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To:  Members of the Chaplin Zoning Board of Appeals, c/o Bill Rose, Chair
From: Sarah (Sally) Zimmerman and Allen Olsen, 46 Chaplin Street (applicants)
Re:  Variance Application for Proposed Rear Deck at 46 Chaplin Street

Date: February 11, 2022

Attached please find a variance application and supplementary materials requesting the
Commission’s consideration and review of a proposed 12° x 16” wooden deck at the rear of the
1828 structure at 46 Chaplin Street, known as the Goodell-Lincoln General Store and former
Chaplin Post Office. The proposed deck was reviewed by the Chaplin Historic District
Commission at a public hearing on February 1, 2022 at which time the Commission voted
unanimously to approve the issuance of a Certificate of Appropriateness for construction of the
deck as presented.

We submit this application for a Variance to initiate formal review of this proposal at the
upcoming February 23, 2022 meeting of the Zoning Board of Appeals (ZBA). Our goal is to seek
the Board’s input, and we hope, its approval, on this proposed variance to a significant early
structure at the heart of the historic center of Chaplin.

The 46 Chaplin Street property, in common with many properties on Chaplin Street, fails to
conform to current dimensional requirements of the Rural Agricultural Residence (RAR) use
district as contained in Article 6.2 of the Chaplin Zoning Regulations. Prior consultation with
Sue Piefer, former ZBA Chair, affirmed that the proposed deck would result in further non-
conformity of the required side yard dimension (see attached Plot Plan).

This non-conformity reflects the unusual conditions of the parcel’s history and development and
would, if enforced as presently regulated at present, cause exceptional difficulty in making any
modifications to the volume of the historic structure. Historically, at the time of the store’s
construction, about 1828, the lot on which it stood extended from the Gurley Tavern at 42
Chaplin Street, to the house at 54 Chaplin Street.

The parcel’s north lot line, running along the edge of the historic stone wharfing, was established
as it currently exists by a deed of April 6, 1845. It was at that time that Walter Goodell,
proprietor of the General Store, sold the land north of the store, along with the newly built house
at 50 Chaplin Street, to Ephraim West (Volume D, page 88, Chaplin Land Records). [The house
at 50 Chaplin was a wedding present to West and Goodell’s daughter, Caroline N. Goodell, who
married in 1846.]

The proposed deck, constructed off the rear (east) elevation of the building, will be built of
wood, cantilevered over the wharfing on the rear wall, and supported on a raised structure
approximately 6” above grade (see attached plan and elevation drawings dated 10 and 18 October
2021). It would be partially visible from north and south vantage points on Chaplin Street and
substantially invisible from Route 198/Phoenixville Road, 300 feet away. A dog-leg stair with
one landing will provide egress from the deck to grade at the northeast corner; the stair will be



finished with vertical board siding to mask the underlying structure. As a side note on safety, the
proposed deck will also provide an additional egress route from the building.

Historically the proposed deck location represents a small portion of a much larger, historic ell
building that collapsed while under repair about 1980, prior to our ownership (see images 1 and
2). While the evidence is not clear, it is even possible that the 1980 collapsed ell was itself a
remnant of the larger carriage shed ell on the south side of the store, seen in image 3 from the
1930s. Thus, prior to 1980, the area of the proposed deck structure was entirely encompassed
within a much larger ell and that historically, the building at 46 Chaplin Street was very much
larger than at present.

In summary, we believe the conditions that necessitate this variance are:

1) limited to the extraordinary circumstances of 46 Chaplin Street’s 19" century historical
development,

and that

2) the proposed deck is in harmony with the general purpose and intent of the zoning
regulation to promote “the public health, safety, [and] general welfare, and [regulate] all
uses of land and the uses of buildings” in Chaplin,

and that

3) this application to vary enforcement of the zoning regulations can be found, following
due consideration by the ZBA, to conserve “the public health, safety, convenience,
welfare and property values” of Chaplin because it “especially affects” this parcel, but
does not affect the RAR district generally,

and that

4) a literal enforcement of the zoning regulations would result in an exceptional difficulty
by essentially precluding any modification of the exterior dimensions of the historic store
building,

and that

5) substantial justice can be done, and the public safety and welfare secured, in that the use
proposed by the deck structure is one that is generally allowed for in the district.

We welcome the chance to receive yours and our neighbors’ comments on this proposal. We
look forward to discussing it with you and thank the Board for its consideration.
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mmer man and Allen Olsen
6 Beaufort Road, #2
Jamaica Plain, MA 02130
781 698 8591
sjzpreservation@gmail.com/aleols@aol.com
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Record & Retum to:

Sarah J. Zimmerman and Allen E. Olsen
13 North Street
Lexington, MA 02420

TRUSTEE’S DEED - STATUTORY FORM

1, VIRGINIA WAYNE TALBOT HARBAUGI, of Charlottesville, Virginia, Trustee under the
VIRGINIA WAYNE TALBOT HARBAUGH REVOCABLE TRUST AGREEMENT dated June
22, 2005, duly qualified as trustee (hereinafter "Grantor")

for consideration of Forty Thousand and 00/100ths (840,000.00) Dollars paid

grant to SARAH J. ZIMMERMAN and ALLEN E. OLSEN, both of the Town of Lexington,
County of Middlesex and Commonwealth of Massachusctts (hereinalter "Grantees") as JOINT
TENANTS with rights of survivorship

with TRUSTEE’S COVENANTS

Two (2) certain tracts or parcels of land with buildings thereon situated in the Town of Chaplin,
County of Windham and State of Connecticut, on the easterly side of Chaplin Street and bounded
and described as follows, to wit:-

PARCEL 1

A certain piece or parcel of land, with a former store building thereon, situated on the casterly side of
Chaplin Street in the Village of Chaplin, Town of Chaplin, County of Windham and bounded and
described as follows;

Beginning at an iron bound at the southwesterly corner of land now or formerly of William and
Virginia Harbaugh in the casterly line of said Street, the line runs thence N 87° 00" E 175 feet
adjoining said Harbaugh land and along the northerly edge of the foundation stones under said
building on the premises included herein to an iron bound; thence S 1°46" E 40 feet along remaining
land now or formerly of Douglas G. Christiec and Margaret R. Christic to an iron bound; thence S 87°
00" W 175 feet along remaining fand now or formerly of said Christic to the easterly line of said
Street; thence N 4° 05> W 40 feet along the casterly line of said Strect to place of beginning,
Containing .16 acres more or less.

Said parcel is identified in the Chaplin Assessor’s records as Lot 6 on aerial map 75.

CONVEYANCE TAX RECEIVED

STATE $.300.9°7
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PARCEL 2

A certain piece or parcel of land situated in said Town of Chaplin and bounded and described as
follows:

Beginning at an iron pipe or pipe al the southwesterly corner hereof and the southeasterly comer of
land of Christopher Penny Bickford and Roberta R. Bickford, said iron pin or pipe being N 87° 00" E
175 feet from the easterly line of Chaplin Street, thence N 87° 00" E in a continuation of the
southerly line of said Bickford along land deeded 1o Steven J. and Catherine W. Smith about 195 feet
to the westerly line of State Highway #198; thence N 24° 45" E about 44 feet along the westerly line
of State Highway #198 to a C.H.D. monument at other Jand now or formerly of William H.
Harbaugh and Virginia W. Harbaugh; thence S 87° 00’ W about 216 feet along other land now or
formerly of William H. Harbaugh and Virginia W. Harbaugh to land of said Bickfords; thence S 1°
46" E 40 feet along land of said Bickfords 1o the point and place of beginning.

Said parcel is identified in the Chaplin Assessor’s records as Lot 7-1 on aerial map 75.

The above two (2) parcels had been consolidated into one parcel known as 46 Chaplin Street as set
forth in Quit Claim Deed dated August 18, 2005, and recorded September 12,2005, in Volume 84 at
Page 326 of the Chaplin Land Records.

SAID PREMISES ARE CONVEYED SUBJECT TO:

Any and all provisions of any ordinance, municipal regulation or public or private Jaw.

Taxes in favor of the Town of Chaplin on the Grand List of October 1, 2013, second half, and
thereafter, not yet due and payable, which taxes the Graniees herein assume and agree 1o pay.

Notice regarding historic district ordinance dated March 20, 1980, and recorded in Volume 38 at
Page 721 of the Chaplin Land Records.

REFERENCE IS HEREBY MADE to a Quit Claim Deed dated August 18, 2005, and recorded
September 12, 2005, in Volume 84 at Page 326 of the Chaplin Land Records.

Signed this _ﬂf___ day of Ok p]f{mﬁfwﬂ,___, 2014,

witness

wiltn



COMMONWEALTH OF VIRGINIA )

. ) ss.
eo%‘\(or‘ C hawatel 21U )
On this the _ngy‘%day of _%{ _M‘_f(g’{ , 2014, before me, the undersigned

officer, personally appeared VIRGINIA WAYNE TALBOT HARBAUGH, Trustee, knownto me
(or satisfactorily proven) to be the person whose name is subscribed to the within instrament and
acknowledged that she executed the same for the purposes therein contained, in such capacity, as her
free act and deed.

N WITNESS WHEREOF, I hereunto set my hand and official seal.

I

Notary Public . .
My Commission Expires: _{ @< go, Loty

COMMONWEALTH OF VIRGINIA
MY COMMISSION EXPIRES JUNE 30, 2018
COMMISSION # 7512282

Latest mailing address of Grantees:

No. and Street 13 North Street
City_ _lexinglon =
State MA __ Zip.__.__02420

Received for Record at Chaplin, CT
On 09/14/2014 At 12,28:00 pm
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TOWN OF CHAPLIN HISTORIC DISTRICT COMMISSION
APPLICATION FOR A CERTIFICATE OF APPROPRIATENESS

The fee for the publication of a legal notice is $75 payable to “Town of Chaplin” with
application. Please deliver three copies of this application to the Chaplin HDC
Chairman through the Town Clerk at Town Hall.

Name of applicant(s): S;o’faft\ %WW W\d/\.,; / /"’1 len Oken

Applicant’s address, phone nu @Land emall 'éf(P GL‘E—{/&/) W0(02-3§
Pavston = (o Repm: £2 BosonMA 02020 181 (AL €A/

e - O
SJ)Z‘ actc‘JKr s na?n{] mlr(,s's, one # (if applicable): [ nove CM C',Cf C{)}(Cf')

Architect’s name, addregss, phone # (if apphcable) QYM esn {
|20 Maﬁ% Glowcester MA019%20 (01290 €010

' Y. edo
Location of property if different from applicant’s address: wwao Calum . ')L
Al Chapfen QVM

Written des&g)&on of work o be done including maferials to be used. Use additional pages if

necessary: ucl” (o' X.12' Wi (éos '74‘ Smﬁ»‘f@-_;
dﬁcﬂé woll br atcecsed via. rear exit qund wild Nclusle. 2'wide

Code = Cyapliaat”, d@éﬁéwwnm% Jtadip Yo
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\@%%Y%ﬁor phﬁ?ﬁ%{)}%ﬂﬂgﬁ,l%pos > woﬂ?LPleaqu I‘A(‘IP{A Znaﬁ&DW&

applwatlon

Name & address of nearest neighbors to the property concerned:
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Signature of HDC Official: _ Ol A f Q Ve r/ / ‘/ 20 L —
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