REQUEST FOR LEGAL NOTICE
GIANTS NECK BEACH ASSOCIATION - ZONING BOARD OF APPEALS
P.O. Box 226, Niantic, Ct 06357

DATE: 9/13/26

FROM: James Ventres GNBAZoning@aol.com

i

DEPARTMENT: GNBA Zoning Board of Appeals

RUN DATE(S): __ September 30,2026 ¢ October 7, 2026

AFFIDAVIT OF PUBLICATION: Yes
TO READ AS FOLLOWS:

GIANTS NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS
LEGAL NOTICE OF PUBLIC HEARING

The Giants Neck Beach Association Zoning Board of Appeals will hold a Public Hearing on
Saturday October 10, 2026, at 10 am at the GNBA Club House, 31 West Pattagansett Road,
Niantic, Ct to hear the following:

Application #26-1 265 Giants Neck Road, Adam W. Adams & Maureen M. Adams Co-Trustees,
Peter Springsteel applicant / agent, proposed construction of an addition 3'feet 9” inches from
the side yard matching the existing house where 12 feet is required. The variance request is
from Section 7.4.b Side Yard of the GNBA Zoning Regulations.

At this hearing interested persons shall be heard and correspondences received. Written
responses and questions can also be emailed GNBAZoning@aol.com to Chairman Bruno and the
comments and questions will be presented at the public hearing.

Steve Bruno, Chairman
Dated at Niantic Ct this 10th day of September 13, 2026

New London Day: Please print the above legal notice on Wednesday September 30, 2026
and again on Wednesday October 7, 2026.

Please send affidavit of publication: GNBAZoning@aol.com

Please send billing to: GNBA Treasurer - Treasurer.gnba@gmail.com



1.

2.

3.

4.

GIANTS NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS

31 WEST PATTAGANSETT ROAD - CLUB HOUSE

MEETING AGENDA
Satu rday OCtOber 10 » 2026 Steve Bruno, Chairperson
10:00 am Pandy Wohler
Rich Skoglund
Tran Lin
Glory Lena

Peter Agostini, Alternate

Emily Young, Alternate

BOG Liaison
CALL TO ORDER
James Ventres — ZEO
Fran Ghersi — Recording Secretary
ATTENDANCE
PUBLIC HEARING

Application #26-1 265 Giants Neck Road, Adam W. Adams & Maureen M. Adams Co-Trustees, Peter
Springsteel applicant / agent, proposed construction of an addition 3’feet 9” inches from the side yard
matching the existing house where 12 feet is required. The variance request is from Section 7.4.b Side
Yard of the GNBA Zoning Regulations.

ADJOURNMENT



GIANT’S NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS

2025

Dear Applicant:

Enclosed is the package of materials you requested concerning the
Giant’s Neck Beach Association ZBA. These materials include:

(1) Instructions for Applications (3 pages);
(2) Application (3 pages) and Exhibit A (1 page); and

(3) Certification of Notification of Appeal/Request for
Variance (1 page).

Please read all of these materials carefully. If you have any questions,
please feel free to contact me or any other member of the ZBA.

Very truly yours,

Steve Bruno
Chairman, GNBA ZBA

8 South Lee Road
Niantic, CT 06357
(860) 930-2638

Abaco3@aol.com



GIANT’S NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS

Instructions for Applications

A. The application to the Giant’s Neck Beach Zoning Board of Appeals consists of three
pages, plus a one page Exhibit (Exhibit A). There is also a separate Certification of
Notification of Appeal/Request for Variance. For your application to be considered
properly filed, you must submit to the Chairman or Secretary of the ZBA:

(1) On or before the application deadline (if any such deadline applies):
(i) the signed original plus two (2) copies of the completed application form,;

(ii) a check for $150 made payable to the Giant’s Neck Beach Association (this
application fee is non-refundable);

(iii) three (3) copies of the complete legal description of the property that is the
subject of the application (this is usually found in the deed to the property, which can be
obtained from the land records on file at the East Lyme Town Hall. Please note that the
“Vision Appraisal” information sheet does NOT constitute the legal description of the

property); and

(iv) a sketch showing the dimensions of the affected property as well as all
existing building(s), proposed structure(s) or addition(s).

and

(2) Within fourteen (14) days of the filing of the application materials listed
above:

(i) the signed Certification of Notification of Appeal/Request for Variance.

Please take careful note of the substantive filing requirements and their deadlines.
Failure to submit any of the required items by the applicable deadline may invalidate
your application.

B. You must answer all questions on the application form. If a question does not apply,
please indicaté “not applicable.” If you need additional space, please attach separate
sheets of paper that clearly identify the question to which you are responding. Please also
note that photographs, architectural drawings, maps, etc., are very useful to the ZBA in
considering your application. You are encouraged to provide as much detail and
supporting information as possible with your application.



C. Specific items in the application form are addressed below:

Ttems 1-4. Applicant Information. Please provide your full name, the home
address to which you want ZBA correspondence sent, the phone number at which you
can be reached and — if you would like to be contacted via e-mail — your e-mail address.
If the applicant is not the property owner, please also provide the property owner’s full
name and address. If you are applying on another person’s behalf, please indicate the
capacity in which you are acting (attorney, etc.) and indicate the appropriate party with
whom the ZBA should communicate.

Items 5-7. Affected Property Information. The “affected property” is the
property about which you are requesting a variance or appealing a zoning decision.
Please provide the complete street address and, in item 6, the assessor’s map information
about the affected property. The assessor’s maps are available for public inspection at the
East Lyme Town Hall. Item 7 requires the applicant to identify all owners of contiguous
property and owners of property within one hundred (100) feet of the affected property.
This information can be obtained by reviewing the assessor’s maps at the East Lyme
Town Hall. Please also note that within fourteen (14) days of filing the application, you
must submit to the ZBA Chairman the separate Certification of Notification of
Appeal/Request for Variance, which certifies that you have provided notice to each of
these property owners. The form of the notice you must provide is set forth in Exhibit A
to the application. You must mail your notice to the other property owners via first-class
U.S. mail.

Items 8(A) and 9. These items relate to requests for variances. Item 8(A)
requires an explanation of the purpose of the requested variance. In response to this
question, please describe what type of variance you are seeking (for example, side-yard
setback, front-yard setback, lot size, etc.) and the nature of the proposed changes (for
example, “to add a porch™, “to build a one-car garage”, etc.).

You are required in Item 9 to describe the exceptional difficulty or unusual
hardship on which your request is based. Please note that “hardship” is central to the
ZBA’s consideration of your request. You have the burden of demonstrating that —
absent the granting of a variance — you are unable to make reasonable or practical use of
your property. Connecticut courts have stated that a valid hardship cannot be either self-
imposed or solely financial. Because a variance is granted for a property and remains in
effect for all subsequent owners, hardship is a term that applies to the conditions or
characteristics of the property and does not relate to an owner’s inability to fulfill 2
purely personal wish. The granting of variances is governed by Section 8-6(a)(3) of the
Connecticut General Statutes, and is further discussed in detail in Robert A. Fuller, Land
Use Law and Practice at Chapter 9. These sources are available at any of the state’s law
libraries.

You are strongly encouraged to familiarize yourself with the requirements for the
granting of variances and be prepared to explain at the hearing how the unusual
characteristics of your property create a legal hardship and justify the granting of a
variance.



While the following does not in any way constitute legal advice and is not
intended to be a complete list, some of the criteria the ZBA considers with respect to
variances are the following:

(i) Does the applicant have reasonable use of the property without the variance?

(i) Do extraordinary physical conditions peculiar to and inherent in the affected
property amount to more than a mere inconvenience to the owner, and do those
conditions arise out of the lot itself rather than the personal situation of the current owner
of the lot?

(iii) Would adhering to the GNBA zoning regulations deprive the applicant of
substantial rights commonly enjoyed by other owners of lots subject to the same
regulations?

Items 8(B) and 10. These items relate to appeals. If you are appealing from the
decision of the Zoning Commission, you must provide a detailed explanation of the basis
for your allegation that the Zoning Commission acted erroneously.

Item 12 requires you to submit with your application a copy of the minutes of any
Zoning Commission meeting/hearing at which action was taken with respect to the
affected property. This does not apply if you are seeking a variance without having
submitted an application to the Zoning Commission.

D. Additional Information

(i) All appeals from the Zoning Official’s decision must be filed with the
Chairman or Secretary of the ZBA within 30 days of the date of the action from which
the appeal is entered. There is no similar time limit by which a request for a variance
must be filed. You may file your application in person with or by mail to the Chairman
or Secretary of the ZBA.

(i) After your complete application has been filed, the Chairman will schedule a
public hearing. Hearings are held at the GNBA clubhouse or at such location as the
Chairman designates. You will be notified of the date and time of the hearing. You or
your representative must appear at the hearing or the ZBA may deny the application.

(iii) If the requested variance is granted in whole or in part, the applicant is
required to file the Notice of Decision setting forth the terms of the variance (“Notice™)
with the Town Clerk’s office of the Town of East Lyme. (The “Notice is prepared by the
ZBA following the hearing and forwarded to the applicant via certified mail.) The
variance will not become effective until the Notice is recorded on the land records by the
Clerk.

(iv) Appeals from the ZBA’s decisions may be taken to the Superior Court no
later than fifteen (15) days from the date when notice of the decision is published in a

newspaper.

(End — Instructions)



GIANT’S NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS

APPLICATION

Applicant Information

(1) Name: Peter J. Springsteel Architect LLC

Owner(s) of the affected property,
if different from applicant:

Mark W. Adams & Maureen M. Adams Co-Trustees

(2) Home 105 Starr Street
Address:

Mystic, CT 06355

() Phone: _860-572-7306

(4) E-Mail: peter.springsteei@snet.net

Affected Property Information

(5) Street

Address: 265 Giants Neck Road

Niantic, CT 06357

(6) East Lyme Assessor’s Map No. 04.14  LotNo. 8

(7) Contignous properties and properties within one hundred (100) feet of the affected
property. Identify all owners of property that is either contiguous to or within one hundred feet
from any point of the affected property:

Name: Address:

See attached list




(Item 7 — continued)

Narne: Address:

(Attach additional sheets if necessary)

Nature of the Application
(8) This application is a(n):

X (A) Request for variance of Section(s) 7.4.b Side Yard of the Giant’s Neck
Beach Association Zoning Regulations. The purpose of the requested variance is:

Reduce the required side yard setback to 3'9", matching the existing
non-conforming main house setback, in lieu of the required

sethack of 12'0" on the north side of the property, for a new

2-story addition.

O (B) Appeal alleging error in the Zoning Official’s actions under
Section(s) of the Giant’s Neck Beach Zoning Regulations.




(9) Ifyou are requesting a variance, describe in detail the exceptional difficulty or unusual
hardship on which your request is based. Attach additional sheets of paper if necessary.

The subject property and the existing building position are uniguely located in the

: 24 . : : i
from the public way and multiple properties across the street. The proposed design
preserves this view corridor whereas the conforming alternative will impede the view
to the detriment of the neighborhood. The hardship for the property is its unique location
in the neighborhood, the pre-existing, non-conforming position of the existing structure,
and the negative impacts of a conforming structure on the neighborhood. The non-
conforming position of the proposed addition is a reasonable use of the property

while respecting existing ne%ghborhood vistas.. )
(10) If you are alleging that the Zoning Official committed an error, explain the basis of the
allegation. Attach additional sheets of paper if necessary.

(11) Has any previous variance request or appeal been made with respect to the affected
property? _ X (NO) (YES). If yes, attach an additional sheet explaining when such
request/appeal was made, the nature of the request/appeal and the outcome.

(12) Ihave attached hereto a copy of the minutes of all Zoning Commission meetings/hearings at
which action was taken concerning the affected property.

(13) I, the applicant, hereby certify that the above information, and all information on any
attached sheets, is true and correct to the best of my knowledge and further hereby
authorize members of the Zoning Board of Appeals to inspect the affected property as they
feel necessary.

? é " atsa0

(Signeg) (Date)
\

A ]




EXHIBIT A

Ttem 7 requires the applicant to identify all owners of propeity that is either contiguous to
or within one hundred (100) feet of the affected property. The applicant must further notify all
such owners via first-class, U.S. mail, postage prepaid, and then submit to the Chairman of the
ZBA a Certification of Notification of Appeal/Request for Variance within fourteen (14) days of
the filing of the application. The Certification must attach a copy of the actual notice sent to
other property owners.

The notice required by Item 7 must be substantially similar to the following text:

Notice is hereby given that [name of applicant] has filed an application with the
Giant’s Neck Beach Zoning Board of Appeals (ZBA) for [type of application, e.g., a variance,
an appeal of the zoning official’s action, etc.] relating to property located at [street address of
affected property]. This application has been made in order to [describe nature of proposed
change to the affected property]. You may appear at the public hearing on this application
or send a representative. You may also write to the ZBA to express your position on this
matter. The date of the hearing has not necessarily yet been determined. Prior to the
hearing a legal notice will be published twice in The Day, a local newspaper of general
circulation. Such notice, which will contain the date, time and location of the hearing, will
also be filed with the records of the GNBA at the East Lyme Town Hall and posted at the
Helen Lena Clubhouse in Giant’s Neck Beach.

Written statements concerning the application or questions concerning the hearing
can be directed to the Chairman of the ZBA. The current Chairman is: Steve Bruno, 8

South Lee Road, Niantic, CT 06357. He can also be reached via e-mail at abaco3@aol.com

(End — Application)



GIANT’S NECK BEACH ASSOCIATION
ZONING BOARD OF APPEALS
Certification of Notification of Appeal/Request for Variance

I, [name of applicant], do hereby

certify that on [date], I caused to be mailed via first-class U.S. mail,

postage prepaid, to those persons identified in item 7 of the ZBA Application as owners
of property either contiguous to or within one hundred (100) feet of the affected property
(the “Notified Owners™), a notice substantially similar to the notice contained in Exhibit
A to the ZBA Application. A copy of the notice that I sent is attached hereto.

The Notified Owners are’:
Name: Address:

(Attach additional sheets)

I do hereby further certify that all information provided herein - and in any
attached sheets - is true, and T acknowledge that any false information may cause the

denial of my application or revocation of any action taken by the ZBA.

(Signed) (Date)

! The list of Notified Owners in this certification should match that set forth in response to item 7 of the
Application. If there are any differences between the lists, please explain on a separate sheet of paper.
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