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TOWN OF SOUTHINGTON 

ZONING BOARD OF APPEALS 

WEDNESDAY APRIL 25, 2012 

 

 Chairman Robert Salka called the Public Hearing and Regular 

meeting of the Southington Zoning Board of Appeals to order at 7:00 

o’clock, p.m. in the Town Council Chambers with the following members 

in attendance: 

 Jeffrey Gworek, Matthew O’Keefe, Joseph LaPorte & Bryan Wysong  

        

 Alternates: Thomas Lombardi 

    Ronald Bohigian 

    Dee Ahern 

     

 Others:  Rob Librandi, Zoning Enforcement Officer 

      

   

 A quorum was determined. 

   

 The Pledge of Allegiance to the American Flag was recited by 

everyone in attendance. 

 The Chair explained the procedure to be followed in the 

presentation of an application and advised should their appeal be 

approved they file it with the Town Clerk’s Office as soon as they 

receive the formal approval in the mail before starting any work.  You 

have one year to begin the project.   

 

ROBERT SALKA, Chairman, presiding: 

APPROVAL OF MINUTES – April 10, 2012 

 Mr. O’Keefe made a motion to approve the Minutes as presented.  

Mr. LaPorte seconded.  Motion passed unanimously on a voice vote. 

 

NEW BUSINESS: 

 A. APPEAL #5913A, Application of Pack Tracks Inc. for a 65.9’ 

distance variance to 434.1 where 500’ is required to allow the use of 

a kennel near a residential (R-40) zone under Sections 5-01, 5-02 & 

15-04 of the Zoning Regulations, 1177 West Street, property of Roger 

C. Tolles in an I-2 zone. 

 MS. KIRKWOOD:  My name is Kristina Kirkwood and I’m from 

Harwinton.  And, we currently have the business at 1177 West Street. 
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 MS. SHAW:  Wendy Shaw, Farmington. 

 MS. GRAVEL:  Kim Gravel, Avon. 

 MS. KIRKWOOD:  All three of us are the business owners.  And, our 

goal today is to get approved so we can go forward with 24-hour day 

care for our business.  There is nothing like it in the area.  And, we 

are applying for a variance because we are 434’ away from a 

residential area and we are supposed to be 500’. We’re trying to get a 

variance for that 66’. 

 THE CHAIR:  Okay. 

 MS. KIRKWOOD:  From property line to property line, we are 517’ 

away. It’s the building that is --- I’m sorry. The property line is 

434’ and the building is actually 517’ away. 

 MR. LAPORTE:  What is your business there? 

 MS. KIRKWOOD:   Pack Tracks Country Club. 

 MS. SHAW:  We’re a dog day care. 

 MR. LAPORTE:  Dog day care. 

 THE CHAIR: Maybe you can explain to the board exactly what it is 

you are going to be doing with this kennel. Hours of operation. You 

know, those kinds of things. Otherwise, we can just ask you a whole 

lot of questions but maybe just go through and you know, tell us a 

little bit about what the operation entails. 

 MS. KIRKWOOD:  Basically, we would just be extending the hours.  

We are currently a dog day care where we care for people’s pets while 

they are away at work.  We do want to try and accommodate people that 

work third shift.  It will also help create more jobs for people that 

would be working that third shift overnight. 

 We wouldn’t be putting up kennels or changing anything with the 

building.  Like I said, we would just be extending our hours to 

accommodate people who need to leave their pets with us on overnights. 

 MS. SHAW:  Basically, it is going to run like a kennel but 

without the leaving the dogs alone, okay.  So dogs are normally left 

in their kennel overnight, left in cages and then someone leaves and 

they come back in the morning. 

 This would be with an attendant there at all times.  The dogs 

would not be caged.  It would basically the same thing that happens 

during the day during daycare at night. 

 So there would be no structural changes to the building as she 

said.  It will be a 24 hour service rather than a 6:30 to 6:30 like we 

are now.  Does that make sense? 
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 THE CHAIR:  I understand.  Go ahead. 

 MS. SHAW:  Okay.  We’re just basically trying to create something 

that as far as we know does not happen where dogs are not left 

unattended. It a homelike environment.  The dogs would be cared for.  

Minimizing of the barking, obviously. 

 I have a video to show you.  You can’t even hear it from the mail 

box, never mind across the street where the house that is within the 

434’. 

 But our main argument is where the dogs are going to be is 517’ 

from where the house is.  It’s the end of our property line to their, 

the beginning of their property line and that’s the 434. 

 So, where the dogs are actually going to be is over the 500’. 

 And, it’s an industrial zone.  And, it has been a running day 

care for 7 years. We’ve owned it for 7 months.  We’ve already been 

approved by the state so it is just an issue of making sure we’re in 

accordance with the town. 

 MR. LAPORTE:  Are you going to train does there? Is that – 

 MS. SHAW:  We do.  Yup.  I have classroom Monday nights up until 

8:00 pm.  I know we’ve never had any complaints or issues. 

 MR. O’KEEFE: Will the dogs be outside after dark? 

 MS. SHAW:  Yes, for a quick bathroom break.  And, then back 

inside. 

 THE CHAIR:  I’m sorry. Say that again? 

 MS. SHAW: Yes, for quick bathroom breaks and then back inside. 

 So, they’ll be sleeping.  I mean, it’s they’ll be playing all day 

and they’ll be tired by the time night time comes.  They’ll go out for 

the bathroom breaks and then go back inside. 

 MR. O’KEEFE:  So, is it fair to say that when a dog goes out at 

night, the dog will be supervised – 

 MS. SHAW:  Yes, absolutely.  One hundred percent of the time.  

There is somebody there all the time. 

 MR. BOHIGIAN: But they wouldn’t be left out running around out 

there.   That would be for bathroom. 

 MS. SHAW:  No, five minutes, tops.  Back in.   Into a 2,000 sf, 

with rubber matting and cinderblocks so the noise control is very 

good. 

 THE CHAIR:  Is there any --- is, with the dogs, um, is that any 

of that open?  It’s not an open kennel where even though they are 
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going to be on mats, et cetera, is there any way that if they start 

barking that the noise is going to come outside the building?  There’s 

no, it’s not  open at all other than when they’re outside for that 5 

minute break? 

 MS. SHAW:  Correct, yes. 

 THE CHAIR: Otherwise, they are enclosed inside. 

 MS. SHAW: They get --- yup.  Yes. 

 MR. LAPORTE:  Can you tell me what your hardship is up there? 

 MS. SHAW:  Our hardship?  I mean, it would be able to create a 

lot more jobs if we’re able to do this.  For us, it allows us to have 

an income and it allows us to succeed quicker as a business.  I think 

it will bring people outside this town to here who will also shop at 

other places in Southington, pump gas in Southington, do other 

business in Southington. 

 As far as I know, there is no other kennel in Southington. 

 MR. LAPORTE:  That’s not a hardship.  That’s not a hardship. 

 MR. WYSONG:  Mr. Chairman, can I ask a question? 

 THE CHAIR:  Sure. 

 MR. WYSONG: What triggers this appeal? 

 THE CHAIR:  The distance uh – 

 MR. WYSONG:  The change of hours? 

 THE CHAIR: No.  The distance. 

 MR. WYSONG:  A distance change there, I didn’t gather, I didn’t 

hear this was a new building. 

 MS. SHAW:  It’s not.  We are not structurally changing. 

 MR.  LIBRANDI:  The use is being changed from a kennel use.  So 

you need 500’ from the property line – 

 MR. WYSONG:  The use?  I haven’t heard. 

 MANY VOICES:  It’s not.  It’s not being changed. 

 THE CHAIR:  Please! 

 MR. LIBRANDI:  The use is being changed from a day care to a 

kennel and in the regulations it states that a kennel has to be 500’ 

away from a residential zone. 
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 MS. KIRKWOOD:  Except that we are not having kennels. It’s just 

going to be the overnight.  The dogs will never be crated.  We’re not 

putting kennels up. 

 MR. LIBRANDI:  The term of it --- you know, we depict it as a 

kennel.  There’s no other way.  Even if you’re going to keep the dogs 

overnight, there is no other description that we have in our 

regulations. 

 MS. SHAW: Yes, the dogs are there 24 hours. 

 MR. LIBRANDI:  And, this is what you are applying for, a kennel. 

 MS. SHAW: Yes, the dogs will be there 24 hours. 

 MR. LIBRANDI:  This could be a kennel. 

 MS. SHAW:  Yup. 

 MR. O’KEEFE:  Well, by definition a kennel is any premises on 

which 4 or more dogs, 6 months or older are kept. 

 MS. SHAW:  That’s already happening now. 

 MR. LAPORTE:  They still need a hardship.  I haven’t heard one, 

yet. 

 MS. SHAW:  The hardship is we’ve been open for 7 months and have 

not been paid.  Completely volunteer. We are – 

 MR. LAPORTE:  A financial thing is not a hardship. 

 MS. SHAW:  Then what classifies a hardship? 

 MR.LAPORTE:  You have  --- a hardship would be if someone had a 

house that a boulder that couldn’t be moved or something like that. 

 MS. SHAW:  I mean, I think our clients would think it’s a 

hardship that they can’t have the service that they inquire about 

every day. 

 MS. KIRKWOOD:   Clients right now are driving in from all over 

the place to bring their dogs to kennel because they don’t have a 

place they’re comfortable with in the area to leave their dogs. 

 MR. BOHIGIAN:  It’s a question. It’s a day care now, correct? 

 MR. LIBRANDI:  Yes. 

 MR. BOHIGIAN:  And, if it stayed a day care it would still 

operate? 

 MR. LIBRANDI: Yes. It was approved for a day care, yes. 
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 MR. BOHIGIAN:  So, what, explain to me then in terms what’s the 

difference between a kennel and a day care? 

 MR.  LIBRANDI:  Well, a kennel can, it’s considered as overnight.  

Once you go overnight and you have the animals there overnight then we 

would consider that a kennel. 

 MR. BOHIGIAN:  So, the day care currently there now, they cannot 

stay overnight and they have to leave the premises sometime that same 

day? 

 MR. LIBRANDI:  Yes. 

 THE CHAIR:  Well, I guess the real question is that when you read 

the definition, even today, then, that is classified as kennel. 

 MR. O’KEEFE:    I can’t see how it wouldn’t be. 

 THE CHAIR:  Okay.  That’s what I got from what you read.  Even 

though it was called a day care, in fact, what they have today is a 

kennel.  The only thing they’re really doing ---- which means it’s not 

in --- it’s not within our regulation today.  And, because we are 

changing the definition from a day care which in fact today it is a 

kennel.  And, it will be a kennel tomorrow, if we approve it. 

 So, right now, they are not in compliance already. 

 MR. LIBRANDI:  Well, they were approved previously to have a day 

care there. 

 THE CHAIR:  Okay. 

 MR. LIBRANDI:  In terms of what – 

 MR. O’KEEFE:  I suppose you could debate the word:  kept.  You 

know is kept, does that imply overnight as opposed to – 

 MR. LIBRANDI:  I think in terms of a kennel, that definition 

would most likely refer to a residential zone where they would limit 

the amount of animals in a home.  Whereas, if you have more than three 

animals you would have to register them and you would be considered a 

kennel.  So that wouldn’t be allowed in a residential --- I think 

that’s to limit the amount of animals that somebody could have at 

their home. 

 THE CHAIR:  Okay.  Do we have any other questions of the 

applicant? 

 Sure? 

 MR. GWOREK:  How many dogs do you anticipate overnight? 

 MS. SHAW:  I think we max out at 25.  Right now we have about an 

average of 25 to 35 during the day. 
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 MR. GWOREK:  Now, do you expect that to stay during the night, 

that many clients? 

 MS. SHAW:  Yah, it would be an overnight while people are on 

vacation. 

 THE CHAIR:  And, how many attendants --- I’m sorry.  Go ahead. 

 (Pause) 

 How many attendants will you have overnight? 

 MS. SHAW:  Two. 

 THE CHAIR:  You’ll have two? 

 MS. SHAW:  Um-hum. 

 MR. O’KEEFE:  When you take the dogs out overnight, I am looking 

at your property, and the north side of your property is the side 

that’s within 500’ of the residential zone. 

 MS. SHAW:  Yup. 

 MR. O’KEEFE:  And, if you are taking them out at night, where 

would you be taking them out?  Would you be taking them out south of 

the building?  Would you take them out east of the building?  Would 

you take them out north? 

 MS. SHAW:  Yah, are you looking at the little map? 

 MR. O’KEEFE:  I am looking at the large map. 

 MS. SHAW: Oh, okay.  Right where --- where the word “site” is is 

where our fence is. 

 MR. O’KEEFE:  Okay.  So you would be taking them out to the west 

of the building? 

 MS. SHAW: Yes. 

 MR. O’KEEFE:  And, you would not take them out to the north of 

the building? 

 MS. SHAW:  There’s no fence, yet.  We anticipate building a fence 

as soon as we can on the north side. 

 MR. O’KEEFE:  If we were to approve something and say that no 

dogs could be taken out to the north, then you wouldn’t be able to 

build a fence and you’d have to take them out to the west at night. 

 I’m trying to think in terms of keeping the dogs 500’. 

 MR. LIBRANDI: Isn’t there already fencing? 
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 MS. SHAW: Yah, there is fencing in the back. There was fencing in 

the front that fell down in the snow storm two years ago. 

 MR. LIBRANDI: So, it is on the north side that they do have the 

fencing in. 

 MR. GWOREK:  It extends north of the footprint currently.  And, 

then it goes east. 

 MR. O’KEEFE:  Okay. 

 (Pause) 

 THE CHAIR:  The layout that I’m looking at, where it says “the 

site”.   

 MS. SHAW:  Um-hum. 

 THE CHAIR:  And, in front of the building which is, when you are 

looking north, you’ve got West Street.  So that would be the --- if 

you are going to take the animals out to the back, that would be the 

east side, is that correct? 

 MR. O’KEEFE:  The word “site” is to the east of the building.  

 THE CHAIR:  That’s correct.  And, where would you take the dogs 

out? 

 MS. SHAW: I apologize.  Not where the “site” is. It’s to the --- 

I’m sorry. 

 (Pause) 

 This is the back of our building.  It’s right here. This is where 

our fence is.  So, it’s closer to the residential. 

 THE CHAIR:  So, it would be on the north side?  The dogs would be 

going out on the north side. 

 MS. SHAW: Yah. 

 THE CHAIR:  Okay. 

 MS. SHAW:  And, then there is a fence that we could put here.  

There was already one there. 

 THE CHAIR:  And, that would be on the south side, next to Curtis 

Street. 

 MS. SHAW:  Yes.  Sorry. 

 THE CHAIR:  That’s okay.  Just want to make sure I’ve got this 

thing oriented right. 

 MS. SHAW:  I don’t know north, west. I have trouble with that. 
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 THE CHAIR:  Okay.  Any other additional questions of the 

applicant? 

 MR.BOHIGIAN:  I have one question:  where is the hardship, I 

mean, not the hardship, the line.  Is it from the property line or 

from the building? 

 MR. LIBRANDI:  It’s from the property line. 

 THE CHAIR:  Is that it? 

 MS. SHAW:  I think so.  

 Do you have anything else? 

 MR. WYSONG:  I have one question:  do you under any circumstances 

currently keep dogs overnight? 

 MS. SHAW: No.  We are not allowed to. 

 THE CHAIR: Okay.  Thank you. 

 MS. SHAW:  Thank you. 

 Is there anyone here speaking in favor of this application?  

 Okay, go ahead. If we have a number, why don’t we just line up.  

And, go one right after the other. 

 SPEAKER:  Hi, good evening, Town Council.  I am a town taxpayer 

and also a very happy customer of Pack Tracks Day Care. Their work, 

work ethic is beyond reproach. 

 I fully support their new plan to expand their hours and have an 

overnight day care.  This is a unique and exciting business concept.  

I know of no other dog-related business that is taking this approach. 

 With an attendant on site, there should not be any concern about 

the digs behavior or potential barking.  If you have a dog, then you 

know they mostly sleep at night.  With a person there to reassure 

them, there should --- should any of them get started, they easily 

quiet down. 

 I would not anticipate any issues given the owners unique 

approach to staffing on site overnight day care.  In addition, let’s 

remember, the property on West Street is becoming more commercially 

zoned every day.  Nearby residents are fully aware of that. 

 We should support and applaud these owners of Pack Tracks for 

their contribution to our town’s economic development.  This type of 

entrepreneurial effort brings new life to our community. This unique 

business concept will draw others to our town who will shop in our 

stores, pump at our gas stations and eat in our restaurants. 
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 Let’s give them our full support and not make it harder for them 

to expand their business in our great town.  Please grant them 

authority to proceed. 

 Thank you. 

 Sincerely, Joan Kiley. 

 THE CHAIR:  Would you like that entered into the record?  Joan?  

Would you like that entered into the record? 

 (Submitted for the record) 

 Go ahead. 

 NELLIE SHEPARD:  My name is Nellie Shepard and I didn’t realize 

we had to bring in a written – 

 THE CHAIR:  No, you don’t. 

 MS. SHEPARD:  Okay, good.  Because I don’t have one. 

 THE CHAIR:  That’s okay. 

 MS. SHEPARD:  I’m speaking on behalf of the type of animals that 

you find in a place like this.  And, the animals that are selected to 

attend a day care like this are very carefully screened.  They have to 

have every shot imaginable that the dog needs.  They have to have a 

veterinarian recommendation.  And, they have also have to have very 

good behavior.  You can imagine a pack of dogs together and if they’re 

not well behaved terrible things happen.  And, so in a place like this 

you really do need a special kind of dog as well as special kind of 

attendants taking care of them. 

 Just to make it short, I certainly would like to see this 

approved.  My dog is there and he’s a registered therapy dog and 

that’s the type of dog you’ll find there.  A dog that gets along with 

all people and dogs. 

 I am just speaking on behalf of the dogs. 

 THE CHAIR:  Thank you. 

 SPEAKER:  Good evening.  I am just going to wing it.  My name is 

Gary (Inaudible).  I live at 62 Pine Drive here in Southington.  I’m a 

taxpayer and a homeowner. 

 I’m much in favor of this business.  This is a very unique 

business. I am a dog owner and I am a client of theirs.  I want you to 

know that when you go into this business, in the day care existing 

now, your dog has to go through a temperament test with these people.  

It’s not just any dog that is let in there as other people have said. 

 So you really have dogs that are controllable.  And, if they’re 

not and they don’t have the temperament to be in a place like that 
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with other dogs, they really aren’t accepted.  That’s something very 

interesting to know. 

 Currently, when I need a kennel and to put my dog somewhere 

overnight when I have to go away, I have to go to Cheshire.  And, 

that’s where I go.  There’s a kennel in Cheshire.   

 And, when you walk into a kennel and walk into this place, you 

are going to realize that this is not a kennel. You could call it by 

definition, it is not.  There is no kennel anywhere I have ever been 

that has an attendant after 9:00 pm.  The dogs are usually all put 

into crates and they’re done for the night. 

 And, at 6:00 am the next morning, an attendant comes in and 

nobody knows if those dogs were barking from the minute they left to 

the minute they came back. This can’t happen there. 

 You know, I also want everyone to know that we have to encourage 

our current business people to expand their business because jobs – 

these are jobs that are going to be available for our kids that are 

coming home from college for the summer.  I think it’s a wonderful 

opportunity for young people to have something local like this that 

they can make a few bucks here in Southington. 

 And, like other people said, maybe on the way filling up with 

gas, going to Target across the street.  And, we are talking about 

West Street.  When I’m up on West Street going to the doctor’s across 

the street, all you hear is 84.  You don’t hear dogs barking 

currently.  

 I live on Pine Drive. It’s in back of Target.  All I hear is 84. 

I have a dog and there are dogs in my neighborhood.  You don’t hear 

them because you hear 84. 

 I just want you guys to know that this is not what people think 

of as a kennel.  This is a day care that wants to extend their hours.  

They’re currently allowed to be there.  If they wanted to go to 10:00 

at night, they wouldn’t even have to be here right now. It’s the fact 

that I think when they get over midnight is when it clicks into our 

heads that this is now a kennel. 

 But let’s look at it as an overnight day care.  You don’t have to 

necessarily be bringing your dog there because you are going away.  

Maybe I’m going to the casino at night and I don’t want my dog to be 

alone.  It’s thundering and lightening, whatever.  It’s a dog day 

care.   

 And, that’s what these people are really trying to do is extend 

their existing business, extend the hours, just like the store across 

the street that may now close at 9:00 and decide he wants to expand h 

is business and stay open to midnight or 2:00 or 3:00. 



12 

 

 I think we should give these people every opportunity to do that 

and I think that they will be a valuable service to this community.  

And, I really urge you to help them. 

 And, another thing, the building to building is over the legal 

limit.  The dogs are never going to be in the front of that building 

because that is West Street. If anyone would put my dog on West 

Street, I’d be a little upset about that. 

 But these dogs are all going to be within the building and behind 

it.  And, all of those places that those dogs can go, and currently 

go, are within the 500’ distance. 

 So, I really urge you to place consider changing it and going 

with these people and giving them a chance because they do now 

actually do what they are asking for a variance to do.  Just at a 

different time of day. 

 Thank you very much. 

 MARY SARGENT:  Hi, my name is Mary Sargent and I live on Mount 

Vernon Road and I am here with my husband. 

 What he said, exactly.  I am going to make this even shorter and 

sweeter. 

 I’m the mother of 2 very spoiled dogs and I would never take them 

anywhere else.  We don’t go away on vacation because we have no one to 

watch our dogs.  And, I’ve had experiences with other pet sitters 

coming into our home where I’ve had my prescriptions stolen, had other 

things happening in my home and I don’t feel comfortable with the 

situation. 

 When I met these girls, I was so proud of them.  These three 

business women coming into our town.  And, I just want to support 

them. 

 MICHELE PIERCE:  I’ve been a resident in Southington for over 15 

years.  And, I’m here to support the girls over at Pack Tracks. 

 I adopted a dog in August from down south.  He had extreme 

separation anxiety.  I didn’t know where to turn.  And, I honestly say 

these girls saved us from giving this dog back to Labs for Rescue. 

 We had such a difficult time because he had been abandoned.  

These women have years and years of trained experience. They offer 

excellent classes for new owners of dogs and for dogs that have some 

various issues like my Tucker, who I can honestly say they’ve brought 

a long way. 

 An issue for me is if I want to go on vacation, I can’t send him 

to a kennel.  I think of a kennel as dogs who stay overnight in cages 

where they are not exposed to other dogs and you have to pay extra to 

get a half hour of play time.  
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 The thing at Pack Tracks that I think is phenomenal is that the 

dogs play constantly.  They’re under constant supervision.  These 

women watch them. They have video cameras inside and out so you can 

see whether you are in or out the activity of the dogs.  And, there is 

always somebody with them, which I find very comforting as a dog 

owner. 

 And, I can’t say enough about how much it would help me as well 

as plenty of other families in town to be able to know that we can 

leave our dog overnight, go on vacation and not stress about wondering 

whether the dog is in a kennel in a crate for hours at a time where 

you have to pay extra money just to have a half hour of playtime a 

couple of times a day. 

 These dogs, I mean, I just think they have a wonderful time when 

they’re there.  I could think it could bring a lot of business to the 

town.  Because there is nothing like it around.  I’ve researched 

plenty of areas and I think the closest place that has a day care 

similar is over 25 miles away and it’s still not comparable to what 

these women want to do. 

 I really commend them for their efforts and I think you should 

support it. 

 Thank you. 

 (Name):  129 Greystone Avenue in Bristol.  And, I’m going to be 

brief because everyone has said everything.  My only point is that I 

am from Bristol.  So, the other speakers have been from Southington.  

There’s a lot of people that come from out of town.  There’s people 

from Plainville, someone from New Hartford.  So, you know, you’re 

getting people from other towns because there is nothing like this in 

their town. 

 We have never boarded our animals before and we usually take them 

on vacation with us.  But you know, if there was something like this 

in Southington, we would definitely use it. 

 I mean, the girls are very skilled.  Trained.  Our dog goes to 

day care.  Obedience class.  Play dates on Saturday.  He comes home 

exhausted.   

 So, it’s definitely worthwhile for this community and for all of 

us.  

 Thank you.  

 SPEAKER:  I will keep this short.  Everybody has really said I 

think everything there is to be said.  My name is Patricia Hawkins.  

I’m also a resident of Bristol.  Right now I don’t have anywhere that 

I would feel comfortable leaving my pets for the  fact they would be 

left unattended in  a regular kennel somewhere else, like somebody 

said, probably barking all night. 
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 We own four dogs.  I’ve known these three women since they had 

their small little business in Unionville.  They know what they’re 

doing.  As an owner of four rescue dogs, they’ve helped me through 

with every dog that I own, who are very well mannered thanks to them. 

 And, I truly support this.  I would use this.  And, now, I mean, 

there is nowhere else for us to bring our dogs.  And, I really hope 

that you help support them. 

 I am a small business owner.  They’re small business owners.  We 

need to help our small business owners. 

 Thank you. 

 LINDA TRUDELL:  Good evening, my name is Linda Trudell and I’m 

from Beech Avenue in Terryville. 

 I just come to you and ask to please support them. They’re 

wonderful. I have five dogs.  I would not leave my home with those 

dogs being there with anyone.  They are my children.  My husband died 

two years ago.  When I have to go on vacation, I have no one to take 

care of my animals. 

 I would definitely use this business.  And, I beg of you, please 

let this go through.  I think it would be wonderful for the community 

and ask you already heard, all of the other people in the room that 

have spoken would definitely like to use the business at night. 

 Thank you. 

 THE CHAIR: Is there anyone else speaking in favor of this 

application? 

 (No response) 

 Is there anyone opposing this application? 

 (No response) 

 Anyone opposing? 

 (No response) 

 Hearing none, this application is closed. 

 THE CHAIR:  Can the applicant please come forward, again?  One of 

them. 

 Can I have a motion to reopen this application? 

 MR. WYSONG:  Motion to reopen the application. 

 MR. O’KEEFE:  Second. 

 (Motion passed unanimously on a voice vote.) 
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 THE CHAIR:  We reopened the application. Go ahead. 

 MR. O’KEEFE:  A question for the applicant.  As I read what’s 

permitted, it talks about providing kennel use.  It says:  offices for 

practice of veterinary medicine, animal hospitals and kennel, 

providing the kennel use is more than 500’ away which implies the use 

of the kennel as opposed to the property line.  So my question becomes 

would you, if we were to grant this application, make a fenced area 

either to the south of the building or to the east of the building as 

opposed to the north of the building which would be 500’ away? 

 MS. SHAW:  We can.  But I believe our current fence is within the     

517’ as well. 

 MR. O’KEEFE:  But if you were talking about using it for night 

time and we were to say you could have dogs after 6:00 pm – 

 MS. SHAW:  We’ll do whatever you want. 

 MR. O’KEEFE:  That’s what I’m --- 

 (Applause) 

 MR. BOHIGIAN:  As a stipulation. 

 MR. O’KEEFE:  As a condition.  Okay. 

 MS. SHAW: Yes. 

 MR. BOHIGIAN:  Does that meet the – 

 MR. LIBRANDI:  Well, in terms of what we were going by, it was 

the property line.  If it is, if it does say the use, we have to go by 

what the use is. 

 MR. O’KEEFE:  We’re saying 5.01.2 subsection i.  Section 5, Page 

11. 

 (Pause) 

 MR. LIBRANDI:  If it meets the use requirement, then it should be 

okay. 

 THE CHAIR:  Because I think one of the --- I think the major 

overriding issue is not, call it a kennel, call it whatever you want, 

and that’s going to be for the residential area for the noise.  I 

think that is what this board is probably most concerned about.  At 

least that is what I am concerned about. 

 You know, you’ve got the R-40 and the rest of it is zoned 

business or industrial.  Um, I want everyone to know that this board 

certainly supports small business and business in general.  But again, 

we’ve got to be concerned about – 

 MS. SHAW:  I understand. 
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 THE CHAIR:  --- all the other aspects of it.  And, from what I’m 

hearing now, the regulation is basically, as read, basically saying 

the building itself, um, is within the 500’.  Then with that fact, 

we’re probably in good shape then. 

 MR. O’KEEFE:  I think that if we stipulate that it be to the west 

or to the south – 

 THE CHAIR:  To the south or the east.  You mean east. 

 MR. O’KEEFE:  Right. 

 MR. BOHIGIAN:  In back within the 500’. 

 THE CHAIR:  Within the 500’, yes. 

 Okay. 

 MR. GWOREK:  Am I allowed to ask another question? 

 THE CHAIR:  Sure.  It’s still open. 

 MR. GWOREK:  Right on Curtis Street, I know it’s zoned I-1, but 

there are residential houses a lot closer than 500’ correct? 

 MS. SHAW:  Um-hum. 

 MR. GWOREK:  Have you ever heard any complaints or anything?  

Nothing? 

 MS. SHAW: No.  As far as I know the previous owners didn’t, 

either. 

 THE CHAIR:  And, no one really came forward. 

 MR.LIBRANDI:  One of the issues I may have, sometimes the line, 

you know, is that if this does get approved and there is a timeline or 

something in terms of dogs being outside, it is going to be really 

hard to enforce it if we do get a complaint, you know, going out there 

and trying to --- a random dog barking.  How could we really make --- 

and they make a complaint about the business over here. 

 It is going to be really hard to you know, tell that person, that 

listen, it’s not this business then as a kennel that the dogs are 

barking in the area. 

 And, if it is at night, there is no one that is going to enforce 

these regulations.  So, you know, that’s – 

 THE CHAIR:   But I guess the real question comes in, they’re 

within the regulation.  According to the regulation there, then 

there’s not much --- I understand exactly what you are saying.  And, I 

don’t know whether we could stipulate this for one year and then 

revisit it.  You know, if everything goes well, then it’s not an 

issue.  But if it becomes an issue, then we can deal with it then.  



17 

 

This way it doesn’t leave it unlimited.  Because once we approve it, 

with no timeline on it, it is there forever.  And, that might be a 

possibility and I’ll again leave that to the board and whoever wants 

to make the motion. 

 FROM THE AUDIENCE:    The use is within 500.  That’s legal. 

 THE CHAIR: But according to the regulation itself, um, when we 

talk property line, but it has been read in the regulations, it sounds 

like you are within. 

 FROM THE AUDIENCE:  Right.  Because of the building. 

 MR. BOHIGIAN: You’ve got to go to the podium. 

 MS.SHAW:  Basically, the argument is that the building itself is 

within 500. It’s 517’.  It’s the property line, which is beyond our 

mail box and down more on Mr. Tolles’ property where you are measuring 

it from.  So even the fenced in yard we have now is still within the 

500’. 

 THE CHAIR: Okay.  Thank you. 

 MR. BOHIGIAN:  I have a question.  Have you measured that at all? 

 MR. LIBRANDI:  Have I measured it?  No.  We have the plans that 

were given to us that we base it off of and the GIS computer system. 

 THE CHAIR:  Okay.  Any other questions? 

 (No response) 

 Thank you. 

 MS. SHAW:  Thank you. 

 THE CHAIR:  Is there anyone again speaking in favor? 

 (No response) 

 Anyone opposing? 

 (No response) 

 This application is closed. 

 Thank you. 
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 B. APPEAL #5914A, Application of Strollo Bros. & Sons Inc. 

d/b/a  STrollo’s Towing Service for special exception approval for the 

use of the proposed unit as a motor vehicle towing & truck repair 

facility under Section 5-02.3A, 11-03 & 15-0 of the Zoning 

Regulations, 172 Lazy Lane, Unit #10, property of Lazy Lane Industrial 

Park LLC in an I-2 zone. 

 SEAN STROLLO:  Hi, good evening Commission members.  I was 

previously approved the last year for a facility on 22 Triano Drive.  

I am asking for a temporary facility at this --- 172 Lazy Lane, which 

is across the street while I build my building across the street.  Try 

to get over there a little bit faster than I’m going right now. 

 I’m still going to do the facility on 22 Triano Drive.  I am just 

waiting for some things to go down with the builder and stuff.  So I 

am hoping to be in    before the end of the year, but I was going to 

ask for a two year temporary stay at this facility at 172 Lazy Lane.  

That’s what I’m here for this evening. 

 MR. LAPORTE:  Do you do all of your work inside? 

 MR. STROLLO:  Yes, yes.  And, actually even uh, one of the 

neighbors came over to my facility in Cheshire and all of the vehicles 

will be towed to Cheshire also temporarily while I am in the process 

in between. 

 THE CHAIR:  Why don’t you just go through a little bit and 

explain        what you plan on doing at this – 

 MR. STROLLO:  Basically – 

 THE CHAIR:  -- we know what you are going to do with the 

permanent site, but – 

 MR. STROLLO:  Yes. 

 THE CHAIR:  -- why don’t you explain? 

 MR. STROLLO: Basically, the operation for the facility, the Lazy 

Lane facility will be 9:00 to 4:00.  Because I am going to have people 

from Cheshire come over and work there 9:00 to 4:00.   

 And, also, I have to park tow trucks in Southington in order to 

be on the rotation list in order to do the highway.  So I am trying to 

get trucks registered in Southington and the facility at least on the 

board so then I am generating some revenue. 

 Like I said, I didn’t intend for the building to take as long as 

it has taken.  No winter this year affected my business a little bit 

and I’m trying to get things together so I can do the project. 

 MR. LAPORTE:  How many tow trucks do you have? 

 MR. STROLLO:  How many tow trucks?  Ten. 
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 MR. LAPORTE:  And, where do you keep them? 

 MR. STROLLO:  All in Cheshire. 

 MR. LAPORTE:  None are going to be parked outside up there? 

 MR. STROLLO:  Everything will go inside in Southington, yes. 

 MR. LIBRANDI:  There also is a proposed area for storage that is 

going to be on this site. 

 MR. STROLLO: Very – like two spots.  So, it’s not – I don’t need 

to – I have a 12 acre facility in Cheshire.  I really don’t need the 

space, as I told you all last year. 

 THE CHAIR:  So, basically, you are going to store two tow trucks 

– 

 MR. STROLLO:  Two tow trucks interior. 

 THE CHAIR:  -- when they are dispatched between 9:00 and 4:00. 

 MR. STROLLO:  They will be dispatched between 9:00 and 4:00 

there.  If we have an emergency where there has been a truck accident 

on 84 or something, they’ll be dispatched, right. 

 THE CHAIR:  Okay.  And, then the trucks will be towed to 

Cheshire. 

 MR. STROLLO:  Cheshire. 

 THE CHAIR:  Under this scenario. 

 MR. STROLLO:  Yes. 

 THE CHAIR:  So basically, there is going to be nothing happening 

other than it’s going to be an office with two tow trucks. 

 MR. STROLLO:  And, then I’ll do some minor repair in the facility 

like truck repair.  No car. Just truck repair. 

 MR. BOHIGIAN:  Inside the building. 

 MR. STROLLO:  Inside the building. 

 THE CHAIR:  And, that’s basically the tractors themselves. 

 MR. STROLLO:  Yes, just the tractors.  No trailers.  There is no 

room there for me to bring a trailer. 

 THE CHAIR:  Right.  Okay. 

 MR. STROLLO:  And, basically, it’s a two year temporary deal.  

It’s just, I want to give myself room if something, God forbid, ever 

happened to me where you know, it got delayed.  I wouldn’t want the 

(inaudible) to do the other building, you know. 
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 THE CHAIR:  Okay. 

 MR. O’KEEFE:  And, this is only until #10 that you are talking 

about? 

 MR. STROLLO:  Yes.  It’s actually a double unit.  It’s about 2200 

sf. 

 MR. O’KEEFE:  And, you currently have this under lease? 

 MR. STROLLO:  I have a deposit. 

 MR. O’KEEFE:  Okay, because the question standing relative to the 

application if it’s not under a lease. 

 MR. STROLLO:  Excuse me? 

 MR. O’KEEFFE:  The application has to be signed by the owner or 

an applicant who has to have standing.  To have standing you have to 

have some legal interest in the property.  

 THE CHAIR:  So, that would be the (inaudible), the owner of the 

building itself? 

 MR. O’KEEFE:  Well, if there were a lease that existed with a 

condition precedent a signed lease, then the tenant would have the 

standing to bring the application. 

 If there is no lease in place, then it would be the owner would 

bring – 

 MR. STROLLO: Well, I’ll have a lease as soon as – hey, Rich.  How 

are you doing? 

 MR. MUNSON:  I’m Rich Munson. I’m one of the owners of Lazy Lane 

Industrial Associates.  So, I am one of the owners of the building.  

That’s just kind of a formality that we certainly intend to enter into 

with Shawn. 

 MR. O’KEEFE:  But I think you can cure the problem by the owner 

of the property signing the application.  Are you willing to sign the 

application? 

 MR. MUNSON:  Absolutely. 

 MR. O’KEEFE:  Okay, that will get over that hurdle. 

 MR. MUNSON:  Okay. 

 MR.STROLLO:  Okay, back to that.  He’s a big man to be coming up 

behind. 

 Basically, like I said, it is a temporary thing for now. 
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 THE CHAIR:  Okay, so you are saying two years at the outside and 

hopefully sooner than that. 

 MR. STROLLO:  I’m hoping it’s a year or less, you know?  But then 

once, the problem is that even if I had the building in December, by 

the time we do the process and transfer the license, that might take 

six months.  You know, that’s the problem. 

 THE CHAIR:  Okay.  Any other questions? 

 Okay, could you have him sign that application before we close 

the appeal? 

 MR. STROLLO: Sure. 

 MR. MUNSON:  I can sign it right now for you. 

 THE CHAIR:  Okay. 

 While you are doing that, is there anyone speaking in favor of 

this application? 

 (No response) 

 Is there anyone opposing this application? 

 Okay, please come forward. 

 JOHN HAVERLY:  John Haverly, 227 Lazy Lane.  Not so much in 

opposition as a couple of questions to clarify some things.  I’m to 

understand that in 2009 when the building was --- and everybody said 

it was okay to do this, the hours were going to be 7:00 to 5:00 during 

the week and I believe 7:00 to 1:00 on Saturday, anybody that goes in 

there. 

 I’m to understand that the Strollo’s is a 24-hour towing company.  

I’m just wondering if we are going to adhere to these business hours.  

That is one of my main concerns. 

 Another main concern was the Triano Drive business was not to 

have any parts outside.  Will there be parts in the two year period, 

wrecked trucks, et cetera, outside, you know, the junkyard appearance. 

 THE CHAIR:  On the temporary? 

 MR. HAVERLY: Yes.  Those are my only two main concerns about it. 

 THE CHAIR:  Why don’t we just finish, go through, and then you 

can make a note and then respond to the questions?  Okay? 

 Thank you. 

 Yes? 
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 RAYMOND YORSKI:  156 Lazy Lane.  My property abuts and is 

downhill from this development. 

 I have some issues going on that the board may be aware of or not 

be aware of.  I have some handouts if you would like to read them.   

Very pertinent. 

 (Hand outs) 

 THE CHAIR: Now, are we talking Lazy Lane or are we talking Triano 

Drive?  Are we talking Triano Drive or are we talking Lazy Lane? 

 (Pause) 

 MR. YORSKI:  I’m 156 Lazy Lane.  The property that we’re talking 

about is 172. 

 THE CHAIR:  Correct.  I want to clarify, that’s all that – 

 MR. YORSKI:  I’m downhill and my property abuts his property. 

 If you would just read.  We have some issues going on there.  

They’re civil; we have civil matters going on up there.  Against 

Progressive Development.   Possibly against the Town.  It’s pending 

right now. 

 I’ve been in touch with the DEP.  They have concerns on the storm 

water discharge up there.  I’ll let you read the letter first and then 

I’ll talk. 

 (Pause, pause, pause) 

 (Pause, pause, pause) 

 THE CHAIR:  Go ahead. 

 MR. YORSKI: As you can, from the letter your probably can see it 

makes a long story short.  I have issues up there.  My well was 

contaminated from the development site up there.  I have continuous 

problems with storm water runoff over my properly.  We’ve talked to 

the DEP and a lot of the storm water or all of the storm water off 

this site is emptying into a vernal pool.  There is no settlement 

pond.   There’s a lot of issues pending.  I don’t know if this board 

would handle it.  But anything ongoing or anything in the future 

probably should be put on hold because this is a pending civil matter. 

 THE CHAIR:  Okay.  When we, when the initial application came 

before Triano Drive – 

 MR. YORSKI:  I was against that. 

 THE CHAIR: Right. And, you brought up these same issues and the 

same concerns. 
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 MR. YORSKI:  Not the same issues.  This is my property.  My well 

was contaminated from this site. 

 THE CHAIR:  From what site? 

 MR. YORSKI:  One seventy-two Lazy Lane. 

 THE CHAIR:  But that site is already there, been there for – 

 MR. YORSKI:  It’s an ongoing issue with storm water. 

 THE CHAIR:  -- any number of years, though, correct? 

 They’re not doing any new development there.  This application, 

there is no – 

 MR. YORSKI:  I understand that.  There is storm water going into 

a vernal --- they have no place for the storm water.  It’s going into 

a vernal pool.  I don’t know if this board can take action on this 

because this is a civil case going on here.  Maybe against the town.  

Just read the letter.  It’s short and sweet.  I mean --- there is no 

storm drainage system up there, at all.  The storm water is coming 

over my property.  Sweet and simple. 

 I mean, any development up there, I mean, right now, it’s I mean, 

I’m suffering up there. 

 What is ironic is I was here earlier this afternoon and the Board 

of Assessment Appeals, the town Assessor took my farm status away from 

me.   

 This developer comes in, buys four acres of hayfield and they 

give him a tax abatement.  All of a sudden I get a letter and all of a 

sudden I’m not a  farm no more.  I mean, you know, there’s a lot of 

problems here.   

 So --- I don’t know how this is going to affect the decision 

here, but we have issues up there. 

 MR. LAPORTE:  That would be the planning & zoning and the 

engineering department. 

 MR. YORSKI:  You don’t understand what is going on.  I don’t want 

two trucks, I don’t want vehicles, oil dripping, you know.  Did you 

read the letter? 

 MR. O’KEEFE:  Let me ask you a question:  Am I correct in 

assuming that this is an application for the interior use of an 

existing building? 

 MR. STROLLO:  Yes. 

 MR. YORSKI:  We have existing problems up there. 

 THE CHAIR:  We understand that. 



24 

 

 MR. YORSKI:  My well is contaminated. 

 THE CHAIR:  Right.  Understood. 

 MR. YORSKI:  There is a possible suit going on right now. 

 THE CHAIR:  Okay, I understand.  I understand. 

 MR. YORSKI:  And, Progressive.  

 I don’t think, maybe you should put a stop work order on there.  

I’m getting no response from this company at all. 

 THE CHAIR: Okay. 

 MR. LIBRANDI:  Well, they haven’t received any CO’s. 

 MR. YORSKI:  I don’t know how this would affect your decision but 

I mean, I would assume that this is an issue.  It’s an environmental 

issue. 

 THE CHAIR:  I’m sure, I’m sure it is.  But I’m not sure that – 

 MR. YORSKI: Maybe you should talk to  David Lavallee, your – 

 THE CHAIR:  I am not sure this board can deal with that. 

 MR. YORSKI:  Well, that’s what I’m saying.  I don’t think you 

should approve anything right now until this issue is resolved.  A 

pending matter right now. 

 THE CHAIR: Well, it’s a pending matter to you. 

 MR. YORSKI:  To me?  Hello! 

 THE CHAIR:  Rightfully so. I’m not, I’m not – 

 MR.YORSKI:  I have no drinking water. Hello! 

 THE CHAIR:  Okay, I understand. 

 MR. YORSKI:  And, you can’t approve anything that’s coming in on 

this. 

 THE CHAIR: Well, right now, do we have any kind of cease & desist 

or anything? 

 MR. YORSKI:  Well, I mean, put this on hold until we can get this 

resolved. 

 MR. LIBRANDI:  This property hasn’t even received its certificate 

of occupancy yet. They are still under the process of review.  We just 

received the as-built today to review to make sure that everything 

meets regulation. 
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 THE CHAIR:  So, even if we approve this, until they get a CO, he 

can’t take ownership anyway and it still has to go through the normal 

process. So, what we’re doing is, you know, not going to negate that.  

And, this is still a valid --- it still has to go through the normal 

process. 

 MR. LIBRANDI: Yes.  And, this is again, an I-2 zone.  This is 

what this zone is used for. 

 THE CHAIR:  Right.  Just like Triano Drive. 

 MR. LIBRANDI:  There’s been a zone all along Lazy Lane to 

industrial.  That’s --- you know, we are trying to condense into that 

one area as best we can. 

 MR. YORSKI: Am I wrong?  I mean – 

 THE CHAIR:  Well, you certainly are not wrong in what you’re 

saying here.  But again, from this board’s perspective, until they get 

a CO, even if we approve it because that is what this has been zoned 

for and approved for, but even if we approve it as one or two units 

that he’s going to use, he can’t move in until such time as he gets a 

CO.  Until you get a CO, they have to go through --- and I’m assuming 

a lot of this has got to be addressed prior to getting a CO. 

 MR. YORSKI:  I understand you are limited on what you can do.  It 

appears that.  This is an ongoing process here.  I’m involved in 

everything. 

 THE CHAIR:  Right. But I think until such time as it gets a CO 

and it’s got to go through all of the normal engineering, et cetera, 

that’s where this is going to come up. 

 MR. YORSKI:  Okay, that’s all I want.  I know you have no power 

to do anything about it. 

 THE CHAIR: To make that kind of a change, right. 

 MR.YORSKI:  I understand that.  But I just wanted to make you 

aware.  This town may not be aware of what’s going on right now. 

 THE CHAIR: Well, I’m sure they are. 

 MR. YORSKI:  Tony Tranquillo was, obviously, he’s gone.  He knew 

what was going on.  I don’t know who the new Town Engineer is.  Is 

there a new Town Engineer, yet? 

 THE CHAIR:  Well, I think he’s – 

 MR. LIBRANDI:  The Assistant Town Engineer.  Just the Assistant 

Town Engineer. 

 MR. YORSKI:  Right.  I’ve talked to Tony.  And, he agreed with 

me. 
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 THE CHAIR:  Joe Grappone, I think is the – 

 MR. LIBRANDI:  Jim. 

 THE CHAIR:  Jim. 

 MR. BOHIGIAN:  There is no CO on the whole building, correct? 

 MR. LIBRANDI:  No, nothing as of right now. 

 MR. BOHIGIAN:  So, there’s no – 

 MR. YORSKI:  Well – 

 MR. BOHIGIAN:  Excuse me; excuse me, just one minute. 

 THE CHAIR: So, we have a tentative tenant here that we’re 

approving.  A tentative tenant and he can’t move in until this thing 

goes through the normal process. 

 MR. BOHIGIAN:  So, there’s no tenants whatsoever in this whole 

building. 

 MR. LIBRANDI:  No, there shouldn’t be any tenants in there as of 

right now. 

 MR. BOHIGIAN:  I think even if we approve it, there still can’t 

be anybody in there.   

 THE CHAIR:  Right. 

 MR. LIBRANDI:  Yes, they need a Certificate of Occupancy – 

 MR. BOHIGIAN: Am I allowed to ask the question of what is holding 

up the CO? 

 MR. LIBRANDI:  Um, it’s just being reviewed.  We just received 

the as-builts today.  So we should be able to go on the property and 

inspect to be sure everything is up to code.  It meets planning, 

engineering and wetlands standards. So,um, you know, we’re just uh – 

we just received the plans today. So, we are in the review process 

right now. 

 MR. YORSKI:  What I’m trying to say to this board is, that the 

storm water issue is a big problem.  I mean, we had three inches of 

rain the other night.  We had storm water coming across my property.  

State law requires no water to come across my property. 

 MR. LAPORTE: Have you gone to the engineering department? 

 MR. YORSKI:  Well, I talked to Tony.  You guys fired – 

 THE CHAIR:  No, Tony is gone.  You need to speak to Jim Grappone.  

He’s the acting Town Engineer until – 
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 MR. YORSKI: Right.  Well, my attorney, my attorney – 

 THE CHAIR: He’s the guy you need to speak to. 

 MR. YORSKI:  Yah, well, my attorney, he’s been talking to the 

DEP.  I’ve lived on Lazy Lane sixty years.  I know the storm water 

going into a vernal pool which is even – 

 MR. BOHIGIAN:  Sir? 

 MR. YORSKI:  -- not allowable, period.  According to DEP now. 

 MR. BOHIGIAN: Sir?  What the commissioner is trying to tell you 

is you need to talk to the Town Engineer. 

 MR. YORSKI:  I know.  I don’t even know who it is. 

 MR. BOHIGIAN:  Well, he just gave you his name. I’m sure somebody 

– 

 MR. YORSKI:  I’m sure. Well give me his business card and I can 

get in touch with him. 

 MR. BOHIGIAN: Well, I’m sure maybe after the meeting. 

 THE CHAIR:  Just meet with the zoning enforcement officer and 

he’ll give his name and contact information. 

 MR. YORSKI: Yah, well, I just wanted to make you aware of that. 

You know, I --- you know I’m --- 

 THE CHAIR:  You brought up the same information again and thank 

you for doing that.  You brought up the same information. 

 MR. YORSKI:  There’s a lot of issues.  I know you don’t have the 

power to do anything, really. 

 THE CHAIR: Okay. 

 MR. YORSKI:  It was just kind of weird that they would be 

applying for this and there’s other issues going on here, you know. 

 THE CHAIR:  Well, it’s the owner of the building that has got the 

issue.  Not our applicant here who is trying to rent space there.  But 

thank you. 

 MR. YORSKI:  I know this is a public hearing and that’s why I 

spoke. 

 THE CHAIR:  That’s fine. 

 MR. YORSKI:  Can you give me his card, his business card? 

 THE CHAIR:  After the meeting, okay? 

 Thank you. 
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 JOAN BRADLEY:  Hi, my name is Joan Bradley and I live ion 227 

Lazy Lane. 

 My opposition mainly for this is the 24 hour nature of the 

business.  At first it was said that it was going to be 7:00 to 5:00 

and then all of a sudden it’s – oh just in case there is an accident 

on 84 and he’d be going out in the middle of the night. 

 And, of these trucks going up Lazy Lane all day, every day, is 

disruptive to our quality of life. 

 I mean, you, I know I hear all of the time oh, it’s an I-2 zone.  

We tried to fight that.  We tried to fight that.  My family has lived 

there for a hundred years.  Most of you people haven’t even lived in 

town for that long.  Your families. My family has been there for all 

of their life. 

 You pushed everybody out.  You’ve allowed it to happen. Now we’ve 

got the rock crushing place that they want to put   in.  That’s going 

through an appeal, I’m sure.   

 And, Mr. Munson, I didn’t realize that it was illegal but he’s 

been crushing and sifting rocks there, too.  Hauling dirt in.  Hauling 

dirt in.  His trucks going up and down.  I can’t tell you how many 

times that I called the police because the truck is going down, jake 

braking, at 40 to 50 mph down Lazy Lane.You know darned well if you 

are going the speed limit of 25, then you don’t have to jake brake.  I 

have grandchildren. It’s a hazard.   

 The residents of Lazy Lane right now are in the process of trying 

to get the residential section of Lazy Lane prohibited from commercial 

traffic.  Hopefully, all of you people will understand that it’s a 

destruction of our quality of life.  And safety. 

 Thank you. 

 THE CHAIR:  Thank you. 

 MICHELLE ALLAIRE:  228 Lazy Lane.  I am the abutter to the west 

of the industrial site, what’s it called:  industrial storage 

facility.  It’s what it ---the building has been approved as. 

 And, I guess I wanted to point out a couple of things.  First of 

all, there is fifteen units in the entire building and this is the 

first unit that is being leased out from what I understand.  Now this 

is the first meeting we’re having for a special permit which brings a 

concern for me. 

 Are we going have fourteen more of these types of meetings to get 

a special permit to bring in customers? 

 I did go and visit with Shawn Strollo.  I want and saw his 

facility in Cheshire.  He was very kind.  Gave me a nice tour around.  

I saw his buffer zone.  I saw his trucks.  I saw his storage facility 
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where he keeps his trucks.  That part of it isn’t a concern to me.  

And, the two truck part of it. 

 I’m concerned more with the aspect of the repair part of the 

facility.  These units were not designed to have --- to be repair 

units.  They’re supposed to be for storage of large industrial 

equipment.  Maybe a company has a wire company and they want to store 

all of t heir wire there. They go in, early in the morning, pick up 

their wire and go out on the road. 

 Somebody has a lawn mower service and they leave their lawn 

mowers equipment there and they come back and pick it up. 

 And, when the building was designed, they reduced my buffer area.  

I’m residential right near the I-2 from 50 to 35 to make the radius 

around the building so trucks and large 18-wheelers – not 18-wheelers, 

but you know; things that tow large forklifts and stuff like that can 

make it around the radius of the building to the west of me.  That’s 

why they reduced my buffer.  You can see it on the map. I have the 

map. 

 And, there is only a 48’ distance between the building and that 

concrete or asphalt distance between the building and the buffer zone.  

So you can fit the trucks and fire trucks around the building, as 

well. 

 Well, I have a concern if he’s doing repairs, he’s doing towing, 

where is he going to be parking?  All the parking for this facility, 

this entire facility is on the east side of the building, only.  No 

parking on the west.  You’ll notice the parking lot is on the east. 

 If he has customers coming to have a repair to their truck, where 

are they going to be parking to drop off the truck?  Where are they 

going to be putting overflow when they have one truck coming in the 

garage, one truck coming out, no tows to pick up.  There is no parking 

in the back of that building. If they do park, they’ll be parking in 

the radius zone or in the fire zone or in the buffer zone.  Okay?  Are 

you understanding what I’m saying? 

 THE CHAIR: Um-hum. 

 MS. ALLAIRE:  My house has, which abuts the property, has, I have 

on my side of the property an Algonquin gas line   and Connecticut 

Light & Power easements.  I cannot plant anything. They’re right up to 

my house – to this industrial facility’s line.  So I can’t plant any 

buffer zone. 

 The industrial site is planting the buffer zone currently. They 

started that last week. But there is nothing I can do to protect 

myself from any type of noise that happens at the repair facility.  

And, if you ever went for an oil change, you’ve heard them taking your 

tires off and the riveting (sound, sound). 
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 I’ve heard, Mr. Munson who owns the property, he’s been a very 

good neighbor to me.  If I have any issues, I’ve gone over to see him.  

He’s a very hard-working individual.  Sometimes too hard-working.  But 

when he does his repairs to his large heavy duty equipment, because 

that’s still the site being ---um, it’s not finished.  He still needs 

to asphalt down and other things.  It’s a bare shell of a building, if 

I’m correct.  There’s no units fully established inside because of 

course, there’s no tenants just yet so there’s phases that still need 

to be completed.  The walls internally.  If I am correct, it is just 

one big shell, this building currently.  A big steel shell. 

 And, um, the applicant is looking to lease just one unit, so the 

question I have for the applicant is, it’s Unit 10, which is 

supposedly going to be a full length unit.  So therefore, are there 

customers going to be coming in from the east side to enter into their 

unit?  And, is that where the repairs are going to be done or are they 

going to do them on the west side of the facility where my house is? 

 If we’re going to putting some type of – you know – allowing 

something that’s not for the area, you know, let’s not put it near the 

residential.  Um, if anything. 

 Let’s see.  We’ve already had two years of construction with this 

industrial storage facility.  Two years.  I’ve been retired for going 

on three years and I’ve heard this for two years. Construction.  And, 

he has a five year plan and could possibly get a five year extension.  

This is Mr. Munson, Lazy Lane Industrial. 

 Now, he doesn’t have a certificate of occupancy, if they allow 

them a temporary one, how am I going to distinguish who is --- where 

is the noise coming from?  Is it coming from the lease / tenant who 

has a special permit to work there or is it from the person who is 

building and completing his industrial site, the storage facilities.  

Who is banging, who is dumping, who is grinding, who is revving their 

engines or whatever it may be?  How do I determine who it is? 

 I’d like to see a lot more completed at the facility before 

tenants start coming in because I’ve already two years of this and 

I’ve been a very patient neighbor I think and I think Rich can agree 

with that.  You know, you’re saying two years.  Two years is a lot to 

your life when you’re ---  

 Um, I have a couple of pictures I’d like to pass around.  My 

printer died out but these are pictures of – it is kind of hard to see 

as my color was going, but views from my bedroom window, my living 

room window and my patio of the facility.  And, I circled Unit 10.  

You can see exactly what I see every single day.  You can see where I 

cannot plant anything on my side of the property because of my 

easements.    

 The trees Mr. Munson has planted and I appreciate what he’s done 

is going to take fifteen years for it to grow up so I won’t see the 
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building.  I think it’s just a little too close for comfort to a 

residential neighbor. 

 I really enjoy the outdoors.  And, for me to have to listen to 

any type of repairing from a repair facility --- we are not talking 

about getting an oil change here.  We are talking about these large 

trucks that are going to come in and they’re going to be broken down 

18-wheelers, just the rig part of it, they can have bad mufflers and 

they’re going to be needing maybe tune ups.  They’re going to have to 

cut joints off to fix the, you know, they broke your steering wheel or 

whatever it’s called.  I don’t know. 

 What type of precedent are we going to be setting if we allow the 

first person to come in.  The next person comes to lease a unit, well, 

you leased it to this person and you allowed that permit to go 

through.  We have fourteen more units.  Where do you draw the line? 

 I know he’s been approved elsewhere and he’s having undue 

hardship because he hasn’t been able to start up elsewhere. I think 

that the towing part of it is an important aspect to him.  I know we 

don’t have sirens on towing vehicles and things of that nature. 

 I, myself, don’t have a concern with that at night time if he has 

to come and get a tow vehicle, drive off, they’re going to Cheshire 

with it after. But I just don’t want to hear all the mechanical shop 

noise during the day. 

 MR. LAPORTE:  So you think that – I wouldn’t think that they 

could get a CO until they finish the project 90% or 95% at least. 

 MS. ALLAIRE:  Well, why are we here today then? 

 MR. LAPORTE:  It’s a special exception. 

 MS. ALLAIRE:  So, say you give him --- you approve this.    We 

can also go the other avenue and disapprove it – but say he gets 

approved tonight.  How long is that valid for?  Say he doesn’t get a 

CO for another six months?  Does his time clock start ticking now?  Or 

do we start ticking in six months? 

 MR. O’KEEFE: I think the request was for two years. So, the two 

years would be from the time we approved it. 

 MS. ALLAIRE:  Which would be – 

 MR. O’KEEFE:  If he doesn’t get his CO for six months, he’d only 

have 18 months left. 

 MS. ALLAIRE:  But, I know you’re saying he doesn’t have a CO yet 

and I understand that.  But, and I am trying to keep the two separate.  

So you do have a CO and we’re here today just for the Srollo Brothers 

to come in and to have a towing and repair facility.   
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 So I am pointing out to you what I am going to be seeing every 

day.  What I am going to be hearing and my concerns are where the 

parking is going to be and that’s represented to you and it’s abutting 

a residential zone and how I’ve lost my buffer zone as it was.  And, 

what are you going to be setting for precedence?  Those are my 

bullets. 

 MR. BOHIGIAN:  I just have a question; does she want to enter 

these in?  Do you want to enter these in? 

 MS. ALLAIRE:  Sure. 

 MR. LAPORTE:  The applicant said that everything would be done on 

the interior that he’d be doing.  So --- 

 THE CHAIR:  What I would like to do is when we go through and if 

there is anyone opposing it, um, and then have the applicant answer a 

number of the questions that have been raised.  And, obviously, we 

can’t answer them and the applicant can answer them for you. 

 MS. ALLAIRE:  I understand that you’re saying it’s going to be 

interior but, I’ve had company and I have a two stall garage and we 

have four cars. You know, you could move cars around somehow and 

you’ve got extra company coming and where are you going to park the 

cars?  That’s my question.  When there is no parking allowed on the 

west side of the property. 

 THE CHAIR:  I will let the applicant answer that. 

 MS. ALLAIRE:  I know.  But he’s making it sound like there isn’t 

a question there.  There is a question.  It’s a very important 

question.  I don’t want any trucks parked out there and having them 

parked in the buffer zone or parked in the um, turn around area which 

is for emergency vehicles.  If there is an emergency there and he’s 

left tow --- I know he’s saying he’s going to leave them inside, but 

he might be working on trucks.  Repairing them, he has to leave them 

in overnight.  Tow trucks have to stay out. 

 And, a fire truck, there’s a fire and he has to come and he can’t 

make it around the building.  I have all of this brush land, you know, 

you look at the worst case scenarios.  Two years is a long time. 

 I’ve already gone through two years of construction and two years 

of having any type of repair, even if it’s inside, it’s a steel shell 

of a building right now.  I don’t know what I am going to anticipate.  

When you go to the car dealership to get your oil changed and you know 

how noise that is.  Not far away. 

 I can see them and they can see every day when I’m out there. 

 Thank you. 

 THE CHAIR:  Thank you, Michelle. 
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 MONA MCKENN:  227 Lazy Lane.  I think my major concern is when 

you first started with the whole Lazy Lane Industrial Park, the 

original normal hours were going to be 7:00 to 5:00 Monday thru Friday 

and then some of the Saturday hours.   

 And, now we’re finding that the first tenant is going to be this 

24-hour facility.  The only reason that we’re having this discussion 

now is because he’s here because of the repair facility.  If it were 

any other tenant then we would already be violating the original plan 

of the 172 Lazy Lane Industrial Park which was normal hours.   

 I think what we’re doing is we’re talking about a tenant that’s 

being allowed to move into a facility that’s already going against the 

original plan of what the building is.  

 I think that is the major concern. If we go back and look at this 

in the Minutes for this exact committee and it said that these are 

normal hours, Monday thru Friday, 7:00 to 5:00 and some Saturday 

hours.  That was the plan of the Industrial Park as the warehouse. 

 So now we’re considering whether it’s a repair facility or 

whatever they are, the fact that we can even be heard that there’s a 

possibility of one tenant going beyond those hours that were already 

set by this Board of Appeals.  And, the Planning Commission.  So we 

are talking about going against the original plan of the whole 

industrial park itself. 

 So, I think that is our first major concern.  So, yes, there will 

be noise. 

 The second part is, when they had the Triano Drive plan, what the 

stipulation was and I think it was this, the Board of Appeals that 

said the stipulation not to have anything on the outside.  There was 

no outside storage.  So again, if he’s going to have his two vehicles 

in the bay, I would imagine the same stipulation would remain across 

the street, literally across the street, which is still no outside 

storage of any equipment.  I would like us to at least keep some 

consistency. 

 If you have an industrial park with established hours, let’s stay 

with them.  Let’s not have to worry because the other tenants are 

coming into these units won’t have to come to you because they won’t 

be repair facilities and they are not going to have to come for any 

type of additional exceptions. 

 I could be a landscaper that wants to work 24 hours.  They don’t 

need to come to you.  But we’ll have to accept it because now this 

industrial park is going to hand out leases that we already know will 

entertain the possibility of ignoring the hours that were determined 

by the commission. 

 I think we have a concern. 
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 Thank you. 

 THE CHAIR:  Thank you. 

 Anyone else?  Anyone speaking against the application? 

 (No response) 

 The applicant has last --- you can rebut.  Or at least answer a 

number of these questions. 

 MR. STROLLO:  I’ll address Triano Drive, the first person that 

came up. 

 MR. LAPORTE:  You’re not the applicant. 

 THE CHAIR:  We really can’t discuss Triano even though – 

 MR. STROLLO:  He said something about uh, parking vehicles on 

that property while I was doing construction. 

 THE CHAIR:   No.  Let’s go back.  What was brought up by the 

audience, let’s talk about specifically to this application, that’s 

what we’re looking at tonight. 

 MR. BOHIGIAN:  Before he even starts, I mean, who is the 

applicant?  Is it him or the owner, Munson? 

 MR. STROLLO:  I would say it would be a co-application.  

 UNIDENTIFIABLE:  Anybody can speak. 

 (Several voices at once) 

 MR. O’KEEFE:  You need at least one person with authority. 

 MR. LIBRANDI:  It’s the applicant and the owner. 

 MR. O’KEEFE:  The applicant/owner.  So the applicant can 

designate Mr. Strollo as his agent. 

 MR. STROLLO:  Um, the first person that came up spoke of outside 

storage and also of hours of operation --- what else did he say?  But 

anyway, um, on my first application, I believe I was limited to 

putting parts outside.  It wasn’t anything about vehicles.  That was 

the first application. 

 And, as far as parking at Mr. Munson’s I’m going to only have two 

spots outside.  I know that the neighbors’ concerns about putting 

vehicles outside --- I have enough at my other facility in Cheshire to 

parking vehicles outside.  So I really don’t need that. 

 As far as parking tow trucks in the building, if the building is 

50 by 45, I’m only going to have one tow truck in Southington. The 
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other Southington tow truck is going to come out of Cheshire.  Because 

I have more of my employees in Cheshire now. 

 I believe that as far as the hours of operation, that’s why I 

went 9:00 to 4:00 because the people will be coming out of Cheshire to 

come to the Southington facility. 

 As far as noise goes, I really don’t have any customers in 

Southington right now for repairs.  So basically, it’s not like I’m 

bringing in a full load of repairs where I’m going to have a lot of 

noise right at first.  

 As far as the extension of time, if the board feels that two 

years is too long, I’m willing to go a year.  I need a temporary 

structure.  That’s it.   

 I understand Mr. Munson has to get his CO.  If Mr. Munson’s going 

to – it’s going to be six months; I really don’t want to be on the 

property because you know, in six months I might be on Triano Drive. 

 I’m looking to get into some place within the next two months.  

If this isn’t going to work for me, I’m going to try somewhere else. 

 I want to be in Southington.  I feel that I should be here right 

now and I wish I was here six months ago.  I’ve already bought tow 

trucks to facilitate in Southington.  I’ve interviewed people in 

Southington to do towing in Southington for me. 

 I mean, I don’t know if you’ve drive on 84 recently, but they’re 

going to do the bridges on Southington and I know when they did the 

bridges in Cheshire, there was a lot of wrecks.  And, the closer I am 

to Queen Street which is where I’m going to be, I could get there 

faster and open up the highway. 

 That’s basically, you know – another thing was said about outside 

storage.  I really, I don’t foresee myself working on like – I’m going 

to have one mechanic there. One guy can only do so much. I’m not going 

to have four people there trying to work out of there because I really 

am not in that position.  So, I don’t believe one guy is going to take 

all the trucks out to put one truck in.  At face, he’s going to work 

on one truck.  If the truck has to stay in overnight, there’s only 

going to be two trucks in there.  He’s going to be able to fit three 

to four trucks inside the bay, the width and the length of it. 

 Water runoff for storms, those are all applicant as far as the 

owner of the property.  And, I know that the neighbors are concerned 

about special permits.  Now, I know from my experience that each 

special permit is each special permit.  Every special permit and 

sometimes people don’t understand that just because I’m approved 

doesn’t mean that Joe’s Garage comes in and wants to stay there 

forever could get approved.  I mean, it’s on a case by case basis and 

it’s up to the commission to approve it.  And, if the neighbors are 
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opposed to something like me in the long term they could bring in 

hours of operation or whatever. 

 As far as 24 hours, too.  My largest tow truck, I just did the 

mileage on it and in one year I put a thousand miles on it.  It is an 

emergency vehicle.  It doesn’t go out all the time.  I know people who 

drive more than a thousand miles in a week.  Now, I do a thousand 

miles in one year.  That’s the kind of vehicle I am going to have in 

that facility.  It’s not going to be recurring, going out every day.  

So – 

 MR. LAPORTE:  So, what you said about the storage, there is going 

to be no outside storage? 

 MR. STROLLO:  No.  I – 

 MR. LAPORTE:  Absolutely no outside storage? 

 MR. STROLLO: No.  It’s going to be going to the lot in Cheshire.  

That’s where it is going to go. 

 THE CHAIR:  So, if I could just summarize just to clarify, you 

are basically going to have two parking spaces outside. 

 MR. STROLLO:  Yup. 

 THE CHAIR:  And, any work will be done inside. 

 MR. STROLLO:  Yes. 

 THE CHAIR:  You’ll have one two truck. 

 MR. STROLLO:   One tow truck. Two trucks will be registered in 

Southington and one truck is going to stay in Cheshire. 

 THE CHAIR: Your hours of operation are going to be 9:00 to 4:00. 

 MR. STROLLO:  Nine to four, yup. 

 MR. O’KEEFE:  And, the days? 

 MR. STROLLO:  Monday thru Friday. 

 THE CHAIR:  Monday thru Friday.  Now, will you be dispatching 

trucks perhaps an emergency out – 

 MR. STROLLO:  In an emergency situation, I actually, one of the 

guys I was looking to hire uh, I’ll have the one tow truck there if 

there is an accident on 84 and he’ll be a first responder.  It’s like 

2:00 in the morning; he’s going to leave with one truck.  Everything 

else is going to come out of Cheshire.   

 The only thing I’m considering putting other than that in 

Southington is I might park my air cushions.  But I use those maybe 

twice a year.  So --  
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 MR. O’KEEFE: Would it be fair to say that no vehicles would be 

parked to Southington outside the hours of 9:00 to 4:00?  Monday thru 

Friday?  In other words if you dispatch a truck at 2:00 in the morning 

from Southington you would tow it to your Cheshire – 

 MR. STROLLO:  Yup. Yes, it would come back to Cheshire. 

 THE CHAIR:  Okay. 

 MR. STROLLO:  I just don’t – when you are towing a tractor 

trailer, right?  The radius of coming into that facility isn’t wide 

enough for me to come in off the road.  Even with Triano Drive.  I 

realize that.  

 The radius coming into our facility in Cheshire off of Route 70, 

we have a 50’ opening, which is a real hard thing to get from DOT but, 

we have a 50’ opening. I can make that radius with a tractor trailer 

on the hook.  I can’t do that on Lazy Lane. 

 THE CHAIR:  And, what about Saturday operations? 

 MR. STROLLO:  No interest in Saturday operation. 

 THE CHAIR:  Okay, so I mean, I think a lot of the questions that 

were asked and if we can limit this to one year because quite frankly 

– 

 MR. STROLLO:  I’m all right with that. 

 THE CHAIR:  -- by the time he gets a CO, gets the building up; 

it’s going to a minimum of six months anyway. 

 MR. STROLLO:  Yah, I am a little nervous with the CO.  I am 

hoping that Mr. Munson gets his CO within the next two months because 

I want to be in.  Or even sooner.  But, I know there are other issues 

and they have to be resolved. 

 THE CHAIR:  Okay. 

 MR. BOHIGIAN:  I think I have a question for the --- a couple of 

people that came up were opposed – they stipulated about the original 

hours of this facility.  Um, is that something that was -- 

 MR. LIBRANDI:  I don’t recall.  I don’t believe I was here, yet. 

 THE CHAIR:  But it sounds like --- that would be a very valid 

question if they were going to work at night.  But right now we’re 

talking 9:00 to 4:00 which is less than what was approved on the 

original application. 

 MR. STROLLO:  There’ll be no repairs in the middle of the night.  

I mean, that’s basically what that means. 

 MR. BOHIGIAN:  Just usual working hours. 
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 MR. STROLLO:  It’s just going to be pulling the truck out and 

leaving it. 

 THE CHAIR:  Nine to four, Monday thru Friday. 

 MR. LIBRANDI:  And, it’s only going to be going out and not 

coming back. 

 THE CHAIR:  The truck itself.  Yah. 

 MR. BOHIGIAN:  And, if this is approved, it’s only going to be 

approved for this individual? 

 MR. STROLLO:  That’s what I’m asking.  I’m only asking a special 

circumstance. 

 MR. BOHIGIAN:  Once he leaves it, the next tenant can’t come in 

and --- say he leaves in three months --- 

 MR. LIBRANDI:  No, they need to come in and reapply. 

 THE CHAIR:  Because it would be a change of ownership.  Or change 

of lease. 

 MR. LIBRANDI:  Staff has reviewed their application and they are 

in favor of it. 

 MR. WYSONG:  Who has?  I’m sorry. 

 MR. LIBRANDI:  The Town Planner. 

 MR. WYSONG:  The Town Planner. 

 MR.  LIBRANDI:  Yes. 

 THE CHAIR: And, your point is well taken about every application 

stands on its own merit or falls on its own merit. 

 MR. STROLLO:  Yah, like I said, I feel that, you know, I don’t 

want to be the person that says okay, well, there is going to be 

another garage and take the whole thing over.  I know the neighbors’ 

concerns about noise and whatever.  You can have a guy that’s going to 

have race cars come in over there, want a dealer’s license and he’s 

going to be running cars at night. You know, that could be a problem. 

 I get that. 

 THE CHAIR: Okay, thank you. 

 MR. WYSONG:  Well, may I ask – 

 THE CHAIR:  One more question. 

 MR. WYSONG:  Yah.  When you were appealing for your Triano Drive 

– Triano Lane facility. 
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 MR. STROLLO:  Yes.  Triano Drive. 

 MR. WYSONG:  I think we had established your preferred access to 

84 was via Queen Street. 

 MR. STROLLO:  Yes.  Yes. 

 MR. WYSONG:  I wanted to confirm that this would also be your 

preferred route of access. 

 MR. STROLLO: Yah, I want to go down the hill and not up the hill. 

 The neighbor I brought over, Michelle, I took her up and down 

around our area where we are in Cheshire.  Now, we’ve been on the 

property since ’45.  We have   12 acres right on Route 70.  It’s a 

very valuable piece of property but we are the residential buffer.  We 

are R-20/ I-1 and C-3 in 12 acres which is weird but --- we have 

buffer and we work with our neighbors.  We’ve done it for years. 

 I am a firm believer that everybody has their right to their home 

and their quality of life and I’m not looking to wreck that.   

 I’ve invited anybody that is in this room to come over to our 

facility and see it.  You know, we’re not running a junkyard. 

 But I really want to get into Southington.  This is a temporary 

thing for me.  I’ve got to get the building up.   

 Like I said, as far as Triano Drive, just an update, I have to 

haul in fill and I have to get site work done that I really didn’t 

expect.  So, that’s what is causing some issues with me. 

 THE CHAIR: Thank you. 

 Go ahead. 

 RICH MUNSON:  Rich Munson again.  I’m one of the owners of Lazy 

Lane and I think all of the neighbors, especially Michelle, she has 

been great.  If she’s had an issue she has had the courtesy to come 

over and talk to me and we try to work things out.  I hope I’ve tried 

to work with you. 

 So, we are, we met with Town Staff today and we are very close to 

the completion and we are, actually, we’ve applied for other permits 

for the inside of the building and we’re going to be looking for CO’s. 

 I believe that we’ve done all of the site work in accordance to 

the approved plan.  And, we turned in the as-built today for the 

town’s review.  I’ve reviewed it.  And, it looks like --- and I did 

the work myself, it looks like all of the work is in accordance.  So 

hopefully, their hardship with our ongoing long term construction will 

be coming to an end. 
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 I think Shawn is going to be a great tenant.  I think he’s going 

to be good for the Town of Southington.  He’s certainly going to be 

good for our project and I think it will be great when he moves across 

the street. 

 So, I hope you support the application so we can get him into 

Southington. 

 THE CHAIR:  Thank you. 

 MR. MUNSON:  Thanks. 

 THE CHAIR:  Okay, any other questions? 

 (No response) 

 This appeal is closed. 
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 C. APPEAL #5915A, Application of William Fullar for special 

exception approval to keep a family flock of 10 chickens under 

Sections 3-01.31B & 15-05 of the Zoning Regulations, 42 Reussner Road, 

property of Patricia L. Bennett in an R-20/25 zone. 

 THE CHAIR:  Joe stepped out for a quick break.  Can we maybe just 

take a five minute break?  It’s been a long evening so far.  Let’s 

take a five minute break and then we’ll resume. 

 (Whereupon, the meeting was recessed at 8:25 o’clock, p.m.) 

 (Whereupon, the meeting was resumed at 8:30 o’clock, p.m.) 

 

ROBERT SALKA, resuming the Chair: 

  C. APPEAL #5915A, Application of William Fullar for 

special exception approval to keep a family flock of 10 chickens under 

Sections 3-01.31B & 15-05 of the Zoning Regulations, 42 Reussner Road, 

property of Patricia L. Bennett in an R-20/25 zone. 

 PATRICIA BENNETT:  42 Reussner Road.  Hello, my name is Patricia 

Bennett and I’m from 42 Reussner Road. 

 I purchased the property in 2004.  And, I am interested in 

keeping a small flock of family chickens for the purpose of eggs – in 

the backyard. 

 I’m not sure what else I need to say. 

 MR. LAPORTE:  Now, that’s an R-20/25 zone?  It’s considered very 

close house, they’re close up there, okay? 

 MS. BENNETT:  It’s a half acre lot. 

 MR. LAPORTE:  A half acre, yah, and the houses are --- it’s a 

nice neighborhood.  I’ve been up there.  Okay? 

 My concern is the odor.  The noise.  Chickens.  That’s my 

concern. 

 MS. BENNETT:  So, as I understand it, we’re only going to have 

hens and no roosters. So there would be no roosters.  The hens are um, 

quieter than a dog in most cases, but – um, certainly I understand. I 

don’t know how – I don’t know what else to say about that.  

 They’re not as noisy as a dog and in some cases, especially a 

larger dog. 

 I understand the odor and we were interested in designing the 

area specifically dedicated to the chickens with that interest in mind 

where we are providing good ventilation for the coop.  Leaning up the 

coop on a daily basis and we’re providing them with a larger, much 

larger than recommended outside area.   
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 It is fenced on all sides so that they have more space to move 

around so that the odor and concentration of their living space is not 

as constrained as it could be.   

 So, we’re hoping that those items address any concerns about 

odor. 

 Certainly, as a homeowner on the property, I wouldn’t want it to 

be an odor issue myself.  So, that’s a concern that I would want to 

address myself but I understand it. 

 MR. LIBRANDI:  And, is there a coop already on the property? 

 MS. BENNETT:  There, in the past week, we did build a coop, a 

temporary coop in anticipation of our meeting tonight.  Certainly, if 

it is not approved, it can be removed. 

 MR. LIBRANDI:  Did you get any building permits or anything, yet? 

 MS. BENNETT:  Just the information that was submitted to you. 

 MR. LIBRANDI:  Okay. 

 Can I read, I received a few, a letter in the mail?  

 THE CHAIR:  Okay, read it into the record, please. 

 MR. LIBRANDI:  I also received a call from Ms.Caddick, 85 

Reussner Road.  She was not able to make the meeting as she was in the 

hospital and Ms. Caddick said she is not in favor of this appeal. 

 Also, I received a letter on April 20, 2012. 

 “Dear Board members:  I was born in Bridgeport, Connecticut and 

there I lived until I was   9 and my father decided to move the family 

to Bethlehem, Connecticut.   He bought an old farm with five acres and 

one of the first things he did was to buy and attempt to raise a flock 

of chickens.  Granted, he was very inexperienced but despite caging 

them in the barn they consistently would find a way to escape. 

 They would wander into neighbors’ properties, be killed by wild 

animals and the neighborhood dogs. Animals like rats or raccoons would 

find their way into the caged area and kill them and their eggs. 

 Despite being religious about keeping that area clean, the smell 

of chicken dung was also noticeable in the summer.  Overwhelming.  

And, also attracted large amounts of unwanted critters. 

 Chickens also needed occasional treatments from the vet for 

diseases and lice.  Thank God he finally gave up his efforts. 

 Zoning Appeal 5915A would allow a flock of ten or more chickens 

in a fairly tight residential neighborhood on a small lot is 

unacceptable.  There is children and many senior citizens in the area 

who would be adversely affected by allowing this to happen. 
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 The smell, the noise, the certain increase in wild animals drawn 

to the home and potential for disease all would adversely affect the 

quality of life and our property values. 

 It is an undesirable and an unacceptable use for this property.  

I urge the Zoning Board of Appeals this special exception --- to deny 

this special exception. 

 I’ll be out of the state on business this evening of the hearing 

or I would attend. 

 Respectfully, Tim Flanagan, Cedar Drive, Southington, CT.” 

 THE CHAIR: Okay.  Is that it on your presentation? 

 Are there any questions of the board? 

 MR. GWOREK:  Do you have a fenced in area yet outside the coop? 

 MS. BENNETT:  Yes.  It is. 

 MR. GWOREK:  It is? 

 MS. BENNETT:  Yes. 

 MR. GWOREK:  The dimensions are accurate on the GIS mapping? 

 MS. BENNETT:  Yes, they are – yes, to the drawing.  Approximately 

180 sf of space. 

 MR. GWOREK:  And, also in the rear of your property, it’s all 

wooded? 

 MS. BENNETT:  It is all wooded with large white pine. 

 MR. GWOREK: Okay. 

 THE CHAIR:  Any other questions? 

 MS. AHERN:  Is it fenced?  Can I just ask if it’s fenced, the 

property? 

 MS. BENNETT:  The home, the primary property? 

 MS. AHERN:  Yes. 

 MS. BENNETT:  Is not fenced, no. 

 THE CHAIR:   So, the coop is fully enclosed? 

 MS. BENNETT:  Fully enclosed.  Yup, five sides. 

 THE CHAIR:   Okay. 

 MS. BENNETT:  Reinforcement on the floor. 
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 THE CHAIR:  Okay.  Thank you. 

 Anything else? 

 MS. BENNETT:  No.  Thank you. 

 THE CHAIR:   Is there anyone here speaking in favor of this 

application? 

 BILL FULLAR:  My name is Bill Fullar and I live at 56 Reussner 

Road.  This is sort of a joint project with my neighbor, Trish.   

 I’m perhaps the person closest to the fenced in area where the 

chickens will be. 

 Both Trish and I spent a lot of time in our backyards and we’re 

very sensitive to smells and noises, so you know, if this is an issue 

that we cannot control, the chickens are gone.   

 It is something that we both want to do together for fresh eggs, 

but it is something that we plan to take very good care of to make 

sure things don’t get out of control. 

 If there are any neighbors here, I just want to assure them that 

this is in our yards and very close to us and we care a lot about the 

neighborhood. 

 Thanks. 

 THE CHAIR:  Thank you.   

 Anyone else speaking in favor of this application? 

 (No response) 

 Is there anyone opposing this application? 

 AL FAHNESTOCK:  Good evening, my name is Al Fahnestock and I live 

at 91 Cedar Drive here in Southington which is very close to the 

proposed for the family flock of chickens. 

 I have with me a Petition by many of the neighbors which is 

against what is being presented here tonight and I’d like to hand this 

over to you folks. 

 THE CHAIR:  Do you want to read that into the record, Rob? 

 MR. LIBRANDI:  “Petition against Appeal 5915A.  We the 

undersigned want to express our disapproval for Appeal 5915A for 

special exception approval for a family flock of chickens at 42 

Reussner Road.  We feel that this is an inappropriate use of the 

property in our neighborhood.” 

 Do you want me to read the names?  I don’t know if I can.  It 

looks like chicken scratch. 
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 THE CHAIR: Just give us some locations. Are we talking on either 

side of the property? 

 MR. LIBRANDI:  Uh, Cedar Drive, it looks like 11 people on Cedar 

Drive. 

 Eight people on Reussner Road. 

 Three people on Virginia Drive. 

 Two people on Skyline. 

 THE CHAIR: Okay, thank you. 

 MR.FAHNESTOCK:  I’d just like to make a few comments.  Basically, 

Ms. Bennett and the Fullars are looking for fresh eggs.  Essentially 

in the Town of Southington there is approximately five areas where 

fresh eggs can be purchased.   And, um, one or two, at least four or 

five of them are within a 15-minute drive:  Kenefick Farms, Rogers 

Orchards, we have the Plantsville Pharmacy in downtown Plantsville.  

And, we have Al Joy, where Al Joy tires are here in Southington. They 

all furnish fresh eggs from their residence. I do have a copy of the 

areas where fresh eggs can be bought.   

 Essentially, also many of us residents are very concerned in 

reference to predator animals.  There are predator animals that go 

through the neighborhood on occasion but, I think a flock of ten 

family chickens or even one chicken, could lure more predator animals 

in. 

 I’m talking about predator animals; I mean coyotes, fox, raccoons 

and things like that. 

 Also, birds of prey, hawks. 

 What we are looking at here is not only a predication against a 

flock of chickens but also predication against family members, adults, 

children and also pets. 

 There is a possibility that any one of these animals that come 

through or many of these animals that may come through could attack 

residents in the area of the proposed site.   

 Also, anybody that has any domesticated pets like cats, that do 

roam, they’re subject to predator animals and predator birds of prey. 

 I’m also upset in reference to the signage.  What I mean by the 

signage is the notification that was placed on Ms. Bennett’s lawn.  It 

was placed so close to the house that you couldn’t read it from the 

road.  Many of us talked about this.  We had no idea what was going 

on.   

 So, finally, I walked up the driveway where I was able to read 

the sign and find a   phone number and I came down here to the zoning 
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appeals and mentioned what I saw and they said well, the people are 

applying for a flock of chickens, which I was not too happy about. 

 The way I look at it is, if somebody wants to apply or appeal for 

something, at least put a sign where the neighbors, the community at 

large can read it.   

 After talking to the zoning   appeals offer here, he did call, I 

believe it was Ms. Bennett.  And, the sign was moved, it was taken out 

of the ground and moved to the mail box which is close to the road but 

it wasn’t staked into the ground.  It was just laid against the mail 

box. So you really couldn’t see it or read it that good, either. 

 And, within a few hours, the wind/whatever blew it over.   

 The sign was then moved to another part of the property, not 

staked into the ground, and that was blown over. 

 So, I look at it like a little bit of a deceptive ploy. 

 One other instance also is I don’t know exactly if you folks know 

what the definition of a fresh egg is.  Or what the definition of a 

non-fresh egg is.  So, what I’m saying is, if they want fresh eggs, 

there are plenty of outlets here in town – and I’m not just talking 

about Stop & Shop.  I’m talking about people who raise chickens within 

15 minutes so these people can have their fresh eggs. 

 Now according also to what Mr. Fullar mentioned in reference to 

and Ms. Bennett mentioned in reference to keeping the chicken coop 

clean, is there is a possibility of this may have to be done on like a 

24 hours basis.  And, I don’t know who is going to be there 24 

hours/365 days a year to take care of the situation. 

 And, I think it is not a proper neighborhood to have a flock of 

family chickens in.   

 So, basically, there are many more things I could talk about here 

but I know there are other people here that want to express their 

opinion. 

 I thank you for your time. 

 THE CHAIR:  Thank you. 

 STEPHEN ELLIOTT:  My name is Stephen Elliott and I reside at 68 

Cedar Drive and I am the property owner.  My wife and I are both 

opposed to having chickens raised in our neighborhood.   

 The rear portion of our lot borders the Bennett property.  The 

chicken coop which has already been erected, apparently without proper 

permits, is actually closer to our home and that of our next door 

neighbor, the Gaffney’s at 80 Cedar Drive, than the Bennett’s. 
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 We oppose this for many reasons.  The area is zoned for 

residential use and that is its best use.  We oppose the noise, odors, 

diseases which chickens can acquire along with predators they bring. 

 Now, Ms. Bennett talked about a wooded backyard.  It’s probably a 

strip no wider than maybe 15 or 20 feet that separates the yard 

portion.  

 And, a couple of years ago I had Officer Ireland up there because 

we had a fox with two baby foxes that was living in that brush area.  

So there are foxes occasionally in the neighborhood. 

 I was also told by a farmer, a local farmer, that the odor from 

chicken waste is particularly strong after it has rained and in the 

heat of the summer.  I believe Mr. Flanagan alluded to that in his 

letter. 

 It certainly will not enhance property values and may well cause 

property values to deteriorate which in turn could cost the town loss 

of revenue due to lower property taxes. 

 The deed when I acquired the property stated a property was 

subject to all building and zoning laws and ordinances of the Town of 

Southington and restrictive covenants recorded in the Southington Land 

Records, Volume 153 Pages 166 & 167.  

 Item 5 of the covenants state:  No poultry or other animals 

except domestic dogs or cats shall be kept on any of said lots. 

 The covenants were to be enforced until July 1, 1983 at which 

time the covenant shall automatically be extended for excessive 

periods of ten years unless they are changed, altered, amended or 

annulled by written consent of 75 percent of the owners of the lots in 

said development.  And, this has never been done.  Thus, no changes 

have been made in the covenants. 

 I do have a copy of the covenants here, if you want them. 

 The chicken coop and lighting can be viewed from our kitchen, 

family room, dining room and backyard which affect our ability to 

enjoy our home and property. 

 Per the CBC in Atlanta, chickens, turkeys and other poultry     

frequently carry bacteria that can cause illness to humans.  The risk 

is especially high for children, the elderly and people with weakened 

immune systems.  I can tell you we frequently have young children in 

our care.  Grandkids as young as three.   

 The Lampson’s who live next door to me have young children. 

 And, I believe there are people on Reussner Road that have 

grandchildren over frequently.  So, it is a concern. 

 I would urge the board to deny the application. 
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 Thank you. 

 AUDREY ELLIOTT:  Good evening.  My name is Audrey Elliott.  And, 

I live at 68 Cedar Drive with my husband.  And, I also oppose the 

issue of the chickens in the backyard. 

 What I have before me are a few photographs that I would like to 

share with you.  Also a small map which you have in the records of the 

Town Hall which shows the proximity of our property and those of the 

immediate area that would be affected by the chickens. 

 I’m going to pass these out to you so you can review them because 

I have views from my backyard – the photographs – of the chicken coop 

and that’s right from our property as well as the corner of the 

property next to us on the right which would be the Chaffee property.  

So I will give these to you so you can see there really is not too 

much of a buffer between the two properties. 

 THE CHAIR:  Those will be put in the permanent record and you 

won’t get them back, okay? 

 MS. ELLIOTT:  That’s all right.  That’s fine.  I have copies. 

 And, here is the map, also, which shows the proximity of our 

property and the others. 

 On the issue of the sign in front of 42 Reussner which has been 

brought up, so I will also give you copies of a couple of days when 

the sign was at issue and not being displayed as it should have been. 

 So, again, I urge you please to deny this request.  We really do 

not feel it’s a neighborhood where chickens and that type of situation 

should be there. 

 Thank you. 

 (Pause, pause) 

 THE CHAIR:  I’m sorry, go ahead. 

 TOM GAFFNEY:  Okay, I’m Tom Gaffney.  I’m one of the properties 

that abut this particular property.  I don’t think I have a whole lot 

to add to what has been said. 

 I also oppose it.  I don’t think the lots are big enough.  The 

houses are pretty close together.  I have a grandson who also will be 

playing out in my backyard. And, there are small children in the area.   

 I’m concerned about predators.  We’ve seen foxes and we’ve seen 

raccoons and other predators in this area. 

 We just don’t think it’s a really good area to have a chicken 

coop or chickens.  It’s a residential area and I think that’s the way 

it should stay. 
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 I have got a list of – this concerns eggs. This is where you can 

get fresh eggs in town. 

 Thank you. 

 THE CHAIR:  Thank you. 

 DEBBIE CHAFFEE (Inaudible):  I actually live in Wethersfield, but 

I am co-owner of the property at 28 Reussner Road and it is next door 

to the Bennetts.  I am right behind the Elliotts.  So my property 

abuts one side of the Bennetts and it would be right next to them with 

a perfect view of the chicken coop. 

 I have concern that this is not an appropriate place to be 

raising chickens.  I have fear of smell. I have fear of noise.  And, I 

have fear of a very negative impact on property values.  And, it is 

just not an appropriate place for livestock in a residential 

neighborhood. 

 I strongly encourage the board to deny this proposal. 

 THE CHAIR:  Thank you. 

 SPEAKER:  You’re welcome. 

 STAN STANIEWICZ:  Hi, my name is S tan Staniewicz and I live at 

31 Reussner Road.  I’ve lived there --- well on Reussner Road for 31 

years. 

 I come to Southington in 1949 and originally lived in Milldale 

and as you know, Southington used to be a farm town.  Go to Milldale 

now and I don’t think you’ll find any animals except dogs and cats. 

 Prior to that, I raised rabbits, wild ducks from eggs, which drew 

rats to get the chicken feed I was feeding them.  And, now I have two 

small dogs up on Reussner Road and I live across the street from 42. I 

was the former owner of   42 Reussner Road. 

 Now, I have two small dogs and what happens is it draws the 

predatory animals there.  I saw a fox last week go through my backyard 

at 6:00 in the evening.  And, I have to go out every time I let the 

dogs out at night to stand on the back stoop with a baseball bat just 

in case.  There have been coyotes there.  With   chickens, we’re 

asking for trouble. 

 So, I’m against it. 

 Thank you. 

 THE CHAIR: Thank you. 

 PAUL LEMIEUX:  Hi, my name is Paul Lexieux and I don’t live on 

Reussner Road, however my parents both live on Reussner Road. They’re 
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in their 90’s and they live diagonally across the street from where 

they want to put the chicken coops. 

 My father lived in this town all his life.  He built a new house 

about 25 years ago on Reussner Road.  And, the reason he built the 

house there is to live in a residential area where he didn’t have to 

worry about animals and other such things.  And, just in a calm, nice, 

retirement state. 

 By bringing in the chickens, I think it would be disturbing to 

not only him and my mother, but also the other people on the street. 

 I don’t want to have to reiterate all the things that have been 

said against it.  I’d just like to know that you know I am speaking 

for my parents and they’re wish is you would turn down this request. 

 Thank you. 

 THE CHAIR:  Thank you. 

 MALCOLM NICHOLS:  I’m Malcolm Nichols, 69 Cedar Drive.  I would 

urge the board to uphold the covenant we have on our property.  It 

says basically on our deed and it’s true with all of the Skyline Drive 

area:  no poultry. 

 So I would encourage you to keep that standing. 

 Thank you. 

 AL FAHNESTOCK:  I just talked a couple of minutes ago.  As you 

know, I’m opposed. 

 The only thing I want to do is give you a list of the predatory 

animals that will go after chickens and one of them is dogs. 

 Probably at least seven or eight predatory animals there and 

birds of prey. 

 THE CHAIR:   Thank you. 

 STEVE ELLIOTT:  My name is Steve Elliott.  I didn’t really plan 

to speak but I did grow up in the neighborhood and my parents still 

live in their backyard.   I live in Plantsville. 

 As far as that wooded area they referred to, left handed, right 

handed, I could throw a ball over that wooded area or through it.  

There’s holes in it. 

 You know, it is residential.  It’s a nice neighborhood.  You 

know, I know you guys take these things case by case but you know, if 

I wanted chickens what I would do then is try to use this as a 

precedent and I don’t want to see chickens next to me in my 

neighborhood.  So I do have a concern that someone would try to use 

this as a precedent. 
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 As far as building the coop before you have approval, I think 

that’s counting your chickens before they hatch. 

 (Chuckles) 

 That’s all I have to say. 

 THE CHAIR:  Thank you. 

 WILFRED KISSER:  My name is Wilfred Kisser and I live at 16 

Reussner Road.  I grew up on a small farm.  I used to have chickens.  

I had to clean the coop.  I know what it smells like in the 

summertime.  And, especially, when it’s hot, I often wondered where 

they would take the manure.  Chicken manure, where would they do it?  

Would they put it in the street to pick it up or would they bury it? 

 I looked at the chicken coop and I thought the same.  How come 

the chicken coop is up before we have the application? 

 The other thought is why is Mr. Fullar making the application and 

why doesn’t he have the chicken coop in his yard instead of the 

Bennetts?  Maybe he could give me an answer on that? 

 (Pause, pause) 

 FROM THE AUDIENCE:  Is it okay to answer? 

 THE CHAIR: Well, when he’s finished.  Let him respond at the end. 

 MR. KISSER:  Oh.  I am against it.  That’s basically it. 

 THE CHAIR:  Thank you. 

 MR. KISSER:  Okay. 

 THE CHAIR:  Is there anyone else opposed to this application? 

 (No response) 

 Okay, Ms.  Bennett, you can respond to what’s been said if you’d 

like. 

 You don’t have to. 

 MS. BENNETT:  I am not sure how to address a lot of the concerns. 

I do apologize, certainly to the neighbors, the sign, I understand was 

an issue.  I apologize.  It certainly wasn’t intentional to prevent 

anybody from attending.  I simply didn’t have a   hammer that could 

put a stake into the ground. So, I do apologize for that.  I’m happy 

to repost the sign for ten days if that’s helpful to anybody.  I’m 

more than happy to do that.  I understand it was a problem and that is 

the case. 

 I did receive a call and tried to rectify the sign close to the 

street and didn’t succeed very well with that.  So, I do apologize. 
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 As far as the predators go, they are also a concern for me.  They 

are in the neighborhood.  My concern is that they would harm the 

chickens, primarily.  So, I am interested in preventing predators from 

being there and anywhere near the chickens. 

 I also have a dog that lives in the home and is there and a 12-

year old child with friends that come over all the time. So, um, I 

understand the concern.  I don’t know how else to address it.  The 

predators are there.  They’re in nature and they’re out there now. I 

don’t know how I can prevent them from being in the neighborhood.  I 

could add more lighting but I think that is going to be just as 

disruptive. 

 THE CHAIR:  Okay. 

 MS. BENNETT:  To the neighbors. 

 THE CHAIR:  Okay, thank you. 

 Okay, this appeal is closed. 

 (Whereupon, the public hearing portion of the meeting was closed 

at 9:01 o’clock, p.m.) 
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TOWN OF SOUTHINGTON 

ZONING BOARD OF APPEALS 

WEDNESDAY APRIL 25, 2012 

 

 Chairman Robert Salka called the Regular meeting of the 

Southington Zoning Board of Appeals to order at 9:01 o’clock, p.m. in 

the Town Council Chambers with the following members in attendance: 

 Jeffrey Gworek, Matthew O’Keefe, Joseph LaPorte & Bryan Wysong  

        

 Alternates: Thomas Lombardi 

    Ronald Bohigian 

    Dee Ahern 

     

 Others:  Rob Librandi, Zoning Enforcement Officer 

      

   

 A quorum was determined. 

   

ROBERT SALKA, Chairman, presiding: 

 NEW BUSINESS: 

 A. APPEAL #5913A, Application of Pack Tracks Inc. for a 65.9’ 

distance variance to 434.1 where 500’ is required to allow the use of 

a kennel near a residential (R-40) zone under Sections 5-01, 5-02 & 

15-04 of the Zoning Regulations, 1177 West Street, property of Roger 

C. Tolles in an I-2 zone. 

 Mr. O’Keefe made a motion to approve the application with 

stipulations: 

 1. There be an attendant on duty at all times. 

 2. No dogs be allowed outdoors between the hours of 7:00 pm 

and 7:00 am without supervision. 

 3. That the only outdoor activity between 7:00 pm and 7:00 am 

be confined to a fence area to the east or to the south of the 

existing structure. 

 Mr. Gworek said he had a concern about the last stipulation.  The 

fenced area is already to the north.  Mr. O’Keefe responded they would 

have to make a new fenced area. They could not use the fenced area to 

the north between 7:00 pm and 7:00 am because that’s closer than the 

500’. What I am trying to do is look at the regulations and keep the 

fenced area more than 500’ to be consistent with the regulations. 

 Mr. Gworek seconded.   
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 Mr. LaPorte said he didn’t hear a hardship in this case.  So is 

there unusual hardship here?  I didn’t hear it. 

 MR. O’Keefe commented for discussion purposes, as I am reading 

the regulation it talks about a kennel use being moiré than 500’. I 

think if they’re talking about a hardship, the hardship is that the 

structure is within the 500’.  You know, that’s obviously a call that 

the commission has to make. 

 Mr. Gworek noted there are currently residential properties much 

closer on Curtis Street and there’s obviously no complaints. They said 

there were no complaints.  So there are no concerns with the activity 

as it is currently is.  Or, none were brought before us.  I would like 

to add that. 

 Motion passed 5 to 0 on a roll call vote. 

 

 

 B. APPEAL #5914A, Application of Strollo Bros. & Sons Inc. 

d/b/a  STrollo’s Towing Service for special exception approval for the 

use of the proposed unit as a motor vehicle towing & truck repair 

facility under Section 5-02.3A, 11-03 & 15-0 of the Zoning 

Regulations, 172 Lazy Lane, Unit #10, property of Lazy Lane Industrial 

Park LLC in an I-2 zone. 

 Mr. LaPorte made a motion to approve Appeal 5914A.  With the 

stipulations of: 

 1. No outside storage. 

 2. All work to be done inside. 

 Mr. O’Keefe seconded offering a friendly amendment.   

 3. Also, that repairs be limited to Monday thru Friday, 9:00 

to 4:00.  

 4. Any towing that occurs outside of Monday 9:00 to 4:00 that 

the vehicles be towed to a site other than Southington. 

 5. That the special exception be valid for one year from the 

date it is granted. 

 Mr. LaPorte added them to his motion.  Mr. O’Keefe seconded. 

 Mr. Wysong added, in the covenants, if that’s the proper  term of 

the building itself as approved, had to have stipulations on parking, 

storage, inside/outside and we’re here try to rassle our way through 

the same kinds of things with only have the information in front of 

us.  We don’t know what’s already there. 
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 We make a motion to approve with stipulations that either 

redundant or superfluous or burdensome.  I’m uncomfortable with that 

process and I don’t know whether we shouldn’t be looking at what 

exists in light of what we are   granting as an appeals board. 

 The Chair said the only item that is part of the motion was the 

two parking outside. That was part of, I believe, the application.  

And, I believe it is also on the drawing itself that was submitted. 

 (Pause, pause) 

 Mr. Librandi said he wasn’t sure if they had a designated parking 

area.  I don’t know if they talked to the planning department about 

that before.  But they are stipulating that they are allowed two 

parking spaces.  I would think if they are running a business on the 

property they would be allowed to park their vehicles in a designated 

area. 

 The Chair said none of the stipulations that were noted on this 

motion would negate anything that was part of the original plan: the 

one year, work being done inside, hours of operation.  I think what’s 

happening is – 

 Mr. Librandi said it is just the timeframe that we should be 

stipulating.   One or two years, we’re just trying to give him time to 

set up his business across the street. 

 Mr. Wysong said he would rather have seen a motion that was 

approval for this temporary application under the current stipulations 

of the building to last for a period no longer than 18 months or 12 

months or whatever we feel. 

 Mr. O’Keefe pointed out you couldn’t make the motion unless you 

had those stipulations in front of you because you wouldn’t know what 

you were voting on.   

 Mr. Wysong responded we have come full circle.  I was disturbed 

that they weren’t, I said. 

 Motion passed 5 to 0 on a roll call vote. 

 

  

 C. APPEAL #5915A, Application of William Fullar for special 

exception approval to keep a family flock of 10 chickens under 

Sections 3-01.31B & 15-05 of the Zoning Regulations, 42 Reussner Road, 

property of Patricia L. Bennett in an R-20/25 zone. 

 Mr. O’Keefe made a motion to deny the appeal.  Mr. LaPorte 

seconded. 
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 Mr. O’Keefe said for purposes of discussion, as I am looking at 

the special exception criteria, it says that we may grant after a 

public hearing, and in harmony with the general purposes of this 

regulation, a special exception for chicken coops. 

 When I look to the definition section, which is Section 1.01 

which talks about the general purpose, I look at specifically the 

language they use are of conserving the value of buildings and 

encouraging the most appropriate use of land throughout the town with 

reasonable consideration for the character of the area and it’s 

particular suitability for the uses. 

 When I talk about the character of the area, I’m drawn to the 

restrictive covenants.  And, the restrictive covenants, everyone who 

bought in the neighborhood bought with an expectation that there would 

be no poultry. 

 So for us to then go and grant a special exception would require 

that we ignore the deed restriction and I don’t think we can do that. 

 The Chairman agreed. And, also when you look at under special 

exception and you look at 15-5.1, it talks about in harmony with the 

area. It talks about reasons for dust, noise, odor, et cetera. All of 

these be it in large part or in small part, but they’re there. So I 

could concur.   

 And, I think the covenant is really overriding.   

 And, I think again, when you look at we are not a precedent 

setting board, you look at the density of the housing around that 

area, this is just not appropriate for a half acre piece of property 

with this kind of density. 

 Mr. Gworek asked if the assumption is that the deed restrictions 

are accurate.  Mr. Lombardi responded it is nothing we can enforce.   

 Mr. O’Keefe said it is something that we cannot enforce but the 

applicant did not state and had an opportunity to state that it 

wasn’t.  And, we’ve heard from all of the neighbors and they talked 

about what they believed to be the character of the neighborhood and 

that is all in the record. 

 Mr. LaPorte said he had a concern about the safety of the 

neighborhood and the odor up there. 

 On the motion to deny, the roll call is: 

  Mr. O’Keefe:  Yes 

  Mr. LaPorte:  Yes 

  Mr. Wysong:  Yes 

  Mr. Gworek:  No 

  Mr. Salka:   Yes 

 

 The motion to deny is approved 4 to 1. 
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7. MISCELLANEOUS / OLD BUSINESS / NEW BUSINESS 

  

 A. Order to Appear – 200 Andrews Street, Rebecca L. Brown 

 

 Mr. Librandi explained previously we granted a special exception 

approval for 220 Andrews Street to have a flock of chickens.  The 

issue is that we received notice from the neighbor that she has heard 

some crowing out there.  So I have talked to the property owner and we 

sent a letter for her to appear before us. 

  

 Going on site, we did see a rooster out there.  What we did is I 

called Animal Control and then talked to the property owner to see if 

they were willing to remove the rooster off the property. And, they 

did find a suitable place for the rooster in a compliant location 

while working with the Animal Control Officer. 

 

 As of right now, it seems the property is in compliance. The 

issue is something like this is very hard for this zoning enforcement 

officer to enforce.  How do I know?  How do these people know when 

they get a little chick that it is going to become a rooster?  Then I 

have to go out there and go around the coop and decide if there is a 

rooster, or not.  You know, it’s kind of a tough situation.  I was 

looking for Rebecca to work with me in terms of agreeing there was a 

rooster on the property and have it removed. 

  

 I have received a letter from the neighbor who made the complaint 

that I would like to read. 

 

 It’s dated 4.23.12.  To the Committee: 

  

 “On January 24th, 2012, you granted Rebecca Brown of 220 Andrews 

Street a special exception to keep a family flock of chickens.  At 

this meeting you indicated that only hens and no roosters were 

allowed.  That this flock was to be restricted in their pen. 

 

 Rebecca Brown has a rooster and the flock has of lately been 

allowed to range free.  

  

 On the day when the rooster is in a particularly good mood, she 

crows many hundreds of times a day from pre-dawn to dusk.  No 

hyperbole.  Audios and videos are recorded.” 

 

 I did receive a video and audio of the rooster crowing. 

 

 “One of the hens was slaughtered by a predator by the appearance 

of the feather remains.  They were plucked. This was likely a rafter. 

The chicken had been range free at the time of the attack. 

 

 On Saturday, 4.21.12, I witnessed the flock again range free. The 

Browns’ son saw me and returned the flock to their pen.  Photos on 

record. 
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 I respectfully request the special exception granted on January 

24
th
 be rescinded for failure on multiple accounts to abide by the 

restrictions placed on the granting of the special exception. 

 

 Respectfully, Suzanne Bruzek.” 

 

 The Chair asked if Mr. Librandi had the pictures on file she 

referred to. Mr. Librandi said they are on file however he did not 

have them with him now.   But as per the Animal Control Officer and 

myself, the rooster has been removed off the property. 

 

 The Chair asked if the chickens were ranging free and Mr. 

Librandi confirmed they were. 

 

 Rebecca Brown said they do that periodically.  Can I speak on 

behalf of that? 

 

 My name is Rebecca Brown and I am the owner of 220 Andrews 

Street.  The chickens, yes, are free when we are out there with them 

just like when you let your dog or your cat outside --- it’s the same 

type of thing to get them out of their cage. There is always somebody 

out there with them. 

 

 I mean, I don’t understand.  It’s no different than when she is 

out there with her dog or any other animals and she’s letting them 

free range, as well. 

 

 Mr. Librandi reminded the commission it was stated her son was 

out there with the chickens.   

 

 Ms. Brown confirmed her son was out there.  Her kids are out 

there all the time.  We don’t leave them just loose running around.  

Now we have two chickens. 

  

 Mr. O’Keefe asked if they were confined to an area of not more 

than 400 sf when they are roaming free?  Ms. Brown said yes.  It is 

contained.  It’s all fenced in. It’s a 5’ tall fence.  Mr. O’Keefe 

asked if roaming was within that 400 sf area.  Ms. Brown said yes, it 

was the garden area.   

 

 Mr. LaPorte asked how the rooster got there. Ms. Brown said she 

bought sexed chickens.  We went to a farm in Manchester and you buy 

them sexed.  They call them sexed chickens and that means they’ve been 

examined and determined if they are male or female.  The chances of 

this happening does occur.  And, when I was talking to Dave Ireland, 

he said yes, it does happen once in a while.  She continued they 

selected all females.  And, as you can see, we have two left. 

 

 Mr. LaPorte asked, after a while when this rooster was crowing or 

whatever you want to say, you didn’t pick that up?  Ms. Brown said she 

works and she doesn’t always go outside.  My kids maintain the 

chickens. I never hear it.  The windows have been shut.  I leave at 
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7:30 or 8:00 in the morning and I don’t hear this.  I’m not around.  

I’m a single mother of three kids.  I travel a lot.  I do my best. 

 

 The Chair stated there are a couple of options here.  She got a 

cease & desist order and she got rid of the rooster, unbeknownst to 

her that it was a rooster. We have a complaint from a neighbor about 

predator --- but the question was they do roam free but within that 

400 sf that you’re allowed. Ms. Brown indicated the area might be 

smaller than that. 

 

 The option we have is to revoke the permit for the special 

exception and/or thank her for coming in and point out again the 

stipulations we had for no roosters and no ranging free. 

 

 Mr. O’Keefe suggested cautioning the applicant that should it be 

discovered there be a rooster in the pen a second time, whether or not 

the rooster was removed, we would consider that to be significantly 

more serious.  The Chair concurred. 

 

 The Chair asked for a motion and a second to revoke the permit 

and/or let the permit stand as is with the notation that she’s been 

duly pointed out of where the issues are.  If it’s a repeat, then at 

some point she’d have to come back and we’ll have to deal with it. 

 

 Mr. O’Keefe said he would rather just give a warning.  We’ve 

called the applicant in front of us and she’s in front of us and we’re 

on the record that we’ve cautioned her.  Should she be back again, 

then I think there would be a motion and the motion would be most 

likely to revoke the permit. 

 

 Mr. Wysong said it would seem to work. If you are in violation I 

would assume the compliance officer would become once again.  So, it 

would be brought to our attention. 

 

 Mr. Librandi commented they have already received a cease & 

desist.  That’s kind of the last effort for compliance and after that 

it’s just passing it to the Town Attorney. 

 

 The cease & desist has been issued and complied with.  Does that 

make it go away?  What purpose does that serve now from our standpoint 

asked Mr. Wysong. 

  

 Mr. Librandi responded that there was a violation on the 

property.  Now we may have to start the whole process again now that 

we found out that she is in compliance now.  We’d probably have to 

start the process in terms of receiving a complaint, inspection the 

site, violation and then cease & desist order.  That would be the 

second time if I got another complaint.  Or, we could have her up here 

before us again, order to appear, and do it that way. 

 

 Mr. O’Keefe said then we would handle it with the history that we 

have. 
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 The Chair summed up for Ms. Brown:  the bottom line is you’ve 

come before us.  We’ve dealt with it.  We understand the situation and 

we’re basically saying go away and sin no more.  But if it happens 

again and we get a complaint, you’ll have to come before the board and 

then we will make a motion and decide at that point what we are going 

to do.  But right now we’re saying, we’re concerned about what 

happened.  You are hearing that we do have that concern. We’re asking 

you to correct the situation --- which you already have.  And, make 

sure it doesn’t happen again. 

 

 Thank you for coming in. 

 

 

 

 

 B. Order to Appear – 991 Prospect Street, Jane M. True 

 

 Mr.Librandi explained they received a special exception approval 

to be allowed to have 10 goats on the property.  And, 10 goats, a 

herd, no more than 10.   

 

 They’ve received numerous letters from us in terms of being in 

violation by having a cow on the property that they’ve stored half 

outside and have in the basement and having sheep on the property also 

which is a violation. The special exception approval said only goats. 

No sheep.  Not to exceed 10. 

 

 Mr. LaPorte asked what they had out there besides the 10 goats.  

Mr. Librandi said they had 7 goats. 

 

 Daniel True, 983 Prospect Street.  I’m representing my mother.  I 

have her power of attorney. I talked to Mary Savage and she said I 

didn’t need to bring documentation, just tell you that I am acting for 

her, speaking for her since she is 86 and homebound. 

 

 The Chair clarified he was the one that came on the initial 

application.  Mr. True said yes. It was a total of 7 with the 2 sheep.  

I’ve got to tell you how it went down so we’re on the same page.  It’s 

very confusing.  It was a big time rigmarole here. 

 

 Mr. Librandi pointed out the special exception approval is valid 

to 2015.  There is a time period on this approval. 

 

 The Chair said he was part of the board as was Commissioner 

LaPorte and we had a lot of discussion.  One of the discussions was 

that we set a maximum of 10.  We talked about one of them was pregnant 

and you were going to keep them for 30 days or 60 days, whatever it 

was and that you were not going to replace them as the herd dwindled 

down. 

 

 He continued that he drives by there every day and they all seem 

to change. Their coats change, their colors change.  You don’t have 
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the same goats that you had before.  You were down to like 3 or 4 a 

couple of weeks ago and now you’re back up to 7 or 8. 

 

 Mr. True answered he has a pen in the basement that I keep the 

feeble ones for the wintertime down in the cellar.  The Chair asked if 

the health department allows that.  I thought you got a cease & desist 

order on that. 

 

 Mr. True said he never got nothing from the health department.  

 

 Mr. Librandi said Animal Control didn’t allow it when they had 

that cow in the basement.  Mr. True agreed about the cow in the 

basement.  Mr. Librandi said he didn’t think any kind of animal would 

be allowed in the basement.  This is not a farm. They have no farm 

use. They only have special exception. 

 

 The property is a little over half an acre. 

  

 Mr. True said as far as the coats and the color change, those are 

basically all the same animals. If you went by and keeping up like all 

the visitors do, they’ve got them named.  This one is pregnant and 

they tell you Mindy’s pregnant.  Oh, this one had twins.  A brown and 

a black one.  A lot of residents are up on it.   

 

 I send one out for breeding and then they all want to know where 

did it go, where did it go. 

 

 The Chair said he had a problem in that they approved it with the 

10.  You brought in the cow.  You’ve got the animals down in the 

cellar which isn’t allowed in     town.  Then, you had a calf tied out 

to the tree for several weeks.  Mr. True answered that everybody loved 

it. 

 

 The Chair said that is not the point. 

 

 Mr. True asked what is the violation of having that cow tied on 

to the truck in the afternoon sitting in the sun.  The Chair advised 

Mr. True he was not running a farm.  We approved 10 goats in that pen.  

Not tied to a truck that’s illegally parked.  That truck is not even 

legal.   

 

 Mr. True said it was registered and under 10,000 lbs where you 

can legally have that.  I’m paying town taxes on that truck and it’s 

under 10,000 vehicle weight and I can have that truck parked in my 

yard.  It’s the law. 

 

 The Chair pointed out there are all kinds of violations on the 

property and all we’re asking is don’t violate what we have said in 

the special exception.  We were very specific with a lot of discussion 

that you wouldn’t be replacing the goats that once the herd --- the 

whole point was to get the herd from 10 down to nothing over a period 

of time. 
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 Mr. True said there is a lot of confusion.  If you review the 

Minutes of the meeting, it says, a family of farm animals.  On the 

original meeting it said a family of farm animals. 

 

 The Chair said the motion on what you received the letter on was 

a herd of 10 goats.  Mr. True said it was farm animals and that’s why 

it is confusing.  The Chair said it was not confusing to him because 

we wrote it and it was sent to you certified – 

 

 Mr. True argued that it said farm animals. You do your homework 

and you’ll see it says: farm animals. 

 

 Mr. Librandi said in terms of the Order to Appear:  variance to 

allow the keeping of a family of goats for 5 years on a lot 25,821 sf.  

That is dated 2012. 

 

 Mr. True wanted the approval of 2009 looked at. 

 

 Mr.Librandi said:  “… on a lot of 25,821 sf in an area where the 

regulations require a full three acres, 130,680 sf under Sections 2-

06, farm and 15-04 of the zoning regulations . . .   the following 

conditions:  approval is valid for 5 years with the expiration date 

1/12/2015 and the herd not to exceed 10 animals“ 

 

 Mr. O’Keefe said implicit in the word animals is goats.  If the 

approval was for a family of goats and you say not to exceed 10 

animals, then implicit in the use of the word animals is goats. 

 

 Mr. Librandi said the herd must be one type of animal. 

 

 Mr. True argued that the 2009 paper is totally different.  You 

are looking at the one that was sent recently. 

 

 Mr. O’Keefe said the 2009 paper is not the permit.  The permit 

was issued on January 12, 2010 is the only thing that is before us. 

 

 Mr. True again said his paperwork must be screwed up and that’s 

why I took those two sheep in.  Somebody was getting rid of them and 

they were pregnant.  And, all of a sudden there’s a Marshall at the 

door for my mother, to go to court or this hearing.  You could have 

just sent me a letter. 

 

  Mr. Librandi explained this is the only way to verify receipt of 

the letter as people sometimes won’t accept regular or certified mail. 

This is so we’re aware they’re coming in front of the board so we can 

act appropriately. 

 

 The cow was just a fluke.  Somebody asked me to take him. I held 

on to him for two weeks and it caused nothing but havoc so he went to 

the cattle auction. 
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 Mr. Librandi again stated this is not a farm.  You may have the 

ability to get the land for the farm but as of right now it is not a 

farm. 

 

 Mr. True said until I get that land, I’ve just got to keep 10 

goats there and that’s it.  I will do that. 

 

 Mr. Librandi said this may be the last straw.  Before you buy 

more land, you don’t want to lose that ability. 

 

 Mr. True said he would give his word he would only keep the 10 

goats there and that’s it.  You won’t find any alpacas, sheeps, 

donkeys or what have you there. 

 

 Mr. O’Keefe said you must be clear that the variance was to allow 

you to have the goats on a lot and not in a dwelling.   There is 

nothing in the dwelling at any time.  Mr. True said there is nothing 

in the house.  Any time. 

 

 The Chair said if the ZEO sends you another letter and you come 

before the board, we will revoke this thing and then you’ve got no 

goats until you come up with the farm designation, whenever and if 

ever that happens.  Just be very aware.  This is your get out of jail 

free card.  You get one. 

 

 Mr. True said he would keep the same goats there and would not 

put any pigs there or nothing.  Nothing. 

 

 Mr. Librandi cautioned about the commercial equipment on the 

property.  Mr. True said he is legally within his right to keep the 

truck.  That has the food in it for the goats.  It’s 10,000 lbs 

vehicle weight and it is registered and I’m a Southington taxpayer.  I 

pay taxes on that.  It’s an old bread truck.  And, the registration is 

for 6,500 lbs.  And, 10,000 lbs would be considered a commercial motor 

vehicle which is not allowed to be parked in a residential zone stated 

Mr. True.  I am in compliance with that truck.  It’s registered with 

the Assessor as a combination vehicle because of the weight class. 

 

 The Chair said the point is that you have a herd of goats in an 

enclosed area, nothing else.  Anything else shows up, you get a cease 

& desist order, nothing downstairs, you’ll have to come back before 

the board and the board will then take action which could be revoking 

the special exception.  You’ve got to 2015. 

 

 Mr. Librandi advised this is very difficult to enforce because 

we’re always going out there and there’s always --- how we do know the 

goats are the same goats. 

 

 Mr. O’Keefe said if there is an observation there is a sheep or a 

cow or there is an animal in the dwelling that it just is brought to 

our attention and then we take action.  No cease & desist is 

necessary. 
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 Mr. Librandi said next time he would just send a letter to 

appeal.  Mr. O’Keefe said if there’s been a complaint or the sighting 

of a sheep or pig or cow, whatever.  And, then the board will take 

whatever action is appropriate. 

 

 Mr. True confirmed no sheep, no cow. Just goats and that’s it. 

 

 

 The Chair asked if there were any other items for the board. 

 

 Mr. Librandi recapped at 37 Thunderbird Drive; the applicant came 

in last time.  We sat down with him in terms of re-evaluating his site 

plan and what he can do. He did push the pool house back to be 

compliant.  There’s no basement or anything.  He is 10’ away from the 

property line.  So we are going through with a zoning permit as of 

right now. 

 

 He is having some issues with other departments: health and 

building.  There are no COs on the property. 

 

 We are not signing the zoning permit until he connects the gazebo 

to the house. Once he does that and fills out all of his building 

permits --- he has some outstanding building permits – and once he 

deals with the health department in that the in ground pool may be too 

close to the septic tank – once he corrects all of that, then we may 

be able to sign off on it. 

 

 He may be putting it where it was previous because it was 

destroyed in the winter – had some type of damage – he may be building 

on the exiting footprint but as of right now we have a zoning permit 

for a compliant location. 

 

   

 And, Machiavelli’s is coming in May 8
th
.  Let me just read a 

letter into the record. 

 

 “April 16, 2012.  Dear Rob:  I am requesting a change in the 

April 25
th
 day to appear before the ZBA. I had previously planned an 

appointment that evening and due to business commitments I am 

requesting that my date be changed to May 8
th
.   

 

 If you can accommodate, I appreciate your consideration. 

 

 Spendy Bomova.” 

 

 So they will be here on May 8
th
. 

 

 The Chair confirmed they received a cease & desist order, as 

well.  Mr. Librandi said they received an Order to Appear.  No cease & 

desist order, yet. 
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 Mr. Wysong asked about the signing issue down on Route 10.  The 

nursery and waste disposal?  The Chair advised it was rejected.  We 

have heard nothing since then.  He is going to go back to   the 

designer.   

 

 Mr. Librandi said he came in the next day and was very upset with 

our decision. We explained the situation that we are a discretionary 

board and that’s how we left it. 

 

 Mr. LaPorte made a motion to adjourn which Mr. Wysong seconded.  

Motion passed unanimously on a voice vote. 

 

    Robert Salka, Chairman 

    Zoning Board of Appeals 

  

   

 


