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TOWN OF GRANBY

ZONING BOARD OF APPEALS

MINUTES

May 17, 2016
Present:
Wayne Chapple, Suzanne Yucha, Ann Crimmins, William Percival, and Robert Lindeyer (arrived at 7:32 p.m.)
Chairman Wayne Chapple convened the meeting at 7:30 p.m. and introduced the Board members. William Percival read the Legal Notice, which was published on May 6, 2016 and May 13, 2016 in the Connecticut Section of the Hartford Courant.  
REGULAR MINUTES

ON A MOTION by A. Crimmins, seconded by W. Percival, the Board voted 3-0-1 to approve the minutes of the regular meeting of April 19, 2016 as presented.  S. Yucha abstained. 

Chairman Chapple explained the procedure of the meeting and noted to those in attendance that decisions would generally be mailed to the applicant within ten days.  Approval, when granted, shall be null and void if not filed within 90 days of the approval date. 

PUBLIC HEARING

The hearing on the appeal by Pam and Rick Stevens seeking a variance to allow residential dwellings, which are separated from the primary residential building, as outlined and prohibited in Section 2.4 of the Zoning Regulations, for property located at 31 Wells Road.  The application, which seeks approval of two existing apartments currently located within an accessory building, opened at 7:33 p.m.

Pam and Rick Stevens, 31 Wells Road, appeared before the Board.  They explained they are preparing to sell their property and recently learned that the two apartments in the barn are not noted on any town records.  They stated that the apartments were there when they purchased the property in 2002, with one of the apartments being occupied at that time.  Recently, they tried to obtain a building permit for renovations to the apartments, only to find there is no record of apartments at this location.  Presently one apartment is being occupied by a farmhand.  Chairman Chapple read three letters provided by the Stevens’.  One letter from Brian Loiseau stated he lived there from 1991-2001.  Another letter is from Allison Forsyth who stated she lived in the first floor apartment from 1991-1995 and was a farmhand who worked in lieu of paying rent.  The third letter is from Nancy Osowiecki who currently lives in the upstairs studio apartment.  When asked, the Stevens’ stated these apartments have their own well, septic system and heating system, separate from the house.  Chairman Chapple asked if in an effort to gain information they had spoken with the Historical Society or neighbors to try and determine how long ago these apartments had people living in them.  The Stevens’ replied they had not, noting that most of the neighbors are relatively new and didn’t live there when the previous owners did.  Mr. Stevens noted there is knob and tube electrical wiring in the apartment, showing the building was built a long time ago.  Records aren’t available to show when the barn was built.  The Stevens’ were asked if they paid taxes on these apartments, but no clear answer was provided.  Ms. Stevens stated the Granby Assessor has been to the property and the building footprint has remained the same for many years.  The Board suggested the Stevens research old deeds to see if there is any reference to the barn or apartments.  They also suggested Carol Laun, at the Salmon Brook Historical Society, might be a good source for some history on the property.  The Stevens stated the garage was built in the 1960’s.  Chairman Chapple asked those in attendance if anyone had information on the apartments on this property prior to 1950.  No one did. 

Public comment: Robert Bystrowski, 30 Wells Road spoke in opposition of allowing apartments at 31 Wells Road.  He provided handouts to the Board members and to the Stevens’ that included maps and a packet of pages of information (exhibits), which he went on to review.  He stated he feels a variance, which would effectively change zoning in the area from single family to multi family is not appropriate.  He said this option isn’t necessarily available to other residents.  He cited pages from the Plan of Conservation and Development dated 4-12-15.  He feels if this variance is approved it would set precedence for similar applications.  He feels it would be more appropriate for the applicant to go before the Planning and Zoning Commission asking for a farmhand residential permit.  He referred to and spoke about a ZBA action as outlined in the Minutes from November 2014.  The minutes reflect that a similar application, for property on Moosehorn Road, was denied by the Board.  Mr. Bystrowski stated that he had done some research too and can’t find evidence that these apartments existed in the 1950’s.  He referenced files in the Building Department describing the building in question as a stable in 1963, further stating that one can assume there were not apartments in the stable.  Mr. Bystrowski identified a 1981 survey that Henry Cotton did identifying the building in question as a barn, with no mention of apartments.  He further noted that street cards in the Assessor’s office aren’t kept for a long period of time, but provided a copy of a card from 1987 with no reference to apartments.  He believes that the letter presented for the file from a current tenant shows a zoning violation, as the apartment is not permitted under the Zoning Regulations.     

Anna Sogliuzzo, the proposed real estate listing agent for the Stevens, spoke stating the town’s Plan of Conservation and Development strongly encourages agriculture in Granby and it takes many people to run a horse farm.  She went on to state most people don’t’ realize they may not be in compliance of building codes, as in this case it has come to light because of a decision to sell  the property.  

The applicants would like to review the material provided by Mr. Bystrowski and do more research on the property.  They asked that this matter be tabled to another meeting and the public hearing be continued.  

On a MOTION by W. Chapple, seconded by A. Crimmins the Board voted unanimously (5-0-0) to continue the public hearing in regards to this appeal to the June meeting.  

ON A MOTION by A. Crimmins, seconded by R. Lindeyer the Board voted unanimously (5-0-0) to adjourn the meeting at 8:12 p.m.
Respectfully submitted,

Susan Christian

Recording Secretary

