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      TOWN OF WESTBROOK 
                             ZONING BOARD OF APPEALS 

           866 BOSTON POST ROAD 

          WESTBROOK, CONNECTICUT 06498 

        (860) 399-3046  Fax (860) 399-2084 

 

Westbrook Zoning Board of Appeals Public Hearing and Regular Meeting Minutes 

Wednesday, October 28, 2015 7:30 p.m. 

Mulvey Municipal Center – Multi-Media Room 

866 Boston Post Road 

 

The Westbrook Zoning Board of Appeals met on Wednesday, October 28, 2015 in the Multi-Media Room of 

the Mulvey Municipal Center located at 866 Boston Post Road. Legal notice of the Public Hearing was 

published in the Hartford Courant on 15 October 2015 and 21 October 2015. 

 

Members Present 

Chairman Bonnie Hall, Vincent Neri, Eve Barakos, Mark Damiani, Alternate Nick Alaimo 

 

Town Hall Staff present: Zoning Enforcement Officer Nancy Rudek. Recording Clerk Kathleen King was also 

present. 

 

Call to Order 

Chairman Bonnie Hall called the regular meeting to order at 7:30 p.m. B. Hall read the procedures to be 

followed at the Public Hearing into the record. 

 

No. 15-014 Wrang – Appeal of Bill and Heidi Wrang, applicants/owners. Property located at 45 Sagamore 

Terrace South. Identified on Assessor’s Map 193 as Parcel 146. HDR Zone. Variance requested from Zoning 

Regulations Section No. 4.33.06(b) side yard setback to allow 1.0’ where 10’ required. Section No. 4.33.06(c) 

rear yard setback to allow 21.5’ where 35’ required, and Section No. 4.33.05 maximum coverage to allow 

25.8% where 25% maximum allowed, for relocation of existing shed. CAM exempt. Public Hearing continued 

from 9/23/2015. 

 

Alternate Nick Alaimo was seated for this application. Regular Member E. Barakos recused herself because she 

is a member of the Sagamore Terrace Association which presents a conflict. B. Hall explained that because only 

four ZBA Members were present to hear this application, the vote would need to be unanimous for approval. 

Bill Wrang chose to go forward with presenting his application.  

 

Board Members asked for a new copy of the survey at the 9/23/15 Public Hearing with the footprint of the 

existing house, the exact location of the property dimensions, the septic system, the buried propane tank and the 

proposed location of the shed. The applicant provided this.  

 

The existing shed is a pre-existing, non-conforming shed from 1966. The applicant said he was required to 

move the shed from the east to the west side. This improves the non-conformity. The shed will be 2’ from the 

side yard. The rear yard setback will be 21 ½’. Copies of 8 photos were distributed of the applicant’s shed and 

neighboring sheds within the Sagamore Terrace neighborhood showing that the shed is consistent with other 

sheds in the neighborhood. The applicant brought a copy of the land deed from 1925, the original grant of the 

property. At that time, there was no seawall on the property. 
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There is a strip of land which is 755 s.f. attached to the applicant’s property. When this strip of land is added to 

the survey, it brings the overall coverage down below the 25% maximum, and the acreage would match what is 

on the Assessor’s tax records.  This strip of land that is south of the property line is part of the lot. The Assessor 

card shows that the land currently has no owner. That is why this land is not included in the current survey.  

 

The applicant’s hardship is that he and his wife are year round residents who are in need of storage for their 

lawn and home equipment such as lawn mower, power washer, etc. The shed can’t be moved to a different 

location due to setbacks and the location of the underground propane tank. 

 

Ted Budney, 29 Sagamore Terrace South, spoke in favor of the application. 

 

Board Members received a letter dated 9/22/2015 from Richard Shea, 49 Sagamore Terrace South, in favor of 

the application. 

 

George Gonsalves, 39 Sagamore Terrace South, spoke in opposition of the application. He is an abutting 

property owner. He stated that the previous owner put the pre-built, pre-existing shed on the property at 45 

Sagamore Terrace South without proper permits. 

 

B. Wrang said there is no stormwater runoff from the south. Everything is running into a catch basin, 

underground. The original plans that were filed with the Town of Westbrook showed a Bilco door on the west 

side of the property. He said the existing shed was approved in 1966.  

 

Joe Wren, P.E. stated that the lot is an existing non-conforming lot. Historically there was a shed on the 

property on the East side. Now it is being proposed that the shed be moved to the west side. There is a 2 car 

garage on the adjacent property to the west. The fence is on the property line. The proposed shed is further from 

the setback than the original shed was. B. Wrang spoke with the Assessor about the strip of land of 755 s.f. If 

this is added to the total acreage, the coverage amount would be less than 25%.  

 

ZBA Members asked why the shed cannot be moved to the east side. J. Wren explained that it is because of the 

location of the propane tank. There are standard separation distances from propane tanks.  

 

The Public Hearing was closed at 8:15 p.m. 

 

No. 15-015 Levine – Appeal of Eric and Brunilda Levine, owners/applicants. Property located at 36 Sunrise 

Road. Identified on Assessor’s Map 196 as Parcel 014. HDR Zone. Variance requested from Zoning 

Regulations Section No. 4.33.06(b) side yard setback to allow 2’ where 10’ required, and Section No. 

4.33.06(c) rear yard setback to allow 2’ where 10’ required for 8’ x 10’ shed. CAM exempt. 

 

E. Barakos re-entered the meeting. Alternate N. Alaimo was seated for this application. Eric and Brunilda 

Levine were both present. E. Levine presented. He stated that he wanted to put up an 8’ x 10’ shed. He is 

requesting a variance for the setback from the required 10’ to 2’ because of the location of the septic tank. He 

said he has a full size basement, but the oil tank is in the basement, so he would like more room for storage. The 

shed would be anchored on the asphalt driveway.  

 

The applicant explained that his hardship is that if he adhered to the 10’ setback requirement, his shed would be 

over the septic tank or the leeching field.  

 

No one from the audience spoke either in favor of or in opposition to the application. There was no 

correspondence received for or against the application. 
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The Public Hearing was closed at 8: 23 p.m. 

 

No. 15-016 Monroe – Appeal of Glenn Monroe, owner/applicant; Robert L. Doane, P.E., L.S., agent. Property 

located at 976 Boston Post Road. Identified on Assessor’s Map 176 as Parcel 039. MDR Zone. Variance 

requested from Zoning Regulations Section No. 4.23.06(a) front yard setback to allow 12.7’ where 25’ required, 

Section No. 8.03.02 rear lot area to allow 23,474 sq. ft. where 32,670 sq. ft. required, Section No. 10.04 

landscaping of parking areas to allow 0’ where 5’ required, and Section No. 8.03.03 access way to allow 25’ 

ROW where 25’ fee owned access way required, to divide existing lot with 2 dwellings into two lots with one 

dwelling per lot. CAM required. 

 

Robert Doane, P.E. presented for the applicant. Alternate N. Alaimo was seated for this application.  

 

R. Doane explained that the Monroes would like to live in the 2-bedroom house and sell the Westbrook Inn 

which would require a subdivision of the land into two lots. The front lot created would be a half acre. It meets 

coverage and setback requirements. The second lot is .54 acres, slightly under the .75 acres required by Section 

8.03.02 which is the Zoning Regulation for rear lots. The division line is 12.7 feet from the existing house. This 

is being referred to as the front yard because the access is from Boston Post Road. Access to the rear lot is 

required to have a 25’ strip from the street to the lot. The applicant is requesting that this be a right of way based 

on the size of the existing lot which is 1.04 acres. That access strip would run along the easement. The applicant 

is requesting a variance for parking lot landscaping. Easements will be granted to maintain the parking and use 

of parking. With a division line going through the parking lot, there is no 5’ setback from the property line 

which would allow for landscaping.  

 

Parking has to be added to bring the Westbrook Inn into compliance. The entire use of the property is in the 

Residential Zone. The variance is requested because the property is in an MDR Zone, and two separate 

dwellings are not allowed on one lot in an MDR Zone. 

 

R. Doane noted that Coastal Area Management approval is required for this application.  

 

E. Barakos expressed concerns about the parking plan.  

 

The Public Hearing will need to be re-advertised because according the Zoning Regulations, the parking for the 

structure has to be on the same lot as the structure.  

 

The Public Hearing will be re-advertised and continued to Tuesday, November 10, 2015. The ZBA meeting is 

going to be held on Tuesday, November 10, 2015 instead of Wednesday, November 11, 2015 because of 

Veteran’s Day. Also, the applicant’s neighbors will need to be notified that there is an additional request for a 

parking variance with this application.  

 

No one from the Public spoke in favor of the application. 

 

Dr. Kenneth Carlough is a neighbor whose property abuts the river behind the applicant’s property. He spoke in 

opposition to the application. He talked about his concerns over the many variances that are being requested and 

the creation of non-conforming lots. His biggest concern is there are things shown on the plan that are not pre-

existing. 

 

The Public Hearing is being continued until Tuesday, November 10, 2015 in the Mulvey Municipal Center, 866 

Boston Post Road at 7:30 p.m. 
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No. 15-017 Pac – Appeal of Gregory J. and Christine I. Pac, owners/applicants; Attorney Edward M. Cassella, 

agent. Property located at 13 Dorothy Road/Dorothy Road. Identified on Assessor’s Map 193 as Parcels 114 

and 115. HDR Zone. Variance requested from Zoning Regulations Section No. 4.33.06(a) front yard setback to 

allow 18.4’ (North) and 18.’ (South) where 25’ required, for a 300 sq. ft. addition. CAM exempt. 

 

Attorney Edward Cassella presented. Alternate N. Alaimo was seated for this application. The applicants 

Gregory and Christine Pac were present. 

 

Attorney Cassella explained that there are currently 2 separate parcels of land both owned by the Pacs. The 

applicant would like to merge the 2 parcels together to create one lot.  

 

Attorney Cassella reviewed plans with ZBA Members to show the existing house and the proposed addition. 

The existing non-conformities would be reduced with this proposal. The hardship is that the land is currently 2 

parcels. The proposed addition will not have any adverse impacts on public health and safety or adjacent 

property values. There is a new septic system on the property. The home is currently a single story home. The 

home will stay a single story home. The home currently has city water. It does not have heat, but the applicant 

plans to install a heating system. The applicant would be allowed to winterize his home per the health code.  

 

No one from the audience spoke in favor of or in opposition to the application. There is no correspondence that 

was received either in favor of or in opposition to the application. 

 

The Public Hearing was closed at 9:00 p.m. 

 

No. 15-018- 25 Second Avenue, LLC- Appeal of 25 Second Avenue, LLC, owner/applicant; Joe Wren, P.E. 

(Indigo Land Design, LLC) agent. Property located at 25 Second Avenue. Identified on Assessor’s Map 181 as 

Parcel 144. HDR Zone. Variance requested from Zoning Regulations Section No. 4.33.06© rear yard setback 

(North) to allow 18.0’ (steps) and 20.0’ (house) where 35’ required, Section No. 4.33.06(b) side yard setback 

(West) to allow 4.5’ (steps) and 6.5’ (house) where 10’ required, Section No. 4.33.06(b) side yard setback 

(East) to allow 4.5’ (steps) and 6.4’ (house) where 10’ required, and Section No. 2.10.06 extension/enlargement 

of non-conforming uses/structures, to tear down existing 2-bedroom dwelling and 2 sheds to be replaced with 

new 4-bedroom dwelling. CAM required. 

 

Joe Wren, P.E. presented for the applicant. Alternate N. Alaimo was seated for this application. The owners 

were present. A copy of the Certificate of Mailing was submitted for the record. Impervious coverage 

calculations and storm water revisions were made which do not affect the application. These revisions were 

submitted for the record. 

 

J. Wren stated that the non-conforming, existing structures will be removed from the property with the proposal 

for the new 4-bedroom home. The non-conformity would be reduced with this application. The maximum 

building coverage is still well below the maximum allowable 25%. The impervious coverage is less than 200 

s.f. Storm water provisions are not required for this project. The proposed structure is set back from the mean 

water line. The street line setback will be greatly increased with this proposal. There is a basement proposed. 

The soils are very good. The home is not in a flood zone. The proposed steps will be partially covered by the 

overhang of the house. The proposed home is 27’ x 42’.  

 

The hardship in this case is a non-conforming lot. The sheds are non-conforming to the setbacks. The lot is very 

narrow. The setbacks will be improved with this proposal.  

 

No one from the Public spoke for or against the application. 
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The Public Hearing was closed at 9:16 p.m. 

 

The Regular Meeting began at 9:17 p.m. 

 

Decisions 

 

No. 15-014 – Wrang 
 

ZBA Members discussed concerns that the homeowner did not state a hardship. If the homeowner is making the 

lot more conforming, that is the intent of the regulations. Reducing the non-conformity outweighs the lack of 

hardship. 

 

A motion was made by M. Damiani, seconded by N. Alaimo, to grant the variance with the stipulation that the 

shed will be 2 feet from the westerly sideline of the property. The motion carried unanimously 4-0-0. 

 

No. 15-015 -Levine 

 

ZBA Members expressed concerns that this application for a shed will increase the non-conformity, and the 

applicant did not show sufficient hardship. 

 

A motion was made by M. Damiani, seconded by V. Neri, to deny the application based on insufficient 

hardship. The motion carried unanimously 5-0-0. 

 

No. 15-016-Monroe 

 

This Public Hearing has been continued to the next Regular Meeting of the Zoning Board of Appeals which will 

be held on Tuesday, November 10, 2015 in the Mulvey Municipal Center, 866 Boston Post Road at 7:30 p.m. 

 

No. 15-017- Pac 

 

ZBA Members said the addition was modest and the application decreases the non-conformity. 

A motion was made by B. Hall, seconded by M. Damiani, to grant the variance with the stipulation that the Quit 

Claim Deed is part of the granting of the variance. Once the lots are merged, the applicant may proceed. The 

motion was carried unanimously 4-0-0. 

 

No. 15-018 – 25 Second Avenue, LLC 

 

ZBA Members said this application is an improvement reducing the non-conformity in every direction. 

Encroachment will be eliminated. 

 

A motion was made by M. Damiani, seconded by V. Neri, to grant the variance as presented with the Coastal 

Area Management Plan. The motion carried unanimously 5-0-0. 

 

Minutes 

 

A motion was made by E. Barakos, seconded by M. Damiani, to accept the Public Hearing minutes from 

September 23, 2015 as presented. The motion carried unanimously 5-0-0. 

 

A motion was made by M. Damiani, seconded by N. Alaimo, to accept the Regular Meeting minutes from 

September 23, 2015 as presented. The motion carried unanimously 5-0-0.  
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Bills 

 

Two bills were presented from Gould, Larson, Bennett and MacDonald. One was a bill for an appeal for Joyce 

Narden for $659.98, and the other was for an appeal for Steve and Lisa Carlson for $57.50. 

 

A bill was presented from The Hartford Courant for $438.02 for Publication of Legal Notice. 

 

A motion was made by M. Damiani, seconded by N. Alaimo to pay the bills as presented. The motion was 

carried unanimously 5-0-0. 

 

Correspondence 

 

A draft Zoning Regulation amendment was distributed, IWWC minutes and ZC minutes and a reminder from 

Town Clerk Joan Angelini to approve the 2016 Zoning Board of Appeals Meeting Schedule were also received. 

 

2016 Zoning Board of Appeals Meeting Schedule 

 

A motion was made by E. Barakos, seconded by M. Damiani, to approve the 2016 Zoning Board of Appeals 

Meeting Schedule. The motion was carried unanimously 5-0-0. 

 

Adjournment 

 

A motion was made by M. Damiani, seconded by V. Neri to adjourn the meeting at 9:47 p.m. until the next 

regularly scheduled meeting of the Zoning Board of Appeals which will be held on Tuesday, November 10, 

2015 at 7:30 p.m. in the Mulvey Municipal Center, 866 Boston Post Road. The motion was carried unanimously 

5-0-0. 

 

One CD was recorded for the 10/28/2015 Public Hearing and Regular Meeting and filed with the Town Clerk’s 

Office. 

  

Respectfully Submitted, 

 

 

Kathleen King, Recording Clerk   

 

  


