
 

 
 

City of Bristol 
Zoning Board of Appeals 

 
REGULAR MEETING OF TUESDAY, APRIL 1, 2025 

MEETING ONLINE VIA ZOOM AND 
BRISTOL CITY HALL – CITY COUNCIL CHAMBERS 

111 NORTH MAIN STREET 
6:00 P.M. 

 
INFORMATION TO ACCESS THIS MEETING: 

Zoom Meeting link: 
https://bristolct-

gov.zoom.us/j/83025021355?pwd=2uQMfK22K0A9qcnfPkbrsJZxtHOQhI.
1 
  

Meeting I.D. Number:  
830 2502 1355 

Meeting Passcode:  
123456 

Join by phone 
1-929-205-6099 

 
  

 

 
                                                                   AGENDA 
  

1. Call to Order 

2. Public Hearings 

 a. Application #3816 – Appeal of the Zoning Enforcement Officer’s (ZEO) February 10, 
2025, decision at 291 Queen Street; Assessor’s Map 30A, Lot 2-6; R-15; Single-
Family Residential zone; Focus Spaces of Bristol LLC, applicant. 

 b. Application #3817 – Request for reduction of required rear yard for a new in-ground 
swimming pool at 124 Pondview Lane; Assessor’s Map 60, Lot 7-13; R-25; Single-
Family Residential zone; Kenneth Tamborra, applicant. 

3. Approval of Minutes 

 a. Regular Meeting - February 4, 2025 

4. Communications 
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 a. New Alternate Member - Lukasiewicz 

5. Adjournment  
NOTE: This meeting will be held in-person and online (Via Zoom). 
Please contact the Land Use Office at 860-584-6225 for further information. 
  
REMINDER: The next Regular Meeting of the Zoning Board of Appeals is: Tuesday, May 6, 
2025 
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Location Map  
291 Queen Street 
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Zoning Map  
291 Queen Street 
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Aerial Map  
291 Queen Street 
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Materials Provided by the 

Zoning Enforcement Officer 

(ZEO) 
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Brandon Peate 
Zoning Enforcement Officer 

860-584-6214 
BrandonPeate@BristolCT.gov 

            
  BRISTOL CONNECTICUT  

Bristol City Hall 
Building Department 

111 North Main Street 
Bristol CT 06010 

_____________________________________________________________________________________ 

STAFF REPORT 

April 1, 2025 

RE: 291 Queen Street 
MBLU: 30A-2-6 

Members of the Zoning Board of Appeals, 

The aforementioned property is located within the R-15 Zone. 

On July 13th, 1994, the Bristol Zoning Commission made the determination that the medical office 
located at 291 Queen Street is a nonconforming Use (Exhibit A pg. 3). This decision is attached as Exhibit 
A. Today, a Medical Office is listed in the Zoning Regulations as a use allowed by Special Permit in the R-
15 Zone.  

“Medical Office: A facility operated by one or more physicians, dentists, chiropractors, mental health 
specialists, or other licensed health practitioners for the examination and treatment of persons solely on 
an outpatient basis. Includes outpatient medical services including, but not limited to, physical therapy 
and diagnostic testing and procedural centers (Z.R. Section 19).” 

On November 4th, 2025, the Bristol Zoning Office received an application for a Tenancy Permit (T-24-31). 
The description of proposed business activities is written as “To service clients for eyelash extensions”. 
This proposition falls under the use classification of Personal Service Establishment and is defined as 
follows in the Zoning Regulations. 

“Personal Service Establishment: An establishment primarily involved with the provision of personal care 
or other service directly to the consumer on a one-to-one basis by walk-in or appointment such as beauty 
shops, barber shops, tailor shops, shops specializing in personal adornment or shoe repair shops (Z.R. 
Section 19).” 

This use classification is not listed as an allowed use in the R-15 Zone. 

“Any use not permitted by these Regulations shall be deemed to be prohibited (Z.R. Section 3.3).” 

When a current use is nonconforming, the Zoning Enforcement Officer can allow that use to change 
under certain circumstances. 

“Such non-conforming use may be changed to another non-conforming use with the approval of the 
Zoning Enforcement Officer. In approving such a change, the Zoning Enforcement Officer shall find that 
the proposed use is equally appropriate or more appropriate to the district than the existing non-
conforming use (Z.R. Section 1.7.3.G).” 

Since Medical Office is a listed use while Personal Service Establishment is not listed, I cannot find that 
the proposed use is equal or more appropriate in the R-15 Zoning District. 

A Notice of Violation was issued on November 7th, 2024 and is attached as Exhibit B. Following the 
Notice of Violation, the occupant of the property, Focus Spaces of Bristol LLC met in my office with 
Attorney Franklin Pilicy to discuss a path toward compliance. Attorney Pilicy presented the case DiBlasi 
v. Zoning Bd. of Appeals of Town of Litchfield, 224 Conn. 823 (1993) as evidence that this proposed use 
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should be allowed. In this case, attached as Exhibit C, a nonconforming use for a “business office” was 
allowed to replace a “medical office” without a change of use application after the Litchfield Zoning 
Board of Appeals ruled the opposite. Part of this decision was made because of the “lack of 
differentiation under zoning regulations between business and medical offices” (Exhibit C pg. 2). The 
ruling of this particular case has not altered my decision as the Bristol Zoning Regulations differentiate 
between a Medical Office and Personal Service Establishment. 

A second Notice of Violation was issued on February 10th, 2025. This was sent out as a courtesy to the 
occupant of the property to allow for an appeal to take place. Appeals must be made within 30 days of a 
Notice of Violation, but I was empathetic to the fact that the property owner was diligent in working 
towards compliance. Please see this notice attached as Exhibit D. 

If the Zoning Board of Appeals were to rule in favor of Focus Spaces of Bristol LLC, it is important to note 
that this decision would be allowing for any business under the Personal Service Establishment use 
classification to occupy the Medical Office. 

Best regards, 

Brandon Peate 

Brandon Peate 

Zoning Enforcement Officer 
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APPLICATION NQ- 1 4 3 t
DATE SUBMITTED:,, 71161qq„

BRISTOL ZONING COMMISSION
GRANTED:

CITY OF BRISTOL, CONNECTICUT DENIED:

APPLICATION FOR SPECIAL PERMIT

The undersigned Applicant hereby applies to the Bristol Zoning Commission for approval under

Section(s) A- 3- 5 A0:] Z:- A.  i of the Bristol Zoning Regulations for the following

Special Permit use:    c->ICA1.

Address or Location of the Property:    - 211 Oaf-&V

Assessor' s Map No.:  3 OA Assessor' s Lot No( s).:,

Zone of the Property:       Size of the Property( in acres or square feet):

Reason for the Special Permit:     " To C®— r;z-ac=g`   7,60 101k)" r oW 140   "! a 4;Q

Does this application involve an activity regulated by the Inland Wetlands Agency? (  ) yes  ( fno

If yes, has an application for a permit been submitted to the Inland wetlands Agency? (  ) yes, on no

Other comments:

NOTE: Section 8- 3c( a) of the Connecticut General Statutes requires that, if an application for a Special Permit

involves an activity regulated under the Inland Wetlands and Watercourses provisions of the statutes, the applicant
shall submit an application for a wetlands permit to the local Inland Wetlands Agency no later than the day the Special
Permit application is filed.

APPLICANT( If more than one, list each seoaratelvl

MANNO W. CIOOARELLB, M. D.
Name:     20-1Qum a f

Signa h

Bristol, OT 06010
Address:     City:  State:® Zip:

Telephone Numbe d®,  )x$°83-./ J' CHECK ONE:(  ) owner  (   othe

a

OWNER OF REC      ,( it othar. tJ% Arao! 1     - iffa q

an one. list each seoaratelvl
Anmfuwmv

V1Name:       291 Queen Street
Si

Fe' stal.  e-13

Address:     City:  State:_ Zip:

Telephone Number: ( a® 3 -' ®   
4-- 1

THIS APPLICATION MUST BE FILED NO LATER THAN 12 NOON ON THE
DEADLINE DAY FOR APPLICATION SUBMISSION— NO EXCEPTIONS!     BZC- 9/92
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KRAWIECKI & DOIRVAIL

ATTORNEYS AT TAW

25 NORTH STREET( ROUTE 6)

P.O. Box 756

BIEZISTOY,, CONNECTICUT 06011- 0756

EDWARD C. KRAWIECKI, JR.    TEEEPHONE

ANDRE D. DORVAL
203) 589-3136

JON P. FITzGERAY, D PAX

203) 582-5504

July 8,   1994

Mr.  Alan Weiner

Bristol Zoning Commission
111 North Main Street

Bristol,   CT 06010

Re:    Application  # 1434

291 Queen Street

Bristol,   CT 06010

Dear Mr.  Weiner:

Please be advised that this office represents Dr.  Armanno

Ciccarelli d/ b/ a Professional Group Associates with regard to his
Special Permit Application for an addition to the medical office

located at the above- referenced property.

Should you have any questions at any time relating to this
matter,  please feel free to call me.

Very trulyy Y0113; s'

Edw C.  K k* ,  Jr.

ECK/ kms
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laristal
BRISTOL, CONNECTICUT 06010

July 14,  1994

Dr.  Armanno W.  Ciccarelli

291 Queen Street

Bristol,  CT 06010

Re:  Application # 1434  -  Special Permit for medical office  ( addition)

291 Queen Street

Dear Dr.  Ciccarelli;

This is to inform you that at its meeting of July 13,  1994,  the Bristol Zoning
Commission made the determination that the proposed addition to the above- referenced
medical office does not require a Special Permit,  inasmuch as the existing facility
is a nonconforming use and the proposed addition will not increase the intensity of
such use,  based upon the proposed decrease in the number of doctors that will occupy
the facility.    The Commission also agreed to return to you the  $ 135 filing fee
submitted with the application;  a refund check will be forwarded to YOU shortly.
Should you have any questions,  please call me at 584- 7645.

Very truly yours,

Alan L.  Weiner

City Planner
j

cc:  Attorney Edward C.  Krawiecki Jr.

George Huston,  Zoning Enforcement Officer

ALW/ pr

An Equal Opportunity Employer"
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Brandon Peate 
Zoning Enforcement Officer 

860-584-6214 
BrandonPeate@BristolCT.gov 

            
  BRISTOL CONNECTICUT  

Bristol City Hall 
Building Department 

111 North Main Street 
Bristol CT 06010 

_____________________________________________________________________________________ 

NOTICE OF VIOLATION & REQUEST FOR VOLUNTARY COMPLIANCE 
November 7, 2024 

Sharif CT LLC 
115 Cedarhurst Lane 
Milford, CT 06461 

RE: 291 Queen Street          
MBLU: 30A-2-6 

The Bristol Zoning Office received a tenancy permit application for 291 Queen Street, Bristol, CT. During 
a site visit, it became apparent that several businesses were already occupying the structure. The 
property was previously occupied by one tenant which use was classified as Medical Office. According to 
city land records, you are listed as the owner of the property. 

As a result, the following violations of the Bristol City Zoning Regulations are noted: 

 Z.R. Section (1.7.3.A): Such non-conforming use shall not be enlarged or increased, nor extended 
to occupy a greater floor area or area of land than was occupied by the use as of the effective 
date of adoption or amendment of these Regulations. 

 Z.R. Section (1.6.2): Any existing structure devoted in whole or in part to such non-conforming 
use shall not be enlarged, extended, constructed, reconstructed, moved, or structurally altered 
in a manner which increases the nonconformity of the use, or except to change the use of the 
structure to a use permitted in the district in which it is located. 

 Z.R. Section (3.1) No use is permitted unless it is allowed by this Article as an as of right use, by 
Zoning Permit, or by Special Permit. Uses permitted as principal, accessory, or temporary uses 
within each zoning district are those uses identified in this Article. 

Within 10 days, all non-conforming uses must cease operation. Only one tenant is permitted. This tenant 
must be an equal or lesser use in non-conformity. A tenancy permit must be applied for. 

This is a request for voluntary compliance. Failure to correct the violations and bring your property into 
compliance with the local codes may necessitate the issuance of a zoning citation ($108 per day, per 
violation).  

If you feel this letter has been issued in error, contact Bristol Corporation Counsel within 30 days after 
receiving this notice for information on the appeal process. Any questions, feel free to contact my office. 
Thank-you in advance for your prompt attention and anticipated voluntary compliance. 

Best regards, 

Brandon Peate 
Brandon Peate 
Zoning Enforcement Officer 

Exhibit B
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Exhibit C
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Exhibit C
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Exhibit C
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Brandon Peate 
Zoning Enforcement Officer 

860-584-6214 
BrandonPeate@BristolCT.gov 

            
  BRISTOL CONNECTICUT  

Bristol City Hall 
Building Department 

111 North Main Street 
Bristol CT 06010 

_____________________________________________________________________________________ 

NOTICE OF VIOLATION & REQUEST FOR VOLUNTARY COMPLIANCE 
February 10, 2025 

RE: 291 Queen Street          
MBLU: 30A-2-6 

When reviewing a permit, an inspection revealed that the use of the property changed without zoning 
approval. The property previously fell under the use classification of Medical Office. According to city 
land records, you are listed as the owner of the property. 

As a result, the following violations of the Bristol City Zoning Regulations are noted: 

 Z.R. Section (1.6.2): Any existing structure devoted in whole or in part to such non-conforming 
use shall not be enlarged, extended, constructed, reconstructed, moved, or structurally altered 
in a manner which increases the nonconformity of the use, or except to change the use of the 
structure to a use permitted in the district in which it is located. 

 Z.R. Section (3.1) No use is permitted unless it is allowed by this Article as an as of right use, by 
Zoning Permit, or by Special Permit. Uses permitted as principal, accessory, or temporary uses 
within each zoning district are those uses identified in this Article. 

Within 10 days, all unapproved uses must cease operation. A tenancy permit must be applied for prior 
to any proposed businesses operating on the property. 

This is a request for voluntary compliance. Failure to correct the violations and bring your property into 
compliance with the local codes may necessitate the issuance of a zoning citation ($108 per day, per 
violation).  

If you feel this letter has been issued in error, contact the Bristol Land Use Agency within 30 days after 
receiving this notice for information on the appeal process. Any questions, feel free to contact my office. 
Thank-you in advance for your prompt attention and anticipated voluntary compliance. 

Best regards, 

Brandon Peate 
Brandon Peate 
Zoning Enforcement Officer 

Sharif CT LLC 
115 Cedarhurst Lane 
Milford, CT 06461 
 

Jamshed Kaisor Sharif Khawajaa, member 
18 Lakeview Boulevard 
Edison, NJ 08817 

Franklin G. Pilicy, Esq. 
235 Main Street 
Watertown, CT 06795 

JR Laliberte 
40 Callender Road 
Watertown, CT 06795 

  

Exhibit D
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Location Map  
124 Pondview Lane 
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Zoning Map  
124 Pondview Lane 
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Aerial Map  
124 Pondview Lane 
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Bristol Zoning Board of Appeals Regular Meeting of February 4, 2025 
 
 

 
 

– 1 – 
 

BRISTOL ZONING BOARD OF APPEALS 

MINUTES 
REGULAR MEETING OF MONDAY, FEBRUARY 4, 2025 

DRAFT MINUTES  
 

By: Chairman Rafaniello Time: 6:00 P.M.   Place: City Hall 
  111 North Main St. 
  Council Chambers 
  First Floor 
 

MEMBERS  PRESENT ABSENT 

    

REGULAR MEMBERS: Jerald Rafaniello (Chairman) X  

 David Pecevich (Vice Chairman) X  

 Richard Raymond (Secretary) X  

 Alfred Radke, III X  

 Richard Balsam X  

    

ALTERNATE MEMBERS:    

    

 Rory Ghio  X  

 Liza Salgado-Sirko  X  

    

STAFF: Andrew Armstrong, Assistant City Planner X  

 
1. Call to Order 

 
Per the order of Chairman Rafaniello, the meeting was called to order at 6:00 P.M. 
 
Chairman Rafaniello reminded the Board the next regular meeting of the Board is on Tuesday March 10, 2025. 
 

2. Public Hearings 
a. Application #3815 – Request for a reduction of minimum lot area to create a second building lot at 197 Greystone 

Avenue; Assessor’s Map 17, Lot 183/30; R-15; Single-Family Residential zone; Kathy Scott, applicant. 
 
Chairman Rafaniello designated himself, Commissioners Raymond, Balsam, Radke and Pecevich to vote on Application #3815.  
 
Attorney Timothy Furey, 43 Bellevue Ave., representing the applicant, presented the request for a reduction of a minimum lot area 
to create a second building lot located at 197 Greystone Avenue. The attorney presented a map showing two existing lots with 50 
feet of frontage each to the north of the property. Attorney Furey reviewed lots in the area from the card catalogs that had the 
same configuration as the request. The attorney said the applicant may either apply for a subdivision for a free cut with the 
Planning Commission and/or engineering staff, or the Board may approve the Variance for two undersized lots. Attorney Furey 
outlined the proposed lots would be over 12,000 sq. ft. and would be in compliance with the setbacks and zoning regulations to 
construct a house. The attorney said there was a prior approved Variance on the corner of the property for an existing garage. 
 
Attorney Furey stated the hardship was the uniqueness of the lot, the lot shape and two street frontages. The attorney reviewed 
the hardship sand stated there would be no injustices to the Zoning Regulations or to the neighborhood and mentioned there is a 
need for mid-range housing. Attorney Furey noted the applicant was required to apply for a subdivision of the lot as the next step. 

The attorney clarified the Board is not approving the second lot but potentially approving the undersized nature of the lot.  
 
Chairman Rafaniello noted the applicant may not apply for a subdivision without an approved Variance. The Chairman pointed out 
the Board had to vote on the merits of this property and if reducing both lots to 12,000 sq. ft. was appropriate. Chairman 
Rafaniello stated the prior approved Variance for the existing home would be limited to the existing parcel and not the proposed 
lot. 
 
No one else spoke in favor of the application. 
No one spoke against the application. 
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Bristol Zoning Board of Appeals Regular Meeting of February 4, 2025 
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The hearing is closed. 

 
By: Raymond Seconded: Pecevich. 
 
For: Balsam, Radke, Raymond, Pecevich and Rafaniello. 
Against: None. 
Abstain: None. 
 
The Board commented that this was not a new property owner trying to subdivide the property. The Board understood the 
hardships were the two-street frontages. The Commissioner said the lot would not be of an unusual nature for the neighborhood. 
The Board noted the request was only for the lot area and the subdivision was not being voted on and approved by the Board. The 
Commissioner indicated if the prior owner had made two lots, the property probably would have been okay. The Board’s view was 
that the lot lends itself to be divided evenly. The Commissioner stated the proposed lot would comply with all the Regulations 
besides the lot area. The Board had no concerns about the proposed plan. 
 
Chairman Rafaniello required a stipulation for the motion to apply for the lot split with a different Commission or the Variance 
would not be allowed to go forward with the new lot.  
 
MOTION: Move to approve Application #3815 – Request for a reduction of minimum lot area to create a second building lot at 

197 Greystone Avenue; Assessor’s Map 17, Lot 183/30; R-15; Single-Family Residential zone; Kathy Scott, applicant, 
in accordance with the plot plan and information submitted with the following stipulation: 

 
1. The Variance for minimum lot area applies only to the two (2) proposed lots shown in the maps and plans submitted. The 

Variance will only become effective when both lots are recorded on the land records. And the previous Variance, 

Application #3361 will apply to the existing home only and not to the proposed lot shown. 

 
By: Raymond Seconded: Pecevich. 
 
For: Balsam, Radke, Raymond, Pecevich and Rafaniello. 
Against: None. 
Abstain: None. 
 
The application is approved. 
 
APPROVAL OF MINUTES 
1. Approval of Minutes – January 7, 2025 
 
The Board noted the minutes of January 7, 2025, needed a slight correction on Pg. 2, the tenth paragraph, should state “If there 
are any future noise problems, the Board noted the sound levels would be handled by the Police Department.” 
 
ADJOURNMENT 
 
Chairman Rafaniello designated himself, Commissioners Balsam, Ghio, Salgado-Sirko and Radke vote on the adjournment. 
 
MOTION: Move to adjourn at 6:25 P.M. 
 
By: Raymond Seconded: Pecevich. 
 

For: Balsam, Ghio, Salgado-Sirko, Radke and Rafaniello. 
Against: None. 
Abstain: None. 
 
 
 
This meeting was recorded. 
 
 
Respectfully submitted, 
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Nancy King 
Recording Secretary 
 
 
 
 
 
 
Jerald A. Rafaniello, Chairman Richard Raymond, Secretary 
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