
ZBA 2021-14 
117 Sunmeadow Dr - EB 

ADL 06-14-2021 
MEMORANDUM OF STAFF COMMENTS 

 

TO:  Zoning Board of Appeals 
FROM:  Adam Levitus, ZEO 
DATE:  June 14, 2021 
RE:  #2021-14 – Variance for a Side Yard for a New Pool Shed 
APPLICANT:  Marc Ulan (property owner) 
ADDRESS: 117 Sunmeadow Dr – East Berlin 

Map 17-1 Block 133 Lot 26M  
ZONE:  R-21 
 

Proposal and Background 
Marc Ulan (property owner) is requesting a variance for westerly side yard of 3 feet when 10 feet is required 
in the R-21 Zone per Berlin Zoning Regulations V.A.10 for a detached 10 foot x 20 foot accessory pool shed. 
 

Staff Comments 
According to assessor’s records, the existing house was built in approximately 2001. The property is at the end 
Sunmeadow Dr and abuts a Planned Industrial zone (rear yard). The in-ground pool in the rear yard was 
permitted in late 2020 and is nearing the end of construction. The location of the pool was updated multiple 
times before and after permit issuance, with the final as-built location shown on the survey provided in the 
application. The location of the pool is compliant with zoning requirements (12.96’ from the house, 19.00’ 
from the side property line, and 22.22’ from the rear property line per the 1/13/21 Survey). 
 
The applicant wishes to place a shed within the required side yard for accessory structures, hence the need to 
apply for a variance.  10 feet is required for a side yard for accessory structures further than 12 feet from the 
home, and although the applicant is maintaining the required 12 foot separation from the home, the proposed 
shed would only be 3 feet from the side property line. 
 

Staff did raise the question of the location of the shed to the applicant, as alternative locations would not 
require a variance (e.g., to the east of the pool). Staff understanding of the applicant’s position (per 
conversations with the applicant) is that alternative, compliant locations would not permit use of the yard 
and/or would interfere with grading on the property. 
 

Staff recommends discussion of: 
 The hardships proposed by the applicant to justify the variance request 
 The configuration of this property as compared to other lots 
 The configuration/location of the proposed shed as compared to alternatives that would comply with 

the regulations 
 

Zoning Requirements: §V.A.10  
Side Yard Required:     10 ft., minimum (for accessory structure)   
Proposed Side Yard:  3 ft 
The Town of Berlin Plan of Conservation and Development, Section II, Strategic Outline for Implementation, 
Strategy 1: Coordinate the Regulatory Structure to Support the Plan, 3) states: Any variance granted by the Zoning 
 Board of Appeals should be consistent with the standards imposed by Connecticut General Statutes in which a 
 hardship exists owing to conditions affecting a specific parcel of land, and the variance which is granted should be 
 consistent with the goals and policies of this plan and the intent of the zoning regulations. 
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● We are Marc, Lilian, and Zach Ulan

● We have recently begun making a significant 
investment on our property, to build the backyard of 
our dreams

● We are here to seek a variance on the side setback 
rule so that we can place a pool shed on the pool 
patio

● We will share the potential locations for the shed, 
and our thinking on why we believe our selected 
location is the best choice

● We appreciate the opportunity to make our case, 
and hope that you consider it as if this was your 
home, your family, and your yard

Our Purpose Today



● We have a deep commitment to our town, demonstrated through 
the investment we are making and our involvement in town 
activities

● We have been frequent volunteers for Berlin school activities and 
Berlin sports

● Lilian was an early member of Raising Berlin, is serving her second 
year on the Board of the Library, and has contributed to award 
winning scarecrows!

● Marc has coached baseball, and built a Berlin Fair Demo Derby car 
with other town dads

● Berlin is our home, and we are committed to helping it be a great 
place to live!

A Commitment to our Town



Our plan is for a simple 
shed with room for 
pool & yard storage, 
and a small changing / 
washing area

The Shed

11’4”



The Shed

It is amazing how 
many things are 
needed to maintain a 
pool - chemicals, 
cleaning tools, pool 
cover, pool toys, patio 
furniture, etc, etc, etc!



This is our lot on 
Google Earth

Our Lot



Our backyard faces the 
highway

The tire and engine 
noise can get pretty 
bad, especially in early 
evening, a time that 
we like to be outside

The Highway



Wooded area.  
Lots of room 

here...but kind 
of unusableNot a lot of 

room 
here...where 
we want to 

use it

We have a very odd 
shaped lot

It is close to .75 acre, but 
much of it is difficult to 
use

Odd Shape



Pool 

area

The sides of our yard are 
very small - not very 
good “play” area

We designed our 
backyard using the space 
directly behind the 
house, and to the left - 
the only real usable 
space

Due to elevation 
changes, the pool, play, 
and wooded areas are 
separated by short (2-3’) 
walls

Odd Shape

Play 

area

Tree 

area



1” = 16.5’

The noisy 
highway!

Play Area

Volleyball, badminton, corn hole, etc. 
in warm weather, a temporary ice 
rink in winter

Top Down

Tree area
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Location 2

Wall
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Existing tree 
privacy line

The noisy 
highway!

Wall

Location 3

Of the four potential locations for the 
shed, two are interrupted by a 2-3’ 
stone wall, and the other two 
encroach on setback requirements

Top Down

Wall



The view from the 
ground

Location 1

Location 2

Location 4

Location 3

View from the Ground



There is about 5’ 
between the pool coping 
and where the wall will 
be, which is not enough 
room for the shed

The “play” area can be 
seen on the higher 
ground

If the play area was used 
for the shed, it would 
dramatically reduce our 
usability of the space, 
causing a significant 
negative impact to the 
investment we are 
making

Location 1

Location 1



Location 2 has a similar 
problem to Location 1 
in that it bumps up 
against where the wall 
will be

The pool mechanicals 
can be seen on the 
higher ground

If the shed were 
placed by the 
mechanicals, the rear 
of it would be almost 
in our front yard, and 
very visible from the 
street

It would not look good, 
or be very useful, given 
how far it would be 
from the pool

Location 2

Location 2



Location 3 encroaches 
on the rear setback 
rule of 15’

This area is relatively 
exposed and the 
greatest opening for 
the highway noise

Our plan is to continue 
the Arborvitae line 
that can be seen to the 
right

The Arborvitae will 
provide better sound 
barrier than the shed, 
and will completely 
block the opening 
exposed in the back, 
where the warehouse 
can be seen

Location 3

Location 3



We believe location 4 
is the ideal location 
for the shed

It requires a variance to 
the 10’ side setback rule, 
which we hope you will 
grant

The white fence belongs 
to our neighbors, Ross and 
Amy Clement, who have 
their own pool

*They are very supportive 
of the shed being located 
close to the fence, as it 
will help to restore a bit of 
the privacy screen we 
both had before trees 
were removed

Location 4

Location 4

* Refer to letter from Ross and Amy



We believe that location 4 is the best solution because:

● It allows us to keep the shed near the pool, which is very important

● It makes good use of the limited space we have on our lot

● It lets us continue the Arborvitae privacy barrier to block highway noise

● The neighbors prefer this location because it will reconstitute a bit of 
the privacy barrier between our yards that was there before a set of 
trees were removed

Thank you for the opportunity to make our case, and we look forward to 
your decision

Conclusion
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From Lynn & David Plourde, 120 Sunmeadow Drive



Sallyanne and Barry Scott  
105 Sunmeadow Drive 
East Berlin, CT 06023 

June 15, 20201 
batsps53@gmail.com 

 
 

Berlin Zoning Board of Appeals 
Berlin, CT 
 
To Whom It May Concern: 
 
We are writing on behalf of our neighbors, Marc and Lilian Ulan, 
who are in need of a zoning variance.  We have been neighbors for 
about 20 years and are totally fine with the installation of their 
shed in whatever spot works for them on their property.  They 
are good neighbors and we hope you grant them their variance. 
 
 
Most sincerely, 
 
Sallyanne and Barry Scott  

 



X
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