
MINUTES BOARD OF ADJUSTMENT
FEBRUARY 24,  1987

Case #1 Gwynne M i t c h e l l  ( T. C .  B o l t )
Case #2 Richard D.  Rockwood
Case #3 Leonard Peterson

Meeting c a l l e d  t o  o rde r  a t  7 :32  P.M. i n  t h e  Town H a l l  Cour t  Room by
Chairman L a u r e n i t i s .

Members p resen t :  He rbe r t  K l e i n  ( r e p l a c i n g  Grayson Parke r ) ,  Stephen Blanchard,
Tom M i t c h e l l ,  A r l e n e  L a u r e n i t i s ,  G a i l  P roc to r  ( r e p l a c i n g  Eddie Lamminen) a l s o
recording sec  r e t a r y.

Others p resen t :  Edward and L inda  Va n e t t i ,  Douglas M e r r i l l ,  ( a b u t t e r s ) .
Richard P i sap ia ,  J .  and P a t r i c i a  Tatum, Gary Crooker,  Eugene M i t c h e l l .

Ron B i t t e n  and Pe te r  Ferrand.

Ch. L a u r e n i t i s  read t h e  a p p l i c a t i o n  request  o f  Gwynne M i t c h e l l  f o r  a  var iance
to t h e  terms o f  A r t i c l e  V,  Sec t i on  D o f  t h e  zon ing ord inance.  A p p l i c a n t  p r o -
posed t o  conver t  t h e  e x i s t i n g  i n d u s t r i a l  use (p resen t  T. C .  B o l t  warehouse) t o
a 6  u n i t  r e s i d e n t i a l  apartment complex.
Karen White o f  Design S t ra teg ies ,  r ep resen t i ng  t h e  a p p l i c a n t ,  was asked by
Ch. L a u r e n i t i s  t o  e x p l a i n  t h e  na tu re  o f  t h e  p r o j e c t .
Ms. Whi te exp la ined  t o  t h e  Board t h e  h i s t o r y  o f  t h e  b u i l d i n g  as  be ing  owned
and operated by  t h e  M i t c h e l l s  as  T. C .  B o l t  Co. f o r  t h e  p a r t  8  years .  F o r m e r
owner E.G. Abbot  repa i red  and s to red  heavy equipment f o r  many years  and p r i o r
to t h a t ,  t h e  b u i l d i n g  was housed by  Southwestern Motor F r e i g h t  Co. M r .  M i t c h -
e l l  used t h e  b u i l d i n g  as  a  warehouse w i t h  about  10  employees .  M r .  M i t c h e l l
stated t h a t  t h e  Selectmen had g i ven  h im permission t o  con t inue  t h e  i n d u s t r i a l
use o f  t h e  b u i l d i n g  when he had purchased i t .  M r .  M i t c h e l l  has had t h e  b u i l d -
ing f o r  s a l e  and a t  t h i s  t i m e  he needs t o  con t inue  us ing  i t  as  a  warehouse
or r e t u r n  t h e  b u i l d i n g  t o  a  r e s i d e n t i a l  use t h a t  i s  cons i s t en t  w i t h  t h e  r e s t
of  t h e  neighborhood.
Ms. Whi te  exp la ined t h a t  L o t s  #33,  #34  and t h e  present  l o t  would be combined
f o r  t h e  proposed r e s i d e n t i a l  use.  T h e  t o t a l  a rea  would be approx.  18640 s q . '
The present  b u i l d i n g  i s  12,00 sq .  f t .  o n  two f l o o r s .  M s .  Whi te  s t a t e d  t h a t
a r c h i t e c t u r a l  and engineer ing  s t u d i e s  were completed t h a t  suggested t h e  o v e r -
hang on Tremont S t .  c o u l d  be removed and an  a d d i t i o n a l  s to rage  area  cou ld  be
removed w i t h o u t  causing s t r u c t u r a l  weakening o f  t h e  b u i l d i n g .  T h e  remain ing
bu i ld ing  would be approx.  10 ,800 sq .  f t .  ( app rox .  a  20% r e d u c t i o n ) .
Ms. Whi te  presented a r c h i t e c t u a l  des igns t h a t  would i n c l u d e  5  2  BR u n i t s  on
two l e v e l s  and a  1  BR u n i t  i n  t h e  e l l .  T h e  f i v e  u n i t s  would be approx.  1700
sq. f t .  and t h e  1  u n i t  would be approx.  600-900 sq .  f t .  M s .  Whi te  s t a t e d
these f i v e  were  e x c e p t i o n a l l y  l a r g e .  The remain ing space would be non- l i v i n g
areas (porches,  a t t i c s ,  s t o r a g e ) .  Pa rk ing  areas ( t w o )  would accommodate 12
cars, t w o  p e r  u n i t .  T h e  areas would have turnarounds so  no backing o u t  o n -
to Tremont S t .  would  be necessary.  C u r b  c u t s  would a l s o  be l i m i t e d  t o  two
(present ly  t h e r e  a r e  none) .  Accord ing t o  t h e  p l a n ,  a  s idewalk  would a l s o  be
added.
Ch. L a u r e n i t i s  quest ioned t h e  l o t  l i n e  on u n i t  #1 .  The l o t  l i n e  i s  a l s o  t h e
bu i ld ing  l i n e .  M r .  M i t c h e l l  s t a t e d  t h a t  he had an easement t o  t h e  ad jacent
property t o  t ake  ca re  o f  t h e  b u i l d i n g s  needs and w e l l  as  an easement f o r  a
fence l coa ted  i n  t h e  back ya rd .
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Ms. Whi te presented t o  t h e  Board a  Land Use Map o f  t h e  neighborhood
which showed t h e  area  t o  be o f  s i n g l e ,  dup lex  ,  and m u l t i - f a m i l y  uses.
Mrs. Tatum and Mrs.  Va n e t t i  expressed t h e i r  d i sapprova l  o f  t h e  proposal
c i t i n g  a  l a c k  o f  p r i v a c y,  and  an i nc rese  i n  t r a f f i c  conges t i on  i n  t h e
area as  problems. M r .  M e r r i l l  was concerned about  t h e  narrow w id th
and present  poor  c o n d i t i o n  o f  t h e  Tremont S t .  r o a d  near  h i s  house. Ms. Whi te
explained t h a t  t h e r e  would be l i t t l e  change i n  t r a f f i c  between t h e  p resent
use (wh ich  a l s o  i n c l u d i n g  heavy t r u c k  and t r a c t o r  t r a i l e r  d e l i v e r i e s )  and
the proposed use.  M r .  M i t c h e l l  po in ted  o u t  t h a t  a  5 0 '  s e c t i o n  o f  t h e  f r o n t
o f  t h e  b u i l d i n g  would be removed and t h a t  would improve t h e  v i s i b i l i t y  o f
the t r a f f i c e  b o t h  ways. M r .  M i t c h e l l  reminded t h e  Board and t h e  a b u t t e r s
tha t  he needs t o  u t i l i z e d  t h e  p rope r t y  some way and t h e  proposa l  on t h e
f l o o r  was a  p o s s i b i l i t y  and he added t h a t  he was open t o  suggest ions.

Ms. Whi te submi t ted t o  t h e  Board a  T r i p  Generat ion Rate Char t  which showed
on t h e  average, t r i p s  pe r  day f o r  a p t .  d w e l l e r s  were approx.  3 6 /  day and
warehouse use approx.  5 8 /  day.

Ch. L a u r e n i t i s  asked Ms. Whi te  t o  rev iew t h e  5  var iance  c r i t e r i a .
Ms. Whi te responded -

#1- lessen ing  o f  surrounding p rope r t y
-  t h e  convers ion and rennovat ions o f  t h e  p rope r t y  as  proposed would p u t

the p rope r t y  i n  charac te r  w i t h  t h e  r e s t  o f  t h e  neighborhood ( r e s i d e n t i a l )
-  t h e  e x t e r i o r  o f  t h e  b u i l d i n g  would be improved
-extensive landscaping and t h e  a d d i t i o n  o f  a  s idewalk  would improve

the a rea
-  would c rea te  more space
-  r e s i d e n t i a l  use would be p r e f e r r a b l e  t o  an i n d u s t r i a l  use o r  commercial
-  t r u c k  t r a f f i c e  wou ld  be reduced
-  pavement and dra inage damage would be reduced
-  va lue  o f  surrounding p r o p e r t i e s  would be improved
- 20% o f  t h e  e x i s t i n g  b u i l d i n g  would be removed

Mrs. Tatum c r i t i c i z e d  Ms. W h i t e ' s  comments and s t a t e d  she wanted t o  see
"something more t han  o p i n i o n " .  M r s .  Va n e t t i  s t a t e d  t h a t  she would have no
pr ivacy i n  he r  back ya rd .  M r .  P i s a p i a  a l s o  f e l t  t h e r e  would be an increase
i n  t r a f f i c  o n  t h e  narrow road .  M r .  M e r r i l l  added t h a t  he f e l t  t h e  p resent
road was unsafe.
Ch. L a u r e n i t i s  asked Mr.  R ichard  Rockwood (who was present  f o r  another  case)
h is  op in i on  on t h e  i s s u e .  M r .  Rockwood f e l t  t h a t  t h e  surounding p rope r t y
values cou ld  be inc rease  by  f i v e  t i m e s  i f  t h e  p rope r t y  was improved f rom
the c u r r e n t  i n d u s t r i a l  use.

#2 p u b l i c  i n t e r e s t

-  t r u c k  t r a f f i c  wou ld  be e l im ina ted
-  s a f e t y  o f  t h e  area  would be improved e s p e c i a l l y  concrn ing t h e  schoo l
- p o t e n t i a l  r educ t i on  o f  o v e r a l l  t r a f f i c
-  new s idewalk  would inc rease  s a f e t y
- u t i l i t i e s  n o t  damaged by  heavy t r a f f i c

H. K l e i n  asked Ms. Whi te  i f  t h e r e  was a  need f o r  more a p t s .  M s .  Whi te  c i t e d
from the  Master P lan  t h a t  mixed uses o f  h i g h  d e n s i t y  was des i r ab l e  i n  t h e
Res. Zone se rv i ced  by  Town water  and sewer.
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Mrs. Tatum disagreed s t a t i n g  t h a t  t h e r e  was an abundance o f  r e n t a l s  i n  t h e
town.

#3 hardsh ip  -  i nhe ren t  i n  t h e  l and

- the use i s  pe rmi t ted  i n  t h e  r e s i d e n t i a l  zone and i n  t h e  ordinances
- the s p e c i a l  c o n d i t i o n  e x i s t e d  i s  t h e  f a c t  t h e  b u i l d i n g  was const ruc ted

and used f o r  purposes o t h e r  t han  r e s i d e n t i a l
- due t o  s t r u c t u r a l  elements,  t h e  b u i l d i n g  cou ld  n o t  p o s s i b l y  conform

to t h e  present  zon ing
- i t  cou ld  n o t  be remodeled i n t o  a  s i n g l e  f a m i l y  house
- the c o s t  would be p r o h i b i t i v e
- i t  would be uneconomical t o  conver t  t h e  b u i l d i n g  i n t o  1  o r  2  u n i t s .
- when t h e  b u i l d i n g  was b u i l t  i n  t h e  3 0 ' s ,  t h e  surrounding d e n s i t i e s  were

not as  h i gh
- a business use i n  a  r e s i d e n t i a l  d i s t r i c t  c rea tes  h ighe r  l i a b i l i t i e s

f o r  t h e  t r a c t o r  t r a i l e r s ,  schoo l  and commercial uses.  I t  makes b u s i -
ness d i f f i c u l t

-a hardsh ip  e x i s t s  t h a t  t h e  s t r i c t  requirements cannot be  adhered t o
- the l and  i s  un ique,  n o  o t h e r  p rope r t y  i s  l i k e  i t  i n  t h e  neighborhood
- spec ia l  cond i t i ons  e x i s t  because t h i s  l a r g e  b u i l d i n g  i s  on a  s m a l l  l o t

#4 s u b s t a n t i a l  j u s t i c e
Ms. Whi te  s t a t e d  t h a t  she f e l t  t h i s  should  be  addresses as  "  a  l o s s  t o

i n d i v i d u a l  p rope r t y  n o t  outweighed by  p u b l i c  g a i n " .  M s .  Whi te  cont inued by
adding:

- the use would be more conforming i n  a  r e s i d e n t i a l  neighborhood
- i t  would p r o t e c t  r e s i d e n t i a l  r i g h t s  and uses i n  t h e  d i s t r i c t
- no Town r e p a i r s  on road due t o  heavy I n d u s t r i a l  use
-  a  s idewalk  would p rov ide  an added s a f e t y  f e a t u r e
- t r a f f i c  f l o w  would  be s a f e r  w i t h  t h e  a d d i t i o n  o f  two cu rb  c u t s

#5 s p i r i t  o f  t h e  ord inance
Ms. Whi te  exp la ined t h a t  t h e  l o t  s i z e  o f  l a .  p e r  u n i t  was es tab l i shed

to p r o t e c t  r e s i d e n t i a l  u n i t s  f rom f i r e ,  t r a f f i c  conges t i on ,  and  t o  p rov ide
adequate l i g h t  and a i r .  M s .  Whi te  f e l t  t h e r e  would be enough d is tance
f o r  t h e  above. S h e  added:

- a new b u i l d i n g  would n o t  be c rea ted  b u t  t h e  p resent  b u i l d i n g  would be
reduced i n  area

- t r a f f i c  wou ld  n o t  be  i nc reas ing
- r e s i d e n t i a l  uses a re  separated f rom t h e  dangers o f  commerc ia l / indus-

t r i a l  uses
- the proposed u n i t s  would n o t  be incompatable w i t h  t h e  r e s i d e n t i a l  zone
- the l o t  s i z e  would p rov ide  f o r  p r i v a c y  and space
- cond i t ions  would improve (  r oad  v i s i b i l i t y )
- the proposa l  would meet t h e  s p i r i t  o f  t h e  Master P lan w i t h  h i ghe r

densi ty  dwe l l i ngs  i n  t h e  Res. Zone served w /  town w & s .

Ch. L a u r e n i t i s  commented t h a t  t h e  proposa l  was o f  a  "heavy dense use"
and she was concerned about  hav ing adequate space f o r  yards  and outdoor  a c t i -
v i t i e s .

Ch. L a u r e n i t i s  read a  l e t t e r  f rom abu t t e r s  Frank & Lynne Brooksh i re  who
supported t h e  p r o j e c t .

Gary Crooker commented t h a t  he f e l t  t h e  r e s i d e n t i a l  use would be an  i m -
provement t o  t h e  neighborhood ove r  t h e  e x i s t i n g  warehousing f a c i l i t y .  M r.
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Crooker s a i d  he had encouraged Mr.  M i t c h e l l  t o  pursue t h i s  p r o j e c t  as  he had
f e l t  i t  would be an asse t  t o  everyone, t h e  Town as  w e l l  as  t h e  ne ighbors .

Motion by  Tom M i t c h e l l :  t o  g r a n t  t h e  var iance  t o  Gwynne M i t c h e l l  f o r  a
conversion o f  6  apartments f rom t h e  p resent  I n d u s t r i a l  Use t o  t h e  terms o f
A r t i c l e  V,  S e c t i o n  D o f  t h e  Zoning Ordinance.

Second t o  Mot ion by  Stephen Blanchard

Vote: 2 - 3  aga ins t  t h e  mot ion

Members K l e i n  and P roc to r  i n  f a v o r .
Members Blanchard,  M i t c h e l l ,  and L a u r e n i t i s  opposed.

S. Blanchard s t a t e d  t h a t  he f e l t  t h e r e  was no hardsh ip  i n  t h e  l and  a l though
there was a  hardsh ip  i n  t h e  b u i l d i n g .

Case #2 R i c h a r d  Rockwood

Ch. L a u r e n i t i s  read  t h e  reques t  o f  Richard Rockwood f o r  a  Spec ia l  Except ion
to t h e  terms o f  A r t i c l e  V,  S e c t i o n  B 1  &  2  o f  t h e  Zoning Ordiance. T h e
app l icant  wishes t o  use one room o f  h i s  Abbot H i l l  Acres  home f o r  a  p a r t -
time r e a l  e s t a t e  s a l e s  o f f i c e .
Mr. Rockwood exp la ined t h e  na tu re  o f  t h i s  business as  an o f f i c e  a r e a  f o r
h imse l f .  T h e r e  would be no subs tan t i ve  changes o r  employees i n  t h e  b u s i -
ness. T h e r e  e x i s t i n g  ample pa rk ing  f o r  h i m s e l f  as  w e l l  as  3  o r  4  a d d i t i o n a l
spaces f o r  c l i e n t s .  T h e r e  would be no s i g n .

Ch. L a r e n i t i s  read  t h e  Ordiance and t h e  Board agreed t h a t  t h e  reques t  met
the es tab l i shed  g u i d e l i n e s  f o r  a  Home Occupat ion.

Motion by  Tom M i t c h e l l  t o  approve t h e  reques t  f o r  a  Home Occupation as
submitted b y  Richard Rockwood.

Second t o  Mot ion by  Stephen Blanchard.

Vote: 5 - 0  i n  f a v o r  o f  mot ion

Case #3 L e o n a r d  Peterson

Ch. L a u r e n i t i s  read t h e  reques t  o f  Mr.  Peterson f o r  a  var iance  t o  t h e  terms
of A r t i c l e  V I I I ,  S e c t i o n  C-1 o f  t h e  zon ing ord inance.  M r .  Pe te rson ' s  p r o -
posal was f o r  a  subd i v i s i on  o f  a  l o t  and e x i s t i n g  o f f i c e  b u i l d i n g  f rom t h e
remainder o f  t h e  p r e s e n t  I n d u s t r i a l  complex o f  Labe l  A r t .

A t t .  W i l  S u l l i v a n  repreesented Mr.  Peterson.  A t t .  S u l l i v a n  exp la ined t h e
present f a c i l i t y  owned by  Mr.  Peterson was be ing  s o l d  and Mr.  Peterson would
l i k e  t o  r e t a i n  t h e  o f f i c e  b u i l d i n g  f o r  h i s  persona l  use .  T h e  o f f i c e  b u i l d i n g
does n o t  have d i r e c t  f r on tage  on a  p u b l i c  road  (  t h e  e x i s t i n g  road i s  a  p r i -
vate road be long ing t o  t h e  Labe l  A r t  C o . ) .  A t t .  S u l l i v a n  s t a t e d  t h a t  deeded
r i g h t s  t o  use Label  A r t ' s  pa rk ing  l o t  cou ld  be  drawn up .

Ch. L a u r e n i t i s  asked t h e  a p p l c i a n t  t o  address t h e  f i v e  c r i t e r i a .
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#1-surrounding p rope r t y
- A t t .  S u l l i v a n  s ta ted  t h e r e  would be no change t h e r e f o r e ,  n o  e f f e c t

on t h e  surrounding p r o p e r t y :

#2- p u b l i c  i n t e r e s t
- there  would be no expanded use t o  t h e  b u i l d i n g

Ch. L a u r e n i t i s  s t a t e d  t h a t  p reserv ing  t h e  cha rac te r  o f  t h e  b u i l d i n g  would
also be impor tant .

#3-hardship
A t t .  S u l l i v a n  f e l t  t h e r e  would be no p u b l i c  g a i n  t o  n o t  g r a n t i n g  t h e

variance
- the p rope r t y  was unique i n  t h a t  i t  had no d i r e c t  road f r on tage
- the b u i l d i n g  was 102 years  o l d
- the o f f i c e  b u i l d i n g  was o r i g i n a l l y  used as  a  management wing f o r

the worsted m i l l s .  Cu r ren t  p r a c t i c e s  do n o t  separate  t h a t  business aspec t .
-because o f  t r a f f i c ,  i t  i s  n o t  easy t o  wa lk  between t h e  b ldgs .

Mr. M i t c h e l l  asked i f  a  l o n g  te rm lease  would be poss ib l e  i ns tead  o f  t h e
requested s u b d i v i s i o n .  A t t .  S u l l i v a n  f e l t  i t  was n o t  a  "  c l ean  way t o  ar range
f o r  ownership" .

#4- s u b s t a n t i a l  j u s t i c e
- above reasons a l s o  ap p l i ca b l e

#5- s p i r i t  and i n t e n t
- the  purpose o f  t h e  ord inance i s  to r,  l i m i t  t h e  d e n s i t y  and accord ing

to A t t .  Suu l i van  t h e r e  would be no problem

T. M i t c h e l l  asked i f  t h e r e  would be any employees and A t t .  S u l l i v a r r i g e r e
would be  none. H e  added t h a t  Mr.  Pe te rson ' s  i n t e n t  was t o  h o l d  meetings a / o
consu l ta t ions  i n  t h e  o f f i c e  b u i l d i n g  f o r  h i s  persona l  use.

There was d iscuss ion  on t h e  number o f  pa rk ing  p laces  t h a t  should  be a v a i l a b l e
at  t h e  Labe l  A r t  a rea .  T h e  a p p l c i a n t s  suggested f o u r  and t h e  Board agreed
tha t  i t  seemed t o  be  an approp ia te  amount.

Motion by  Stephen Blanchard t o  accept  t h e  reques t  as  presented w i t h  t h e
cond i t ion  t h a t :  1 .  p a r k i n g  f o r  4  ca r s  be prov ided  f o r  i n  t h e  deed o f  Labe l

to t h e  B r i c k  O f f i c e  B u i l d i n g
2. The b u i l d i n g  be  n o t  expanded

Second t o  Mot ion by  Tom M i t c h e l l .

Vote: 5 - 0  i n  f a v o r  o f  mot ion

I t  was suggested by  Ch. L a u r e n i t i s  and agreed upon by  t h e  Board t h a t  t h e
secretary i n  t h e  f u t u r e  send by  m a i l  a  copy o f  t h e  meet ing 's  minutes f o r
approval.  T h i s  would enable members t o  s tudy  t h e  minutes be fo re  t h e  nex t
mpetingahen t h e  minutes would be f o r m a l l y  approved.

• 7

No o t h e r  bus iness.

Meeting adjourned a t  9 :40  P.M. dater WZ-475y'
Recording Secre.


