TOWN OF WESTON
LAND USE DEPARTMENT
Town Hall Annex * 24 School Road * Weston, Connecticut 06883

STAFF MEMORANDUM

TO: Members of the Zoning Board of Appeals

FROM: Richelle Hodza, Land Use Director

DATE:  July 23,2026

RE: Application No. ZBA 2026-1, 8 Laurel Lake East (MBL 20-2-20)
Request for Variance from Zoning Regulation § 311.6
Public Hearing July 28, 2026

This memorandum is a public record. It is being placed in the application file and provided to the Board, the
applicants, the applicants' counsel, and posted on the ZBA webpages. It will be presented at the public hearing so
that all participants may address it. The memorandum summarizes materials currently in the file and identifies
factual and procedural matters that may require clarification. It does not resolve disputed facts, determine legal
title, or recommend approval or denial. Findings of fact, credibility, and the existence of exceptional difficulty or
unusual hardship are for the Board.

I. Application and Relief Requested

David P. Coprio and Marina P. Coprio seek a variance from Zoning Regulations § 311.6 to permit construction of
a single-family dwelling and related site improvements on the portion of the property located east of Laurel Lake
East.

The application relies on Map No. 2951 for the following areas: 2.0002 acres west of the road, 0.2604 acre within
the road, and 1.0991 acres east of the road, for a stated total of 3.3597 acres. The submitted development plan
places the proposed dwelling, sewage disposal system, water supply, driveway, grading, and related improvements
on the easterly section.

The application states that the westerly section is substantially occupied by Laurel Lake and wetland soils and
asserts that construction on that section is not practicable. It further asserts that § 311.6 prevents construction on
the easterly section and thereby makes the property unbuildable and removes its economic value. No appraisal or
other qualified valuation analysis is included in the present file.

The application and public notice identify § 311.6 as the regulation from which relief is requested. The application
uses the phrase “two continuous acres”; the regulation uses the phrase “two contiguous acres.”

II. Regulatory Provisions and Scope of the Pending Application

* Section 311.4. Land reserved for or used as a road, right-of-way, or accessway is not counted toward minimum
lot area. Land under water and soils classified as very poorly drained may satisfy no more than twenty percent
of the minimum lot-area requirement. The text does not impose that same twenty-percent limitation on soils
classified only as poorly drained.

* Section 311.5. This section addresses permits for permitted uses on existing lots that do not meet current area or
dimensional requirements. Its conditions include the lot's ownership and recording status at the relevant
regulatory date, compliance when the deed was recorded, ownership of contiguous or directly across-road land,
and compliance with setbacks and other requirements insofar as possible.

* Section 311.6. A parcel divided by a road or another listed feature does not meet the minimum-area requirement
unless it contains at least two contiguous acres, and construction must occur on the section containing those two
contiguous acres.

* Sections 321.4 through 321.6. The R-2A district requires a two-acre lot, the prescribed lot rectangle, width and
frontage, and applicable setbacks.

The pending application seeks relief from § 311.6 only. The present file does not contain a complete, final zoning-
compliance table addressing §§ 311.4, 311.5, 311.6, 321.4, 321.5, and 321.6. The Board's action on the variance
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would not constitute approval under the inland wetlands, public health, floodplain, driveway, building, or other
separately administered requirements.

III. Map and Land-Record Materials Identified by Staff

1. Map No. 1245, dated September 1957 and filed March 28, 1958, depicts a holding of approximately 6.05 acres
associated with Edward J. Wormley. It shows a 4.009-acre northerly area and a 2.059-acre southerly area
containing Laurel Lake, crossed by a fifty-foot right-of-way from Lords Highway.

2. The map identified in the staff file as Map No. 1984, dated December 4, 1967 and filed March 26, 1968, depicts
the same general configuration and identifies Wormley ownership. The map number and filing reference
should be checked against the certified land-record copy before the map is marked as an exhibit.

3. Map No. 2689, the Ward subdivision plan, was approved by the Planning and Zoning Commission on January
19, 1981 and filed January 20, 1981. It depicts Laurel Lake East as a road. The subject property is not shown
as a lot within that subdivision.

4. Map No. 2719, dated August 19, 1981 and filed August 26, 1981, depicts the Wormley holding as one 6.0520-
acre tract.

5. Map No. 2951, dated August 24, 1981 and filed January 17, 1986, depicts Plot A as 2.6923 acres, containing
the residence now known as 107 Lords Highway, and Plot B as 3.3597 acres, the subject property. The owner,
health-district, and Planning and Zoning Commission approval blocks on the copy reviewed by staff appear
blank. The map was filed before the July 1, 1986 effective date shown in the current regulations for the
amendment to § 311.4.

These maps depict the property at different times. Standing alone, they do not establish the date or instrument by
which separate title to Plot B was created, whether any Planning and Zoning Commission action was legally
required, or the effect of later conveyances. These matters require review of the recorded deeds, any referenced
maps, and available Commission records. I do not suggest that my research was exhaustive; and the applicant may
have additional maps or further deeds or records that I was unable to locate as a matter of course.

Ownership and Conveyance Information in the Current File

Correspondence submitted by the current owner of 107 Lords Highway states that the applicants acquired 107
Lords Highway and the subject property together in 1996 and conveyed 107 Lords Highway in 1999 while
retaining the subject property. Two other letters in the file refer to the same general history. Those statements have
not yet been confirmed through certified copies of the deeds.

The file references instruments at Volume 54, Page 250; Volume 76, Page 472; Volume 234, Page 897; and
Volume 284, Page 265 of the Weston Land Records, together with the 1999 conveyance of 107 Lords Highway.
Review of those instruments would assist in identifying the chain of title, the dates of separate ownership, land
held in common ownership, and any references to Map No. 2951 or other filed maps.

The ownership and conveyance history may be relevant to the Board's review of § 311.5, CGS § 8-26a, and the
source of any claimed hardship. No conclusion on those matters is stated in this memorandum. The applicants'
identity, reputation, or prior development experience is not a fact relevant to the merits; the relevant record consists
of documented property conditions, ownership, conveyances, regulations, and approvals.

V. Current Survey, Soils, Wetlands, Health, and Site-Plan Record

* Survey and acreage. The application includes a survey and development plan for the proposed easterly work,
but the current file does not contain a present Class A-2 existing-conditions survey of the entire property
confirming the westerly, road, and easterly acreages. Map No. 2951 states that the westerly area exceeds two
acres by 0.0002 acre, approximately 8.7 square feet. A whole-property survey should therefore report square
feet and acreage to at least four decimal places, rather than only to the nearest hundredth of an acre.

* Soils and water. No field delineation and acreage tabulation by a qualified soil scientist is in the application file.
The tabulation would need to distinguish, by parcel section, ordinary upland, poorly drained soils, very poorly
drained soils, and land under water, while avoiding double counting where mapped categories overlap. Using
the Map No. 2951 figures only, 3.0993 acres remain after subtracting the stated road area. If the combined area
of land under water and very poorly drained soils exceeds 1.4993 acres, fewer than two acres would be
countable under § 311.4. This is an arithmetic illustration based on the old map figures, not a finding as to
actual conditions.
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* Inland wetlands and watercourses. No application to the Conservation Commission acting as the inland
wetlands agency, and no decision by that agency, is in the current record. The presence of Laurel Lake or
wetland soils does not by itself constitute that agency’s decision that development is prohibited. Likewise, the
ZBA should not assume that a western or eastern development alternative would be approved. Any regulated
activity remains subject to the entirely separate inland-wetlands process.

* Health review. The application includes Aspetuck Health District materials concerning the proposed sewage-
disposal design and a plan review dated September 22, 2025. The file should clarify whether a final approval to
construct has issued and what conditions or additional approvals remain. Health review does not determine
zoning compliance.

* Other dimensions and site conditions. The present record should be reviewed to confirm the location of the
170-foot by 200-foot rectangle, required width at the proposed dwelling, frontage, setbacks, building coverage,
driveway geometry, grading, retaining structures, drainage, and any floodplain requirements. Any technical
conclusions should be based on plans or reports placed in the hearing record.

VI. Information That Would Assist the Board

1. A current Class A-2 existing-conditions survey of the entire parcel, reporting the area of each parcel section and
the road area in square feet and acres to sufficient precision.

2. A field delineation and acreage table prepared by a qualified soil scientist, separating land under water, very
poorly drained soils, poorly drained soils, and uplands by parcel section.

3. Certified copies of the referenced deeds, the 1999 conveyance of 107 Lords Highway, and a title chronology
identifying contiguous or directly across-road lands held by the owners or their predecessors on the dates
relevant to §§ 311.4,311.5, and 311.6.

4. The complete historical texts and effective dates of the pertinent versions of §§ 311.4, 311.5, and 311.6,

together with any Planning and Zoning Commission records bearing on the status of Maps Nos. 2719 and
2951.

5. A zoning-compliance table for §§ 311.4, 311.5, 311.6, 321.4, 321.5, and 321.6, based on the current survey and
plans, identifying any relief in addition to the variance that has been noticed.

6. A comparison of reasonable development alternatives on the westerly and easterly sections, addressing the
dwelling, well, sewage disposal, driveway, grading, wetlands or watercourse work, and other necessary
improvements. A final wetlands decision would be relevant if the applicants rely on the legal unavailability of
the westerly section.

7. Clarification of the Health District approval status and any Town Engineer, driveway, fire-access, floodplain,
drainage, retaining-wall, ledge-removal, or blasting review that may apply to the proposed easterly plan.

8. A qualified appraisal or comparable valuation analysis if the applicants continue to rely on a claim that
application of the regulation removes all reasonable economic use or value.

VII. Public-Hearing and Record Procedures

» Application record. Documents, maps, photographs, videos, staff materials, and technical reports considered by
the Board should be identified and placed in the public hearing record. The applicants should have a reasonable
opportunity to respond to staff materials and information submitted by others.

* Public correspondence. Letters and testimony are part of the record. The Board determines their relevance and
weight. Statements concerning title, drainage, or other technical matters should be distinguished from certified
land records and qualified expert evidence.

* Site observations. A member who visits the property should disclose material observations on the record so that
the applicants and public may respond. A site visit attended by a quorum is a meeting subject to applicable
notice and public-access requirements.

* Board communications. Questions to staff and discussion among Board members concerning the merits should
occur during the noticed meeting or hearing and be reflected in the record, rather than through group electronic
communications outside the meeting.
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 Continuation and decision. The Board may continue the hearing to a date certain within the applicable statutory
period. (The next regular meeting is August 25 which falls within the allowed 35-day period). Applicant
consent is required for any extension beyond that. Four concurring votes are required to grant the variance. Any
decision should identify the regulation and relief decided, state the Board's reasons, and refer to the specific
plan or plans upon which the decision is based.

This memorandum offers no recommendation on the merits. The maps identified herein and file materials are
available on the ZBA webpages and will be available at the public hearing and will note any additional
submissions received before or during the hearing.
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