to subdivide and keep the house. She explained that the courts have ruled that the historical significance could be the hardship. The other options would be to move the house or demolish it, neither of which the applicant would like to do because of the history of it. She also discussed a memo written by Tod Bryant, President, Norwalk Preservation Trust. She also explained some changes to the structure that would return it to its original state. The applicant would still have to go to the Planning Commission for the subdivision. 

The commissioners then discussed the setback changes that the applicant was requesting. There was a discussion about whether the property was currently non-conforming which Atty Suchy did not think it was. There was a discussion of the historical significance of the house. 

Scott Tobin, the purchaser of the house, explained that he had thought about demolishing the house but realized that, for its age, it is in good condition.  He explained that he would make this house a 2 family residence and then build another 2 family residence on the lot. 

There was then some discussion about changes to the porch. Mr. Conroy suggested that the commission could condition the resolution to include that the porch be opened up again. 

Eric Rasmussen, 177 West Norwalk Road, spoke on behalf of Tod Bryant. He explained that not many houses are only one style. Most of the original house is intact. 

Luis Monterroso, 2 Villaway Road, did not think that the house should become a 2 family house nor did he think it had any historical significance. 

Ms. Scarpelli, 1 Villaway Road, spoke against the application. She explained that the house had several illegal apartments within. She also asked about the square footage of the additional 2 family house because she did not think there was enough room for it. She thought it would be too much for the property. 

Heike Monterroso, 2 Villaway Road, spoke against the application. She had concerns about the construction and drainage. She was also concerned about the number of people living in the area. 

There was a discussion about parking and flooding that had occurred on Villaway Road. The applicant stated he would remove the concrete parking pad on the property adjacent to the road and the parking would be off the long driveway. Mr. Conroy suggested that the commission could condition the resolution to include that the concrete pad be removed. 

Atty Suchy clarified that if the variance was granted and the subdivision application was approved, then there would be 2 lots with one, 2 family residence on each lot. She also said that she was not knowledgeable about the historical value of the house so that the applicant was relying on the Norwalk Preservation Trust to provide that information. She also noted that the lot would be subdivided whether the house would remain or not. Ms. Rochefort said there have been no complaints about the house or illegal apartments. There was a discussion about conditions that could be written into the resolution. The applicant planned to file an application to the Planning Commission in January. 

Mr. Conroy closed the public hearing. 

B. 	16-1201-01 Richard F. Passero Et Al/Party City- Variance to allow larger letters and excess wall signage in Business # 2 Zone. Property located at 500 Connecticut Ave. 

Mr. Conroy opened the public hearing and Mr. Beggan read the legal memo into the record.

 Brett Skervin, Site Enhancement Services, representing Party City, thanked the commissioners for allowing them to present and clarified that they had re-submitted plans several times. He confirmed that they had the latest draft. He explained that the current sign had their old logo and that the request would address visibility issues when on-site. He showed them pictures that were taken in the summer when the trees were in full bloom. This vegetation blocked their store. He also discussed the proposed sign versus what was currently there. There was a discussion of the floor area of the business. The goal of the larger sign was to make it easier for customers to find them once they were on the site. 

There was then a discussion of varying signs that could be used rather than have a sign with huge letters. There was also a discussion about Old Navy’s sign. Ms. Rochefort did not think there was a variance on their sign and that they had a sign that followed the regulations. There was a concern about setting a precedent for other stores that would want larger signs. 

Mr. Conroy closed the public hearing. 

C. 	16-1201-03 City of Norwalk/Norwalk Historical Commission - Variance of front yard setback for replacement porch to historical Gate House of Lockwood Mathews Mansion. AAA Residence Zone. Property located at 295 West Ave. 

Mr. Conroy opened the public hearing and Mr. Beggan read the legal memo into the record.

Glenn Iannaccone of the Norwalk Historical Society, began the presentation by handing in the certified mail, return receipt cards evidencing notice of the public hearing. He explained why they wanted to replace the porch which he said they were not sure when it was taken down. There is a slab there and it is hard to keep ice off of it in the winter. It would help prevent it from having ice on it and match the porch on the other side. He showed them historical photos as well as photos of the current site. There was a discussion as to whether restoring it would make it more difficult to get around. 

No one spoke in support or against the application. Mr. Conroy closed the public hearing. 


D. 	16-1201-04 Zahid Mir - Variance of story definition and number of stories for additions and renovations completed to an existing single family residence in A Residence Zone. Property located at 9 Burlington Court.

Mr. Conroy opened the public hearing and Mr. Beggan read the legal memo into the record.

Zahid Mir, the owner of the property, opened the presentation by introducing his architect, Howard Raabe, as well as handing in the certified mail, return receipt cards evidencing notice of the public hearing. 

Mr. Raabe explained that the contractor made a mistake and that it would be impossible to remove and replace. It would cause them to have to re-support the house, disconnect utilities, etc.  He discussed the variance would be 1 story in the front. He showed drawings of what was supposed to have been done and what was done. 

There was a discussion about the hardship being that the contractor made a mistake as well as how many stories it was now. There was also a discussion about how to fix it which Mr. Ross said could be $50,000 to $60,000. Mr. Mir said that the contractor has now walked away from the project. There was also a discussion about a possible lawsuit to be brought against the contractor. 

Brian Rooney, 10 Burlington Ct., was concerned about the drainage from this property. He was concerned that the house may sink as the previous house had the same issues. He was also concerned that Mr. Mir would be selling the house and there would still be a problem. He wanted the house to be good for the neighborhood. 

Mr. Mir claimed that he would be living in the house with his family. 

Mr. Conroy closed the public hearing. 

IV. 	BOARD ACTION ON: A – D

i.	16-1201-04 Zahid Mir - Variance of story definition and number of stories for additions and renovations completed to an existing single family residence in A Residence Zone. Property located at 9 Burlington Court.

MR. STRUBINGER MOVED: that the application for a variance be DENIED because the applicant has not demonstrated a sufficient hardship. 

Mr. Beggan seconded.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell voted in favor.
No one voted in opposition.
No one abstained. 
ii.	16-1201-03 City of Norwalk/Norwalk Historical Commission - Variance of front yard setback for replacement porch to historical Gate House of Lockwood Mathews Mansion. AAA Residence Zone. Property located at 295 West Ave. 

MR. BEGGAN MOVED:  that the application for a variance be APPROVED to restore the historical building to the original as well as for safety purposes. 

Mr. Conroy seconded.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell voted in favor.
No one voted in opposition.
No one abstained. 

iii.	16-1201-01 Richard F. Passero Et Al/Party City- Variance to allow larger letters and excess wall signage in Business # 2 Zone. Property located at 500 Connecticut Ave. 

MR. BEGGAN MOVED:  that the application for a variance be DENIED based on the fact that there is not enough square footage that would allow signage that large as well as the distance to the road and the applicant had not demonstrated a hardship unique to this store. 

Ms. Olguin seconded.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell voted in favor.
No one voted in opposition.
No one abstained. 

iv.	16-1201-02 NTST Real Estate Management, LLC – Variance of front yard setback for existing single family residence for proposed subdivision in C Residence Zone. Property located at 56 Winfield Street.

MR. CONROY MOVED:  that the application for a variance be APPROVED with the following conditions:

1. To open the existing closed porch on the Villaway Road side. There should only be a roof above it; no second story. 
2. To remove the concrete parking pad on the Villaway Road side. 
3. If the house is torn down, these conditions do not apply.

Ms. Campbell seconded.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell voted in favor.
No one voted in opposition.
No one abstained. 

IV. ANNUAL ELECTION
There was a discussion about the rules which suggested that the secretary is the vice chair and to clarify it and make it a rule.  Mr. Conroy said they could vote on this at the next meeting. 
 
MR. STRUBINGER MOVED to nominate Andrew Conroy, as Chairman. 

			Mr. Beggan seconded.
Taylor Strubinger; Joseph Beggan; Nadine Campbell voted in favor.
			No one voted in opposition.
No one abstained.  Mr. Conroy did not vote.

MR. STRUBINGER MOVED to nominate Joseph Beggan, as Secretary. 

			Ms. Campbell seconded.
Andrew Conroy; Taylor Strubinger; Nadine Campbell voted in favor.
			No one voted in opposition.
No one abstained.  Mr. Beggan did not vote.

V. ACTION ON HEARING MINUTES – October 6, 2016
MR. STRUBINGER MOVED:  that the minutes be accepted as presented.  


Joseph Beggan seconded.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan voted in favor.
No one voted in opposition.
Juanita Olguin and Ms. Campbell abstained. 


VII. 	ADJOURNMENT

Mr. Strubinger made a motion to adjourn.  
Andrew Conroy; Taylor Strubinger; Joseph Beggan; Juanita Olguin; Nadine Campbell voted in favor.
No one voted in opposition.
No one abstained. 


The meeting was adjourned at 9:13 p.m. 

Respectfully submitted,


Diana Palmentiero
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