
 

 TOWN OF MIDDLEBURY 
Planning & Zoning Commission 

1212 Whittemore Road 

                  Middlebury, Connecticut  06762 

 (203) 577-4162 ph 

(203) 598-7640 fx 

 

 

September 2, 2021 
REGULAR MEETING  

MINUTES 

 

 

 

 

REGULAR MEMBERS PRESENT         REGULAR MEMBERS ABSENT 

Terry Smith, Chairman                         

William Stowell, Vice Chairman            

Erika Carrington 

Joseph Drauss  

Matthew Robison                     

           

ALTERNATE MEMBERS PRESENT         ALTERNATE MEMBERS ABSENT    
Paul Anderson                       

Kevin Zupkus 

                                                                                  

ALSO PRESENT    
Curtis Bosco, Z.E.O. 

John Calabrese, P.E. 

 

 

 

 

 

 

 

CALL TO ORDER 
 

Chairman Smith called the Regular Meeting to order at 7:00 p.m.  

 

ROLL CALL AND DESIGNATION OF ALTERNATES 

Chairman Smith announced Regular Members Smith, Stowell, Robison, Carrington & 

Drauss and Alternate Members Anderson & Zupkus as present.  He welcomed Kevin 

Zupkus as a new Alternate Member of the Commission.  
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PUBLIC HEARINGS 

 

1. Ter-Geo, LLC/Russell Antonacci/896 Middlebury Rd.-Application for a Special 

Exception for Property Management Companies pursuant to Section 35.5.2 of 

the Regulations (Residential Transition District) (Application #2021-6-1) 
 

Matthew Robison recused himself. 

 

Attorney Michael McVerry of 35 Porter Avenue, Naugatuck, CT 06770 spoke on behalf 

of Russell Antonacci who is the contract purchaser of the property.  Applications 

submitted to amend the Zoning Regulations and the Zoning Map were approved by this 

Commission on December 3, 2020 creating a Residential Transition Zone which would 

allow offices with similar uses to what they are currently proposing in this area. Mr. 

Antonacci is the owner of Property Worx, a property management company in 

Watertown along with a real estate office, and his father has a law office in Waterbury, 

all of which will be relocated to the subject property. Currently, they are seeking approval 

to add a second story to the building, take down the loading dock and replacing it with a 

2-vehicle garage in the rear of the property for his service vehicles. All other necessary 

approvals have been granted. Some issues came to light late in the application process, 

the post office had an issue with the floor/slab sinking which was reviewed back in the 

90s by a structural engineer. Mr. Antonacci too had another structural engineer review it 

who verified that the plans are feasible.   

 

Motion:  to close the Public Hearing at 7:05 P.M. Made by William Stowell, seconded 

by Joseph Drauss. Unanimous Approval. 

 

2. Peter Vileisis/288 Watertown Rd.-Application for a 6 Lot Subdivision 

(Application #2021-7-1) 

 

Chairman Smith announced that at 4:00 p.m. today, the Commission received word that 

the application has been withdrawn per the request of the applicant. 

 

MINUTE APPROVAL 

 

3. Discussion of the Minutes of the Regular Meeting held on August 5, 2021 

 

Matthew Robison abstained from voting as he was not present for said meeting. 

 

Chairman Smith appointed Alternate Member Paul Anderson to act in place of Regular 

Member Matthew Robison. 

 

Motion:  to approve the Minutes as submitted. Made by William Stowell, seconded by 

Erika Carrington. Unanimous Approval.  
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OLD BUSINESS 

 

4. Ter-Geo, LLC/Russell Antonacci/896 Middlebury Rd.-Application for a Special 

Exception for Property Management Companies pursuant to Section 35.5.2 of 

the Regulations (Residential Transition District) (Application #2021-6-1) 

 

Matthew Robison recused himself. 

 

Chairman Smith stated that two separate motions would be required.  

 

Motion:  to approve the application per the attached Resolution. Made by Joseph Drauss, 

seconded by Erika Carrington. Unanimous Approval.  

 

Motion:  to approve the Special Exception. Made by Erika Carrington, seconded by 

William Stowell. Unanimous Approval.  

 

 

5. Middlebury Land Development/North Benson Rd. – Discussion and possible 

action regarding Benson Woods Subdivision (Application #2021-6-2) 

 

Attorney Jennifer Yoxall of Carmody, Torrance, Sandak & Hennessey LLP spoke on 

behalf of the applicant. They are asking to amend their subdivision approval to eliminate 

the conditions. There are conditions that pertain to the monuments that have been put in 

and a bond and open space but those issues are also covered by the Final Development 

Plan.  Per the request of the Commission, she confirmed that she did speak with Town 

Counsel Dana D’Angelo who requested the following addition to the proposed 

Resolution: 

 
WHEREAS, all conditions and requirements of the Final Development Plan remain in full force 

and effect. 

 

Motion:  to approve the Attached Resolution of Amendment to Subdivision Approval. 

Made by Erika Carrington, seconded by Joseph Drauss. Unanimous Approval.  

 

 

6. Peter Vileisis/288 Watertown Rd.-Application for a 6 Lot Subdivision 

(Application #2021-7-1) 

 

Application was withdrawn per the request of the applicant.  
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NEW BUSINESS 

 

7. Bright & Early Children’s Learning Centers/489 Middlebury Rd.-Informal 

Discussion regarding Special Exception for a  daycare business  

 

April Lukasik, President of Bright & Early Children’s Learning Centers stated that she is 

looking to put her seventh center in the subject property. She plans to do a long term 

lease on 12,000 square feet in the back. She added that she is aware that a Special 

Exception was previously granted, however, what she is hoping to do is different. 

Previously, the children would have had to walk through the parking lot, which she is not 

comfortable with. Her builder would like to attach the playground to the building which 

would eliminate the front parking and one would enter through a pedestrian walkway 

with a fenced in areas for the three (3) different age play areas. She submitted plans to the 

Commission for their consideration. The exterior would be white fencing, however, the 

interior would be chain-link. She also plans to put in green turf. 

 

Joseph Drauss questioned the number of children that would be managed at one time. 

 

April Lukasik replied that depending on how many classrooms she can fit in, somewhere 

between 120-130 children. Drop-off would be between 6:30 a.m. – 9:00 a.m. and pick-up 

by 6:00 p.m. Monday-Friday.  

 

Chairman Smith declared the need to replace the removed parking.  

 

April Lukasik acknowledged so and added that she will be utilizing the entire 12,000 

square feet, she will be the only one that will need the spaces. At her other centers, 

between 30-40 spaces is sufficient to handle the number of employees’ vehicles as well 

as those dropping off or picking up the children. With the elimination of the spaces in the 

front, she would be left with 40 spaces as well as what is available on the side of the 

building which is where she plans to have her staff park.  

 

John Calabrese, P.E. recalled there being extra parking in the back grass area.  

 

Chairman Smith stated that the approval would need to be researched and added that 

depending on what goes in the other empty spaces within the building, more parking may 

need to be added.  

 

April Lukasik offered to have her staff park in the gravel area.  

 

John Calabrese, P.E. suggested that the site plan be updated with this potential use 

included.  
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Chairman Smith suggested that she meet with John Calabrese, P.E. then formally apply 

for a Special Exception. 

 

 

OTHER BUSINESS 

 

8. Any other business added to the agenda by a 2/3 vote of the Commission 

 

None 

 

9. 8-24 Referral regarding sale of 15+/- acres known as Lots 96 & 97 Christian 

Road  

 

Attorney Dana D’Angelo stated LoRicco family came before this Commission for an 

informal discussion and they own the property that was once the 23-lot Hunting Ridge 

Subdivision. They contacted the town via letter in December indicating that they wanted 

to put in cluster housing and if that couldn’t pass they wanted to do an affordable. 

According to their calculations, they could probably get in 40 homes on their property 

alone. However, they are looking to construct 50 homes and after some discussion, they 

are considering purchasing some town owned adjacent property which is landlocked. 

With the extra acreage, they would then have the ability to construct 50 units. The town 

did have an appraisal done and due to the fact that it is landlocked, it is very difficult to 

work with. Along with an additional appraisal, the average comes out to approximately 

$2,000.00/acre for a total of $30,000.00. She mentioned Commissioner Stowell’s 

previously stated concerns with respect to the appraisals not taking into account the 

assemblage. As a result, she contacted Mr. Kloss who did the appraisal for the town, and 

he submitted a letter indicating that he could not change his valuation as it is impossible 

to ascertain the actual benefit that would occur. She added that they did have an engineer 

do a study who came to the conclusion that there probably was no impact with respect to 

the airport and that Triangle Blvd. was condemned by the State of CT primarily due to 

noise. She reminded the Commission that the land that they currently own is approved for 

a 23-lot subdivision. 

 

William Stowell voiced his frustration with the possibility of selling the land at such a 

low price as well as his concerns with potential future issues for homeowners caused by 

the airport.  

 

Motion:  to recommend the sale of the property to the Board of Selectmen, pending an 

approved Site Plan by the Middlebury Planning & Zoning Commission. Made by Joseph 

Drauss, seconded by Matthew Robison. William Stowell and Erika Carrington were 

opposed. Chairman Terry Smith voted in favor. Vote: 3:2. Motion Passed. 
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10. Enforcement Report 

 

Chairman Smith questioned if the issue with the Subway bus had been addressed.  

 

Curtis Bosco, Z.E.O. confirmed that it is being dealt with.   

 

11. Adjournment 

 

Motion:  to adjourn the meeting at 7:48 p.m.  Made by Erika Carrington, seconded by 

Matthew Robison.  Unanimous Approval. 

 

 

 

 

                  Filed Subject to Approval, 

 

       Respectfully Submitted, 

 

       Rachelle Behuniak, Clerk 

 

 

 

 

 

Original to Brigitte Bessette, Town Clerk 

cc: P&Z Commission Members 

Paul Bowler, Chairman, Conservation Commission 

Mark Lubus, Building Official  

Curtis Bosco, Z.E.O. 

Ken Long, Chairman, Z.B.A. 

 Attorney Dana D’Angelo 

 Rob Rubbo, Director of Health 

 

 

 

 

 

 

 

 

 

 



SITE PLAN RESOLUTION 
 

Upon motion by Commissioner Drauss, seconded by Commissioner Carrington, it 

was voted unanimously to approve the application of Ter-Geo LLC/Russell 

Antonacci for a SITE PLAN located on 896 Middlebury Rd., and as shown on 

Record Subdivision Map entitled Site Plan Prepared for Property Worx, 896 

Middlebury Rd., Middlebury, CT and prepared by Meyers Associates and dated 

May 17, 2021. 

The Commission specifically finds The Application: 

1. is in compliance with the requirements of the Planning & Zoning Regulations  

Sections 51.3.1;  

The Application is subject to the following conditions/modifications: 

a) Providing bond satisfactory to the Commission and the Board of Selectmen; 

b) Posting of a landscape bond as determined by the Board of Selectmen; 

c) Signing of the Map by the First Selectman; 

d) Signing of the Map by the Conservation Officer; 

e) Recommendations of Calabrese Engineering Review, dated June 28, 2021 

 

If the above conditions and or modifications are complied with within 90 days of this 

decision, the Chairman is authorized to sign the Map.  Otherwise, the application is 

to be considered disapproved and denied. 

 

 

September 2, 2021 

 

 

 

 

 

 

 

 

 
 



  

RESOLUTION OF AMENDMENT TO SUBDIVISION APPROVAL 

 

WHEREAS, on August 4, 2016 the Commission approved the Application of Middlebury Land 

Development LLC for approval of a 2-lot subdivision (the “Subdivision”) which Approval was 

effective as of September 6, 2016 (the “Approval”, attached hereto as Exhibit A); and 

 

WHEREAS, the plans and drawings submitted with the Application and listed on Schedule A 

thereto were the same plans and drawings as submitted in connection with the Final Development 

Plan for the Benson Woods planned residential development, also approved by the Commission 

on August 4, 2016; and  

 

WHEREAS, although the Plans and Drawings listed in Schedule A to the Subdivision 

Application depict and refer to a portion of a road and an open space area within Subdivision Lot 

2, those features were intended to be part of the Final Development Plan and not the Subdivision 

Application; and  

 

WHEREAS, the Subdivision Approval was subject to the condition that the applicant furnish a 

bond to complete street and drainage improvements and subdivision monuments; and  

 

WHEREAS, the Approval was subject to the condition that the applicant provide open space as 

shown on the Schedule A plan, deed the open space to a homeowners’ association and impose 

certain covenants and conservation restrictions; and 

 

WHEREAS, the subdivision monuments have been installed; and 

 

WHEREAS, the streets, drainage and open space were not intended to be part of the subdivision 

but rather, part of the Final Development Plan; and 

 

WHEREAS, all conditions and requirements of the Final Development Plan remain in full force 

and effect. 

 

NOW THEREFORE, the Approval is hereby amended to eliminate all conditions.  
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EXHIBIT A 

 

RESOLUTION OF APPROVAL OF SUBDIVISION 

 

 WHEREAS, the Commission has considered the Application of Middlebury Land 

Development LLC for approval of a 2-lot subdivision; and 

 

 WHEREAS, this application is for the same 2-lot subdivision previously approved by this 

Commission on September 5, 2002 (in the name of Timex Corporation), and extended on 

September 6, 2007 (in the Applicant’s name)  with an expiration date of September 6, 2016 and 

for which work is currently ongoing; and  

 

 WHEREAS, the subdivision and related plans submitted by the Applicant are listed on 

Schedule A, attached hereto; and 

 

 WHEREAS, the Commission has received and considered testimony, reports, and other 

information presented by the Applicant regarding the topography of the site and surrounding 

areas, the proposed use, and other aspects of site development; and 

 

 WHEREAS, the Commission has also received reports and comments from other Town 

agencies and officials; and 

 

 WHEREAS, this Commission has considered all applicable regulations regarding 

subdivision and all other applicable regulations, the provisions of the Subdivision Regulations 

differing from or inconsistent with the private road design and specifications approved by the 

Board of Selectmen and with the applicant’s open space proposal are waived, in order to enable 

the proposed planned residential development on a portion of the subdivision while still 

complying with the zoning regulations pertaining to private streets and open space in this type of 

development, and the Commission finds the proposal complies with the subdivision and such 

other applicable regulations to this Commission’s satisfaction. 

 

 NOW THEREFORE,  

 

 It is resolved, this Commission does hereby approve the Application of Middlebury Land 

Development LLC for its proposed 2-lot subdivision subject to the following conditions: 

 

1. A bond for the completion of street and drainage improvements and subdivision 

monument installation for the phase of the planned residential development Benson 

Woods located in the subdivision (Phase II, located east of North Benson Road) shall 

be provided in such amount and at such time as required in connection with the 

approval of the Final Development Plan for the planned residential development. 

2. Open space in the subdivision shall be provided as shown on the plans and as 

required by the Zoning Regulations for the Final Development Plan for Benson 

Woods, such open space to be deeded to the homeowner’s association or owned in 

undivided interests by the owners in the development, and the applicant shall impose 

covenants and conservation restrictions substantially in the form as that submitted by 

the applicant, as revised to date, enforceable by the Town and to be approved as to 

form by the Town Attorney. 

 This approval shall be effective as of September 6, 2016, the expiration date of the existing 

subdivision approval.  



SCHEDULE A 

 

LIST OF PLANS AND DRAWINGS 

 

 Document Date (or latest 

revision) 

 

          Prepared By: 

Subdivision Map, Sheets 1 and 2 of 2 

 

April 23, 2002    Bradford E. Smith & Son 

Cover Sheet, Final Development  

       Plan – CS-1 

April 4, 2007 Smith & Company 

200 Scale Compilation Plan – S-1 April 4, 2007 Smith & Company 

100 Scale Compilation Plan – S-2 April 4, 2007 Smith & Company 

Property Survey – S-3 April 4, 2007 Smith & Company 

Common Open Space – S-4 April 4, 2007 Smith & Company  

Site Development Plan Sheets SP 1-4,  

       Final Development Plan 

April 4, 2007 Smith & Company 

Plan/Profile Sheets  

    Final Development Plan –  P1 – P4  

April 4, 2007 

  

Smith & Company 

Site Development Plan  April 4, 2007 Smith & Company 

       Engineer’s Notes and Standard  

       Details, N1, N2, and N3 

  

Three Bedroom Parking Design April 4, 2007 Smith & Company 

Sediment and Erosion Control Plan  

      SE1-SE4          

April 4, 2007 Smith & Company 

   

Excavation Progress Plan (also 

referred to as the “Construction 

Progress Plan”) 

August 7, 2009 Bradford E. Smith & Son 

  



Document Date (or latest 

revision) 

 

          Prepared By: 

Development Plan – SP - 1 April 23, 2002     Arrowstreet Inc. 

Plans and Elevations April 23, 2002 Arrowstreet Inc. 

 Elevation Options – Sheet 1 

 Unit Type A:     Standard Elevations - Sheet 2 

 Unit Type A:     Standard Floor Plans - Sheet 3 

 Unit Type B:     Standard Elevations - Sheet 4 

 Unit Type B:     Standard Floor Plans - Sheet 5 

 Unit Type C-1:  Standard Elevations - Sheet 6 

 Unit Type C-1:  Standard Floor Plans - Sheet 7 

 Unit Type C-3:  Standard Elevations - Sheet 8 

 Unit Type C-3:  Standard Floor Plans - Sheet 9 

 Common Building – Plan and Elevation - Sheet 10 

 Illustrative Streetscapes Showing Possible Variety (Phase 2) - Sheet 11  

 

Overall Landscape Plan – LA-1 August 1, 2002 Jack Curtis & Assoc. 

Landscape Plan – LA-2 – LA-3 Sept. 5, 2002 Jack Curtis & Assoc. 

Landscape Plan LA-4  Sept. 5, 2002 Jack Curtis & Assoc. 

Landscape Plan LA-5 August 1, 2002 Jack Curtis & Assoc. 

Landscape Enlargement Plan – LA-6 June 25, 2002 Jack Curtis & Assoc. 

Planting Details – LA –7 April 23, 2002 Jack Curtis & Assoc. 

Wetlands Mitigation Plan – LA-8 

Site Lighting Plan – LA-9 

Sept. 5, 2002 

August 1, 2002 

Jack Curtis & Assoc. 

Jack Curtis & Assoc. 

  

  

 

 

 

 

 


