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DEPARTMENT OF DEVELOPMENT SERVICES – PLANNING DIVISION  
REPORT: Request for Use Variance, Fogata Mexican Restaurant, 580 
Farmington Ave for consideration October 6, 2020 

 
 

STAFF REPORT 
 
TO:   Zoning Board of Appeals (ZBA) 
PREPARED BY:  Kate Montgomery, Consultant 
   oneplan@hartford.gov 
 
PROJECT:    Fogata Mexican Restaurant 

580 Farmington Ave 
   PARCEL ID: 134-304-055 
   ENERGOV ID: COMM -2020-0259 
 
ZONE:   MX-1 Multi-Use Mix 
 
TYPE: Request for Variance from Section 3.2.1 Table of Principal Uses, per 

Section 1.3.6 of Hartford Zoning Regulations, Last Amended June 5, 
2020  

  
APPLICANT:  Ron's Properties, LLC / Marina Sasonov 
   
OWNER:  Ron's Properties, LLC / Marina Sasonov 
   

Location Map 
(Red Dot at 580 Farmington Ave) 

mailto:oneplan@hartford.gov
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BACKGROUND INFORMATION  
The following paragraph is from the letter included with the application, dated September 14, 2020: 

The 2,000 SF space at 580 Farmington, currently occupied by Fogata Mexican Restaurant, was 
previously occupied by Metro Café. Operating between 2015 and 2020, the space was vacant for 
15 years, as detailed in the letter included with the application.  

The applicant is requesting a variance from section 3.2.1 Table of Principal Uses, to add an 
accessory Drinking Places Use to the existing non-conforming Eating Places Use, both of which are 
not permitted in the MX-1 district.  

KEY APPLICATION TIMELINES 
• Application Submission Date: September 14, 2020
• Date Application Accepted as Complete: September 16, 2020
• Application Date of Receipt: October 6, 2020 (sooner of either: date of next regularly

scheduled meeting, or 35 days after acceptance of complete application)
• Public Hearing is scheduled to open on Tuesday, October 6, 2020; Open Hearing Deadline:

Thursday, December 10, 2020
• Close Hearing Deadline (if opens October 6, 2020): Tuesday November 10, 2020
• CT General Statutes Sec.8-7D allow that the applicant may consent to one or more

extensions of time, provided the total extension of all time periods shall not be for longer
than 65 days*.

• On March 10, 2020, State of Connecticut Governor Ned Lamont declared a public health
and civil preparedness emergency (“state of emergency”) as a result of coronavirus disease
2019 (COVID-19) outbreak and pandemic.

• On March 14, 2020, Governor Lamont issued Executive Order No. 7B, which contains
relief and directives for conducting public meetings to protect public health and safety
during the state of emergency, effective immediately and to remain in effect for the duration
of the state of emergency, unless earlier modified or terminated.

• On March 21, 2020, Governor Lamont issued Executive Order No. 7I, which contains
directives related to public noticing requirements and extensions of time limits during the
state of emergency, effective immediately and to remain in effect for the duration of the state
of emergency, unless earlier modified or terminated.
• Notice of Hearing requirements of Zoning Regulations Sections 1.3.1.D and 1.3.6.C are

suspended and modified as follows during the state of emergency:
o In lieu of published notice in a newspaper, a municipality single notice published

electronically on a municipality’s website at least 10 days in advance of the
scheduled public hearing (Executive Order No, 7I, Section 19, Subpart (c)).

o In lieu of mailed notice to nearby property owners, either:
1) Electronic mail notification, if electronic mailing addresses are known; or
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2) Post a physical, weatherproof sign of at least two feet by three feet in
area, in a prominent location on the subject property (containing
necessary information); or

3) Mail letters via regular U.S. mail to addresses provided by the
municipality or agency.

*Time periods that may pass or expire during the state of emergency may be further
extended by no more than an additional 90 days, for a total of 155 extension days available, 
which may be applied towards all time periods, as needed 

LEGAL STANDARD 
The ZBA shall have the power under Chapter 124 of the Connecticut General Statues to vary the 
application of the zoning laws, ordinances, or regulations when the conditions affecting a particular 
parcel but not the general district cause exceptional difficulty or unusual hardship to that substantial 
justice will be done and the public safety and welfare secured, provided that the zoning regulations 
may specify the extent to which uses shall not be permitted by variance in districts in which such 
uses are not otherwise allowed. The board must take into consideration conserving the public health, 
safety, convenience, welfare, and property value solely with respect to the affected parcel. (City of 
Hartford Zoning Board of Appeals Bylaws, Article II, Sec. 3) 

STANDARD SPECIFIC TO THE USE  
Zoning Regulations, Section 1.3.6.J(3): A variance is only effective after a certified copy of the 
approved variance is filed in the office of the city clerk and recorded in the city land records in 
accordance with the general statutes. 

Zoning Regulations, Section 1.5.3 Nonconforming Uses: The eating place use is an existing 
nonconforming use on the parcel.   
B. Accessory Uses. “A nonconforming principle use does not allow the right to establish a new 
accessory use where the proposed accessory use either would constitute the expansion of the 
nonconforming use or would establish a new nonconforming use.” 

Zoning Regulations, Figure 2.2-A Table of Districts:  
MX-1 Multi-Use District: “…is a lower intensity district intended to be compatible with adjacent 
historic neighborhoods. This district includes office, institutional, and/or residential uses in a mix of 
lower scaled General, Apartment, Row, House A, and House B Building Types.” 
MS-1 Main Street District: To the east of the parcel in question, this district “is along historic main 
streets and at neighborhood nodes, the MS-1 district is characterized by low scale storefront 
buildings and houses converted to commercial uses, all fronting pedestrian friendly sidewalks. 
Ground floor storefronts contain a mix of retail and service uses [including eating and drinking 
places], while upper stories may include office and residential uses.” 

Zoning Regulations, Section 3.2.1 Table of Principal Uses: Drinking Places is not a permitted 
use in the MX-1 District. The use is permitted in the adjacent MS-1 district but requires a special 
permit.  

Zoning Regulations, Section 3.1.1 General Provisions:  
B. “Each of the principle uses may function as either a principle use or accessory use on a lot, unless 
otherwise specified.” The Drinking Places Use is an accessory use for purpose of this variance 
request. 



580 Farmington Ave 4 

Zoning Regulations, Section 3.3.5.I Drinking Places.   
(4) Approval of Drinking Places with Eating Places: The parcel meets all conditions listed in this 
section which allows for “administrative approval of an application by an eating place for the sale of 
alcoholic beverages subject to all of the following conditions: (a)The sale of alcoholic beverages shall 
be subordinate and incidental to the use of the premises as an eating place...”   

APPLICANT’S STATEMENT OF HARDSHIP 
The following statements are from the letter included with the application. 
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FINDING OF FACTS

• The subject property is located in MX-1 Multi-Use Mix District and to the west of the MS-1
Main Street District which is the West End Neighborhood’s small commercial district including
neighborhood retail, neighborhood service, residential, office, and at least three eating places
with drinking places.

Zoning Map, 580 Farmington shown at the red dot, is located in the MX-1 District, the MS-1 Main 
Street District to the east is a commercial center of the West End Neighborhood. 

Aerial Map of Farmington Ave/West End Main Street District, orange icons are eating places, 
turquoise are known eating places with drinking place use (3), Google Imagery 2020. 

• The parcel holds a one-story, 6,000 SF building constructed around 1950 which is predominately
used as medical office space but also holds a 2,000 SF space fitted for restaurant use.

• The parcel is 14,800 SF and the site includes a 9 parking spaces, accessible ramps, patio, lawn
space, and planting beds.

• The Zoning Regulations have no minimum parking requirements.
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• The parcel is located within the Sisson – South Whitney National Historic District and is
surrounded by residential historic districts to the north and south.

• The current lease agreement for the restaurant space occupied by Fogata Mexican Restaurant,
LLC is July 15, 2020 through January 14, 2021. The tenant is not expected to renew the lease
without approval of the requested variance and liquor permit. See attachment for full lease
agreement.

• The tenant and owner of Fogata Mexican Restaurant, LLC has a restaurant at 931 Broad St,
Hartford called El Nuevo Sarape Restaurant, which has both eating and drinking place uses. The
owner attributes the continued success of that restaurant to the sale of liquor supplementing the
sale of food.

• The main entrance for the space occupied by Fogata Mexican Restaurant is on the corner side of
the parcel on Tremont Street with a small sign on the building facing Farmington Ave.

Looking north up Tremont Street at corner side of the parcel and restaurant space entrance and 
outdoor cafe, staff image September 2020.  
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Looking east on Tremont at the restaurance entrance and outdoor cafe, staff image September 2020. 

Looking north from the corner of Propsect Ave and Tremont Street, limited view of restarant, 
building next door is also a medical office, Google Street View, June 2019. 
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Parking in rear in rear yard viewed from Tremont Street, 7pm Tuesday, September 22, 2020. 

Looking south on Tremont at corner side of parcel, location of restaurance entrance and outdoor 
cafe, staff image September 2020. 
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COMMENTS RECEIVED (DEPARTMENTS, AGENCIES, NRZS, PUBLIC)  
No comments were received from the West End Civic Association NRZ as of September 29, 2020. 

ANALYSIS  
The opening of Metro Café in 2015, prior to the rezoning of Hartford in 2016, establishes the 
Eating Places Use as an existing non-conforming use on the parcel.  

The applicant is requesting a variance from section 3.2.1 Table of Principal Uses, to allow for an 
accessory Drinking Places Use in addition to the existing non-conforming Eating Places Use. The 
drinking place use is not permitted in the MX-1 District per Section 3.2.1. The addition of the 
accessory use will constitute an expansion of a nonconforming use.   

The applicant states that the limited onsite parking, nine spaces shared by the restaurant space and 
offices, make the space unattractive to prospective tenants. Site conditions limit the availability of 
on-site parking, however there are no minimum parking requirements established by the Zoning 
Regulations.  
According to the applicant, the parcel has a history of challenges with the rental of the Restaurant Space, 
including: 
• The space in question was vacant for 15 years prior to the opening of the Metro Cafe in 2015.
• Metro Cafe survived for five years but closed permanently in 2020 due to the conditions created

by COVID-19.
• The owner of Fogata Mexican Restaurant, and current lessee of the Restaurant Space, is not

expected to renew their lease without the option of a liquor permit to supplement restaurant
costs and will leave the space vacant, but not necessarily “non-rentable.”

• Significant renovation and investment is required to alter the space to support a use other than
eating place.

These circumstances are financial in nature and affected by conditions other than the strict 
application of the Zoning Regulations.  

The Restaurant Space also faces the challenge of low visibility due to its entrance location on the 
corner side of the building rather than on Farmington Ave. The challenge of having an entrance on 
a residential street may be a factor that warrants substantial hardship for additional signage, but not 
for the requested variance. Any future occupant of the space would face these same challenges of 
limited parking and low visibility from the primary street that have plagued the current tenant and 
parcel owner. These conditions supports the zoning of the parcel as a lower intensity Multi-Use 
District rather than as a need to add an additional accessory use.    

The absence of an accessory Drinking Place Use does not deprive the applicant of reasonable use of 
the land or buildings. The Eating Place Use, with proposed accessory Drinking Places Use, is not in 
harmony with the purpose and intent of the MX-1 Multi-Use District, which is defined as including 
“office, institutional, and/or residential uses in a mix of lower scaled General, Apartment, Row, 
House A, and House B Building Types.” Therefore, it is not permitted in the MX-1 district per  
Section 3.2.1 Table of Principal Uses as a primary or accessory use in this District.  
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STAFF RECOMMENDATION  
Staff does not recommend approval of this application. Due to the absence of a hardship 
that meets all of the finding facts of 1.3.6.F. 

A draft resolution follows. 

ATTACHMENTS
1. Application
2. Letter of Request for Use Variance
3. Lease Agreement
4. Metro Café Floor Plans dated 3-30-2015, from Hartford’s scanned document viewer

REVIEWED AND EDITED BY,

_______________________ 
Aimee Chambers, Director 
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CITY OF HARTFORD 
ZONING BOARD OF APPEALS 

DRAFT VARIANCE APPROVAL RESOLUTION 
580 FARMINGTON AVE  

  
Whereas,  The City of Hartford Zoning Board of Appeals (the “ZBA”) has reviewed the request for 

Variance from the Zoning Regulations Section 3.2.1 Table of Principal Uses, per Section 
1.3.6 of Hartford Zoning Regulations, Last Amended June 5, 2020.  

Whereas, The subject property is located at 580 Farmington Ave and holds a one-story, 6,000 SF 
building constructed around 1950 which is predominately used as medical office space 
but also holds a 2,000 SF space outfitted for restaurant use (hearinafter the “Restaurant 
Space”); and 

Whereas, The Restaurant Space was vacant for fifteen (15) years prior to 2015 when the property 
owner opened Metro Café, which falls within the definition of Eating Place Use, to 
mitigate the financial loss of the vacant space; and 

Whereas, The subject parcel is located in the MX-1 Multi-Use Mix District in the West End 
Neighborhood; and 

 
Whereas, The Restaurant Space is occupied by Fogata Mexican Restaurant, LLC opened in 2020 

by Angelica Garcia following the closing of Metro Café; and  

Whereas, The current tenant proposes to continue the Eating Place Use as Fogata Mexican 
Restaurant and apply for a Liquor Permit to add Drinking Place Use to the restaurant; and 

Whereas, The MX-1 Multi-Use Mix District does not permit Eating Place or Drinking Place uses 
per Section 3.2.1 of the Zoning Regulations; and 

Whereas, The Eating Place Use is an existing non-conforming use permitted to continue per section 
1.5.3 of the Zoning Regulations; and 

Whereas, The Eating Place Use with proposed accessory Drinking Place Use is not in harmony 
with the purpose and intent of the MX-1 District; and 

Whereas, The current lease agreement for the restaurant space occupied by Fogata Mexican 
Restaurant, LLC began in July 15, 2020 and is set to expire January 14, 2021; and 
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Whereas, The tenant is not expected to renew the lease without approval of the requested variance 
and liquor permit due to the financial challenges of running the restaurant without liquor 
sales to supplement the sale of food; and 

Whereas, The parcel is 14,800 SF and the site includes nine (9) parking spaces in the rear yard; 
shared between all three building tenants; and  

Whereas, The Zoning Regulations due not state any minimum parking requirements; and  

Whereas, The floor plan of the Restaurant Space, requires significant renovation to support a use  
other than eating places, which have not been financially feasible in this space; and 
 

Whereas,  The parcels to the east of the subject parcel are in the MS-1 Main Street District and 
create the West End Neighborhood’s small commercial district, including neighborhood 
retail, neighborhood service, residential, office, and at least three eating places with 
drinking place uses; and   

Whereas,  The Zoning Board of Appeals does not find the proposed request for Variance to warrant 
relief from strict compliance with the provisions of the Zoning Regulations; and 

Now Therefore Be It 

 Resolved, The City of Hartford Zoning Board of Appeals hereby denies the requested variance from 
Zoning Regulations Section 3.2.1, to allow for an Eating Place with accessory Drinking 
Place Use at 580 Farmington Ave. 

Be It Further, 

Resolved, This 6th day of October 2020. 

 
 
 



DDS- Planning & Zoning: Plan
Review Application

Submission date: 14 September 2020, 7:37PM

Receipt number: 33

Question Response
Application Type
Check all that apply: Variance
Property Information
Property Address: 580 Farmington Ave, Hartford, CT 06105, USA

Map
(41.7664771, -72.7120714)

Zoning District: MX-1
Parcel ID: 134-304-055
Property Owner: Ron's Properties, LLC
Address of Property Owner: 1 PEASLEE HILL, WEST HARTFORD, CT,

06117
Email: msasonov@hotmail.com
Applicant

Plese check if "Applicant is the same as
"Property Owner"

Name of Applicant: Ron's Properties, LLC
File Date: 09/14/2020
Address: 1 Peaslee Hill, West Hartford, CT 06117 Map

(41.7729299, -72.77884159999999)
Phone: 860-977-4545
Email: msasonov@hotmail.com
Primary Point of Contact
Name: Marina Sasonov
Phone: 860-977-4545
Email msasonov@hotmail.com
Project Narrative
Please describe your application action(s) and
provide as much detail as possible. Attach
additional pages if necessary:

Please see attached letter dated 09/14/2020-
REQUEST FOR USE VARIANCE - 580
FARMINGTON AVENUE

Zoning Map Change Application
Proposed Zone:
Describe the existing use of land and buildings
in the zone change area:
Reason for this request:
Zoning Appeal Application

1 of 3

https://www.google.com/maps/search/?api=1&query=41.7664771,%20-72.7120714
https://www.google.com/maps/search/?api=1&query=41.7729299,%20-72.77884159999999
KMontgomery
Typewritten Text
Attachment 1.



Are you an aggrieved party?
Permit or Violation Number:
State your reason for appealing the decision of
the administrator or enforcement officer:
Variance Application
Please state the paticular hardship* or
unnecessary difficulty that prompts this
application and the site the section of the
zoning regulations that you are seeking relief
from:

Please see attached letter dated 09/14/2020

Subdivision Application
Number of lots to be created:
Area of each lot in square feet:
Street frontage of each of the new lots in feet:
Lot Combination Application
Addresses of lots to be combined
Map/Block/Lot for each property to be
combined:
Liquor Permit Application
Please upload a copy of your State of CT
Liquor Permit below.
Sign Permit Application
1. Is this sign proposed outside of the building
line?
Maximum extention from building line:
2. Is this sign proposed outside of the street
line?
Maximum extension from the Street line
3. Is the sign luminated?
4. Engineer Name (if any):
Phone:
Address:
5. Minimum distance from lowest point to the
sidewalk:
6. Maximum height of sign from lowest point of
established grade:
7. Distance from the nearest outdoor sign:
8. Square feet of surface for one face of the
sign:
9. Wording of the sign (include all words):
Description of work (upload additional files if
necessary)

Upload any supporting materials below. Letter_Zoning Board of Appeals 09-14-20.pdf
Lease_Signed_Fogata Mexican
Restaurant_07-14-20.pdf

2 of 3

https://admin.us.openforms.com/Results/ResponseFile?fileId=43352fc2-e5bf-4be6-9074-13d2559ce270&fileName=Letter_Zoning%20Board%20of%20Appeals%2009-14-20.pdf
https://admin.us.openforms.com/Results/ResponseFile?fileId=e4890590-592d-4056-8c0c-e58a8b3223a7&fileName=Lease_Signed_Fogata%20Mexican%20Restaurant_07-14-20.pdf


Signatures
Signature of Applicant

Link to signature
Printed Name of Applicant: MARINA SASONOV, MEMBER OF RON'S

PROPERTIES, LLC
Date: 09/14/2020
Signature of Property Owner:

Link to signature
Printed Name of Property Owner: MARINA SASONOV, MEMBER OF RON'S

PROPERTIES, LLC
Date: 09/14/2020

3 of 3

https://admin.us.openforms.com/Results/GetSignatureImage?answerId=7387424
https://admin.us.openforms.com/Results/GetSignatureImage?answerId=7387427
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Attachment 4. Metro Cafe Floor PlansSource: Hartford Scanned Document Viewer 
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