
 

 
 

City of Bristol 
Zoning Board of Appeals 

 
REGULAR MEETING OF TUESDAY, JUNE 3, 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/81950671030?pwd=oa3hcYB66Rkaqc6idPey2NHFW6Q6sJ.1 
  

Meeting I.D. Number:  
819 5067 1030 

Meeting Passcode:  
123456 

Join by phone 
1-929-205-6099 

 
  

 

 
                                                                   AGENDA  
1. Call to Order 

2. Public Hearings 

 a. Application #3819 - Variances for: 1) the enlargement of existing entry stairs 
extending more than three feet into the required yard and 2) a reduction of the 
minimum front yard at 44 Margerie Street; Assessor's Map 3, Lot 97; R-10 (Single-
Family Residential) zone; Anthony Michaud, applicant. 

 b. Application #3820 - Variances of: 1) minimum rear yard for a basement door and 
deck; 2) minimum side yard for a driveway at 60 Benham Street; Assessor's Map 3, 
Lot 136; R-10 (Single-Family Residential) zone; Habitat for Humanity North Central 
CT, Inc., applicant. 

 c. Application #3821 - Variances of: 1) minimum lot area 2) minimum side yard and 3) 
maximum building coverage for a new one-car garage at 34 Donovan Court; 
Assessor's Map 8, Lot 14; R-25 (Single-Family Residential) zone; Gary Sassu, 
applicant. 
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 d. Application #3822 - Variance of minimum rear yard for a new walk-in refrigerator and 
freezer at 1158 Farmington Avenue; Assessor's Map 46, Lot 15; BG (General 
Business) zone; Jon Rondeau, applicant. 

3. Approval of Minutes 

 a. Regular Meeting - May 6, 2025 

4. Communications 

 a. Resignation - Commissioner Raymond 

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, July 1, 
2025 
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Location Map  
44 Margerie Street 
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Aerial Map  
44 Margerie Street 
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Oblique Map  
44 Margerie Street 
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Zoning Map  
44 Margerie Street 
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Location Map  
60 Benham Street 
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Aerial Map  
60 Benham Street 
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Zoning Map  
60 Benham Street 
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NARRATIVE FOR 60 BENHAM STREET 

 

 

The applicant Habitat for Humanity would like to build a single-family house on this parcel of 

land. The lot is non-conforming as to size. While the house is designed to fit within the 

parameters of the side and front yard requirements. The variances requested pertain to a Bilco 

hatchway door and deck which encroach into the rear setback line of the property,    and the 

driveway for house which is within 10 feet of a property line.   

The request of the applicant is consistent with the existing neighborhood.  
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REQUIREDR-10ZONE

Area and Dimensional Requirements (Section 7)

MIN.  LOT FRONTAGE (FT) 85

20MIN. FRONT YARD (FT)

MIN. SIDE YARD (FT) 8

MIN REAR YARD (FT) 20

35MAX. BUILDING HEIGHT (FT)

35MAX. BUILDING COVERAGE (%)

75MAX. IMPERVIOUS COVERAGE (%)

MIN. LOT AREA (SF) 10,000

PROPOSED

24.8

45

40 *

3,200 * 

20.5

8.0

14.5

24.0
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EROSION & SEDIMENTATION CONTROL NOTES:

1. Land disturbance will be kept to a minimum; restabilization will be scheduled as soon as practicable.
2. Graded areas are to be loamed and seeded as soon as possible after construction work is completed.
3. All other areas affected by construction and not to be filled are to be restored to original grade and

seeded.
4. For specific details and the application of erosion and sedimentation control refer to "Connecticut

Guidelines For Soil Erosion and Sedimentation Control," dated March 30, 2024, as amended to date.
5. Fabric Sedimentation Barrier to be Fibretex 150 Grade, as manufactured by Crown Zellerback, or

approved equal, or staked strawbales.
6. Sedimentation barrier to be installed as shown on this plan prior to any construction.
7. All control measures will be maintained in effective condition throughout the construction period.
8. Additional control measures shall be installed during the construction period, if necessary or required.
9. Sediment removed from control structures shall be disposed of in a manner which is consistent with

the intent of the plan.
10. Property Owner and contractor are assigned the responsibility for implementing this Erosion and

Sediment Control Plan. This responsibility includes the installation and maintenance of control
measures, informing all parties engaged on the construction site of the requirements and objectives
of the plan, notifying the Planning and Zoning office of any transfer of this responsibility, and for
conveying a copy of the Erosion and Sediment Control Plan if the title to the land is transferred.

11. Contractor is responsible for correcting any unforeseen field conditions.
12.  All construction to conform to applicable town standards.
13. The developer is responsible for notifying the Planning and Engineering Departments at least 24 hours

prior to the start of any construction activity.

SCHEDULE OF ACTIVITIES FOR CONSTRUCTION:

1. Install sedimentation barrier as per plan.
2. Stockpile topsoil; anchor with straw mulch and non-woven fabric sedimentation barrier.
3. Rough grade area proposed for construction.
4. Field stake house by licensed land surveyor.
5. Construct home, driveway and site improvements.
6. Finish grade site areas; loam and seed all filled areas.
7. Loam and seed all areas that were disturbed by construction.
8. Remove sedimentation controls.

GENERAL NOTES:

1. Zone: R-25
2. Owner: Gary M. Sassu
3. Parcel area: 6,250 S.F. - 0.14 Acres
4. Private sewer and private water service proposed.
5. Buried oil tanks are prohibited.
6. No Footing Drains Proposed.

SURVEY NOTES:

1. This map has been prepared pursuant to the Regulation of Connecticut State Agencies Sections
20-300b-1 through 20-300b-20 and the "Standards for Surveys and Maps in the State of Connecticut"
as adopted by the Connecticut Association of Land Surveyors, Inc. on September 26, 1996.

2. Type of survey performed: Improvement Location Survey - Proposed.
3. Boundary determination category: Resurvey

 Class of accuracy:
             Horizontal: A-2
            Vertical: T-2
4. The intent of this map is to depict the position horizontally and, where required vertically, between

particular existing or proposed improvements with respect to the applicable municipal or statutory
requirements.

5. Map References:
a.  "Plan Showing Portion of Property Belonging to David Y. Clark; Cedar Swamp; Bristol, Conn.;

Scale:1"=40'; Dated: May 1925 by Daniel F. Crowley." Filed as Map Map No. 48B in B.L.R..
6. No boundary corners were set by this survey unless noted hereon.
7. Existing contours generated from field topography.

PROPOSED
SEDIMENTATION
BARRIER (TYP.)

Angle 10° upslope
for stability and

self cleaning.

1. Set posts and
excavate a 6"x6" trench,
set post downslope.

2. Staple the wire
mesh fencing to
end post

3. Attach filter fabric to
the wire fencing and
extend it to the trench.

4. Back fill the trench
and compact the
excavated soil
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Depth
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Location Map 
1158 Farmington Avenue 
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Aerial Map  
1158 Farmington Avenue 
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Oblique Photo 
1158 Farmington Avenue 
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Oblique Photo #2 
1158 Farmington Avenue 
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Zoning Map 
1158 Farmington Avenue 
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Bristol Zoning Board of Appeals Regular Meeting of May 6, 2025 
 
 

 
 

– 1 – 
 

BRISTOL ZONING BOARD OF APPEALS 

MINUTES 
REGULAR MEETING OF TUESDAY, MAY 6, 2025 

 
By: Chairman Rafaniello Time: 6:00 P.M.   Place: City Hall  
  111 North Main Street 
  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 

 Jonathan Lukasiewicz 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 Zoning Board of Appeals is: Tuesday, June 

3, 2025. 

 

2. Public Hearings 

 

b. Application #3818 – Request for a variance for a reduction of the required front yard for rear lots at 34 Miller 

Road; Assessor’s Map 15, Lot 115-1; R-15; Single-Family Residential zone; Brian Burney, applicant. 

 

Chairman Rafaniello designated himself, regular Commissioners Pecevich, Raymond, Radke and Balsam to vote on 

Application #3818.  

 

The following persons representing the applicant reviewed Application #3818 with the Board: Brian and Rosemary 

Burney, owners and applicants, 34 Miller Road.  

 

Mr. Burney explained that they were looking to add a new proposed garage on the property. He noted the odd shape 

of the lot, a watercourse that runs through the property, existing wetlands, a conservation easement and also a steep 

slope that covers a large portion of the property. They explored a few options and settled with the proposed garage 

that would provide safety, security and proximity to the home and driveway. 

 

Chairman Rafaniello asked what other alternatives were considered. 

 

Mr. Burney stated that they considered placement along the side of the home but many utilizes in this area including 

water, sewer and a compressor made it not possible. 
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Commissioner Raymond inquired about if there would be a foundation. 

 

Mr. Burney confirmed there would be a concrete slab foundation for the proposed garage. 

 

Commissioner Radke asked if there were any other issues with the yard that could impact access. 

 

Mr. Burney noted a buried propane tank in the yard that should not be a problem. He confirmed it was a detached 

garage. 

 

Chair Rafaniello noted the restrictions for large vehicles and suggested the applicant consider avoiding a potential 

conflict for emergency services if necessary. 

 

Commissioner Pecevich inquired about how long the homeowner owned the house. 

 

Mr. Burney replied they had lived there since 1999. 26 years in this location and very much enjoyed the property. 

 

Chair Rafaniello asked if there were any additional questions. He opened up to anyone here to speak for or against the 

application.  

 

No one else spoke in favor of the application. 

No one spoke against the application. 

 

The hearing is closed. 

 

By: Raymond Seconded: Pecevich 

 

For: Radke, Pecevich, Balsam, Raymond and Rafaniello. 

Against: None. 

Abstain: None. 

 

 

Commissioner Raymond noted the plans and pictures submitted showed he did not have other options.  

 

Commissioner Radke noted the utilities, other options considered and slope which made it difficult and had limited 

options. He agreed with the other Commissioner. 

 

Commissioner Balsam noted the existing wetlands and was pleased. 

 

Commissioner Pecevich noted the rear lot as a hardship in addition to the slope of the land. There were no neighbors 

in opposition. 

 

Chair Rafaniello noted the tall evergreens create a dense barrier and would not impact the neighbors, the positioning 

based on the shape and topography was right and the placement also allowed clearance for emergency vehicles. 

 

 

c. MOTION:  Move to approve Application #3818 – Request for a variance for a reduction of the required front 

yard for rear lots at 34 Miller Road; Assessor’s Map 15, Lot 115-1; R-15; Single-Family Residential zone; 

Brian Burney, applicant. 
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By: Raymond Seconded: Pecevich 

 

For: Balsam, Raymond, Radke, Pecevich and Rafaniello. 

Against: None. 

Abstain: None. 

 

The application is approved. 

 

Mr. Armstrong noted the approval and instructed the applicants to make sure to record the form with the City Clerk so 

it would become effective. 

 

 

3. Approval of Minutes 

 

a. Regular Meeting - February 4, 2025 

 

Chairman Rafaniello noted a correction was made on Pg. 1, Paragraph 2, Attorney stated the “hardships sand” should 

be corrected to “hardships and.”  

 

MOTION: Move to approve the minutes of the February 4, 2025, regular meeting, as amended. 

 

By: Raymond Seconded: Pecevich. 

 

For: Balsam, Raymond, Radke, Pecevich and Rafaniello. 

Against: None. 

Abstain: None. 

 

 

b. Regular Meeting – April 1, 2025 

 

Chairman Rafaniello noted the length of the minutes and asked for any changes, corrections or additions. No 

response.  

 

MOTION: Move to approve the minutes of the April 1, 2025, regular meeting, as amended. 

 

By: Raymond Seconded: Pecevich. 

 

For: Balsam, Raymond, Radke, Pecevich and Rafaniello. 

Against: None. 

Abstain: None. 

 

 

Chair Rafaniello thanked and commended Commissioner Balsam who is stepping down from the Board in order to 

move out of state. This would be his final meeting. Commissioner Balsam thanked the Board, stated he enjoyed the 

work and will miss serving. 

 

 

Chairman Rafaniello designated himself, regular Commissioners Pecevich, Balsam, Raymond and Radke to vote on 

the adjournment. 
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MOTION: Move to adjourn at 6:16 P.M. 

 

By: Raymond Seconded: Pecevich. 

 

For: Balsam, Radke, Raymond, Pecevich and Rafaniello. 

Against: None. 

Abstain: None. 

 

 

 

This meeting was recorded. 

 

 

Respectfully submitted, 

 

Andrew Armstrong 

Assistant City Planner 

 

 

 

 

Jerald A. Rafaniello, Chairman Richard Raymond, Secretary 
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ZBA

Mayor,
I’m reaching out to you to inform you that I will be resigning from my position as commissioner/secretary of the zoning board
of appeals after the July 1st meeting.
It has been an honor to serve my community for over the past 25 plus years.
I have resided in the city all my life. I’m retired now and thought it’s time for someone younger to fill my position. I will miss
everyone but, it’s time.

Thank you, Rick Raymond

Sent from my iPad

Rick Raymond <rickraymond@hotmail.com>
Mon 5/12/2025 11:42 AM

To:Mayor'sOffice <MayorsOffice@bristolct.gov>;

Cc:Robert Flanagan <RobertFlanagan@bristolct.gov>;

Mail - AndrewArmstrong@bristolct.gov https://webmail.bristolct.gov/owa/#path=/mail/inbox

1 of 1 5/12/2025, 12:03 PM
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