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MEMORANDUM OF STAFF COMMENTS 

 
 

TO:  Zoning Board of Appeals 
FROM:  Adam Levitus, ZEO 
DATE:  May 20, 2021 
RE:  #2021-08 Motor Vehicle Use Approval 
APPLICANT:  Samuel Alejandro (Main Auto of Berlin)  
ADDRESS: 2576 Berlin Turnpike 

Map 27-1 Block 120 Lot 7 
ZONE:  BT-1 
 
 
Proposal and Background 
Samuel Alejandro (Main Auto of Berlin) is requesting a Motor Vehicle Location approval for a used car 
dealership per Berlin Zoning Regulation XI.R. The property is zoned BT-1 and is owned by MJ-TK LLC (Kevin 
O'Sullivan). 
 
The property at 2576 Berlin Tpke is zoned BT-1, which allows motor vehicle uses subject to Special Permit/ZBA 
location approval. The building owner is not changing. The application is to change the business operation to 
the Applicant’s business (Main Auto of Berlin). This requires a new license from the DMV, and therefore a new 
approval from the ZBA. 
 
The property is adjacent to and shares driveway access with 2566 Berlin Tpke (Lot 6), which currently operates 
under a Used Car Dealer’s license under the name Presta & Presta Automotive Inc. Both properties are owned 
by MJ-TK LLC (Kevin O’Sullivan) and have been operated as various gasoline service station / repair garage / 
used car dealer uses since 1952 when ZBA approval was issued for Dukett’s Garage. The latest ZBA approval 
that could be found for the 2576 property in available records was in 1997 for used motor vehicle sales to 
Michael Quintiliani (property owner Robert Bishop). 
 
The site housing both 2576 and 2566 Berlin Tpke have been the subject of various enforcement actions over 
the decades, largely pertaining to unsightly materials, unapproved vehicle storage, and unapproved signage. 
Based on conversations with the applicant and a recent staff site visit, multiple areas of the site appear to 
have been cleaned up as compared with prior conditions. Photos have been provided for Board consideration. 
 
A search of available historical records in the Planning, Zoning, and Building department files did not yield 
previously approved site plans to confirm the configuration of car parking/storage approved in prior ZBA 
decisions/discussions insofar as operations are concerned across both properties in the shared lot.  
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Staff Comments 
Staff understanding is that no physical modifications to the building, site, or use are being proposed by the 
applicant as part of this application. However, further efforts to clean up / beautify the site have been 
suggested by the applicant in conversations with staff. Note that any changes to the existing site plan / 
building façade / etc. would be subject to PZC review. Any new/modified signage or other building 
modifications would at least need zoning staff approvals with building permits (if not also PZC/ZBA approval).  
 
A site plan has been submitted as part of this application, which shows parking in the lot in front of the 
building. Vehicle storage is not enumerated on the submitted plans, but should be confirmed as part of the 
public hearing and ZBA decision. 
 
Staff recommends discussion of: 

 Location/storage/parking of vehicles including quantities and nature (new  cars, junked cars, etc.) 
 Intended services to be offered in relation to lot usage (sales, repair, etc.) 
 Ongoing maintenance/cleanup of site. The ZBA may impose conditions of approval related to the 

number of cars / type of cars on site.  
 Unapproved storage / storage containers / unsightly materials and vehicles should continue to be 

cleaned up to avoid zoning enforcement action. 
 
 
Zoning Requirements:  
§XI.R.  Automotive Services  
 
 
The Town of Berlin Plan of Conservation and Development, Section II, Strategic Outline for Implementation, 
Strategy 1: Coordinate the Regulatory Structure to Support the Plan, 3) states: Any variance granted by the Zoning 
 Board of Appeals should be consistent with the standards imposed by Connecticut General Statutes in which a 
 hardship exists owing to conditions affecting a specific parcel of land, and the variance which is granted should be 
 consistent with the goals and policies of this plan and the intent of the zoning regulations. 
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MJ-TK LLC
BISHOP ROBERT A
BISHOP ROBERT E + MARGARET

7363
3220

Account # 1008350 Bldg # 1 of Card # of

UTILITIESTOPO LOCATION CURRENT ASSESSMENT

Total

2-1
2-2
2-5

109,600
55,400
1,700

1 1 All Public 1 Paved

2576 BERLIN TPKE  

SUPPLEMENTAL DATA

BK-VOL/PAGE SALE DATE PREVIOUS ASSESSMENTS (HISTORY)RECORD OF OWNERSHIP

OTHER ASSESSMENTS

APPRAISED VALUE SUMMARY

EXEMPTIONS

Special Land Value

79,200

0

2,400

156,500

BUILDING PERMIT RECORD

LAND LINE VALUATION SECTION

Level
CURRENT OWNER

SALE PRICEV/IQ/U

Property Location
Vision ID

Map ID Bldg Name State Use
Print Date

Total

STRT / ROAD

VC

VISIT / CHANGE HISTORY

Sec #

GL21 RENOVATED WINDOWS SIDING AC ECT  

238,100

Alt Prcl ID
CENSUS
(not used)
Incomeexp

EP-20-0378
Permit Id Issue Date

Year Code Description Amount Code Description Number Amount Comm Int

2-1
2-2
2-5

2020 2019 2-1
2-2
2-5

109,600
40,700
1,700

2018 109,600
40,700
1,700

Year Code Assessed Year Code Assessed Year Code Assessed

Appraised Bldg. Value (Card)

Appraised Xf (B) Value (Bldg)

Appraised Ob (B) Value (Bldg)

Appraised Land Value (Bldg)

0

238,100Total Appraised Parcel Value

Total Appraised Parcel Value

0.00

CodeDescription Appraised Assessed
156,500
79,200
2,400

Total
This signature acknowledges a visit by a Data Collector or Assessor

152000

2-1
2-2
2-5

Total

109,600
40,700
1,700

Total 152000152000

1 1 11

BERLIN CT 06037

2576 BERLIN TPKE

MJ-TK LLC

25
1

350,000
0
0

I
I
I

U
U
U

05-16-2019
10-19-2005

701
0042
0568

757
0558
0209

5/11/2021 3:15:54 PM

12-02-2020
Type

EL DS
DS
JL2
JL
JF

IdDate
07-27-2017
06-09-2017
10-14-2007
08-08-2002
08-08-2002

Electric
Description

1,915 0
Amount Insp Date % Comp Date Comp Comments

INSTALL CCTV 4-OUTDOOR  

27-1/ 120/ 7/ /

ESection:
dc
CB Letter

Assoc Pid#

Heavy
4002
27-1 0120 000007

27-1-120-7

YES:

GIS ID

COM LAND
COM BLDG
COM OUTBL

6007

BERLIN, CT

Type Purpost/Result
26
17
15
00
52

Data Entry Inc & Exp
Reval Comm Review
Reval Review
Measur+Listed
Building Permi

CdIs

6
1

ASSESSING NEIGHBORHOOD
Nbhd
3020

Nbhd Name B Tracing Batch

VISION

Valuation Method C

NOTES

156,000
500

Land Value

156,500

1
1

Use Code Description

Store/Shop
Store/Shop

1.200
1.500

Total Card Land Units

B

3220
3220

Unit Price

1.00000
1.00000

BT-1
BT-1

Zone

7

D SA

130,000
10,000

C
0

1.00
1.00

Cond. ST.Idx Adj.DeptFront

1.000
0.030

AC
AC

Total Land ValueAC 1.0300Parcel Total Land Area

Land Units I Factor

1.0300

1.000
1.250

Spec Cal
3050
3070 EXCESS

Notes Spec Use
Special Pricing Adj. Unit S Adj 

0
0

238,100 166,700



7363
3220

1008350 Bldg # 1 Sec # of Card # of

Dep % Ovr
Dep Ovr Comment
Misc Imp Ovr
Misc Imp Ovr Comment
Cost to Cure Ovr

Element

PAV1

2576 BERLIN TPKE  Property Location
Vision ID Account #

Map ID Bldg Name State Use
Print Date

BAS
BSM

Year Built
Effective Year Built
Depreciation Code
Remodel Rating
Year Remodeled

Functional Obsol
External Obsol

Cd

RCN

CdElement
CONSTRUCTION DETAIL (CONTINUED)

MIXED USE
Code PercentageDescription

100
0
0

3220 Store/Shop

COST / MARKET VALUATION

BUILDING SUB-AREA SUMMARY SECTION

Cost to Cure Ovr Comment

Description

87,953
22,098

Undeprec Value
109.94
22.01

Unit Cost
800

1,004
800

0
First Floor
Basement

Description
CONSTRUCTION DETAIL

OB - OUTBUILDING & YARD ITEMS(L) / XF - BUILDING EXTRA FEATURES(B)

72

1,804800Ttl Gross Liv / Lease Area

VG

1850

110,051

28

1

1 1

Code

11

1,001

5/11/2021 3:15:55 PM

Depreciation %

Trend Factor

Condition %
Condition

Percent Good

Paving - Asphal 40F19503.002,000 0.00
GradeCond. CdYr BltUnit PriceUnitsL/BDescription

L
Grade Adj Appr. Value

2,400

Code Living Area Floor Area
800
201

Description

% Good

27-1/ 120/ 7/ /

Style:
Model
Grade
Stories:
Occupancy
Exterior Wall 1
Exterior Wall 2
Roof Structure
Roof Cover
Interior Wall 1
Interior Wall 2
Interior Floor 1
Interior Floor 2
Heating Fuel
Heating Type
AC Type
Bldg Use
Total Rooms
Total Bedrms
Total Baths
Heat/AC
Frame Type
Baths/Plumbing
Ceiling/Wall
Rooms/Prtns
Wall Height
% Comn Wall
1st Floor Use:

Eff Area

110,051

Retail Sgl Occ
Comm/Ind
D

Vinyl Siding

Shed
Rolled Compos
Drywall/Plaste

Average

Gas/Oil
Forced Air-Duc
Central
Store/Shop

NONE
WOOD FRAME
AVERAGE
CEIL & MIN WL
AVERAGE

54
94
02
1
1.00
25

02
02
05

08

03
04
03
3220

00
0
00
02
02
04
02
8.00

3250

Cns Sect Rcnld 79,200


















