
 TOWN OF MIDDLEBURY 
Planning & Zoning Commission 

1212 Whittemore Road 

Middlebury, Connecticut  06762 

(203) 577-4162 ph 

(203) 598-7640 fx 

  

 

March 2, 2023 
REGULAR MEETING  

MINUTES 

 

 

 

REGULAR MEMBERS PRESENT         REGULAR MEMBERS ABSENT  

Terry Smith, Chairman             

William Stowell, Vice Chairman                                      

Matthew Robison                       

Joseph Drauss                                                                                

Erika Carrington (arrived @ 7:15 p.m.)  

                    

           

ALTERNATE MEMBERS PRESENT         ALTERNATE MEMBERS ABSENT    

Frank Mirovsky             

Paul Anderson  

Gerald Lukowski        

           

                                                                                  

ALSO PRESENT    

John Calabrese, P.E. 

Curtis Bosco, Z.E.O. 

 

 

 

 

 

 

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 & Drauss and Alternate 

Members Mirovsky, Anderson & Lukowski as present. Regular Member Carrington arrived at 

7:15 p.m. 
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PUBLIC HEARING 

 

1. GB Middlebury, LLC/80 Turnpike Drive – Application for a Site Plan – (Application 

#2022-11-2) *Graziano Brothers, LLC (prior owner)(Continued) 

 

2. GB Middlebury, LLC/80 Turnpike Drive – Application for a Special Exception for 

Section 64 Excavation & Grading – (Application #2022-11-3) *Graziano Brothers, LLC 

(prior owner) (Continued) 

 

Chairman Smith stated that a letter, dated February 27, 2023, was received from Emily Jones, 

P.E. with Civil 1 Engineering in Woodbury, CT requesting a 35-day extension. 

 

Motion:  to continue the Public Hearing for GB Middlebury, LLC/80 Turnpike Drive – 

Application for a Site Plan – (Application #2022-11-2) on April 6, 2023. Made by Matthew 

Robison, seconded by William Stowell. Unanimous Approval.  

 

Motion:  to continue the Public Hearing for GB Middlebury, LLC/80 Turnpike Drive – 

Application for a Special Exception for Section 64 Excavation & Grading – (Application #2022-

11-3) on April 6, 2023. Made by Matthew Robison, seconded by William Stowell. Unanimous 

Approval.  

 

3. 1365 LLC/1321 West Street-Application for a Zoning Map Change from R-40 to  

CA-40 (Application #2022-12-2) 

 

Chairman Smith called the Public Hearing to order at 7:01 p.m. He went on to read the following 

for the record: 

 

• Legal Notice published in Voices on February 15, 2023 & February 22, 2023  

• February 26, 2023 Planning Review by Hiram Peck of Plan Three (see attached) 

 

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

applicant. He stated that his client purchased the property from St. John of the Cross in 

December 2022. With regard to Hiram Peck’s review, Attorney McVerry took the 4.1 acres off 

of the assessor’s card. 1365 LLC is also the owner of the adjacent property (9+ acres) which are 

all used for commercial uses. He submitted and reviewed his letter and packet, dated March 2, 

2023 (see attached), in response to Mr. Peck’s review. He added that this is one of the few 

developments in town which has encouraged and followed through on what the POCD asks for.  

If approved, his client would seek to add additional gardens to the property to augment what is 

on the Vyne property and maximize the potential of the area.  

 

 



Middlebury Planning & Zoning                             3 

Regular Meeting Minutes          

3-2-2023 

 

 

 

Dean Yimoyines plans to restore the property similar to when the Keggi family owned it, by 

adding a walking path and gardens. Renovations and improvements have already occurred and is 

currently being rented as a residence and plans to do so for at least two (2) years. Ultimately, he 

plans to convert the buildings into luxury short-term accommodations to visitors to Middlebury.  

He will consult with the architects he used at Vyne and advised him on the rehab of Tranquility 

Farm Vineyard. 

 

Attorney McVerry acknowledged that the current regulations do not include luxury 

accommodations in the area, however, they would appreciate the opportunity to provide input 

when the regulations revisions are in the process of being finalized.  

 

Chairman Smith indicated that he has no objection to the proposed zone change and welcomes 

the future plans, however, changing the zone for the property from an R-40 to a CA-40 would 

create a non-confirming use due to the fact that it is currently being rented as a residence. He 

added that he wants to keep the public hearing open so that the members could have the 

opportunity to review all the documentation.  

 

Dean Yimoyines stated that he would be willing to think about a limit, but would need to have 

some time to develop it.  

 

Motion:  to continue the Public Hearing on April 6, 2023. Made by William Stowell, seconded 

by Matthew Robison. Unanimous Approval.  

 

 

MINUTE APPROVAL 

 

4. Discussion of the Minutes of the Regular Meeting held on February 2, 2023 

 

Motion:  to approve the Minutes as submitted. Made by Erika Carrington, seconded by Joseph 

Drauss. Unanimous Approval.  

 

 

OLD BUSINESS 

 

5. GB Middlebury, LLC/80 Turnpike Drive – Application for a Site Plan – (Application 

#2022-11-2) *Graziano Brothers, LLC (prior owner) 

 

Discussion was tabled. 
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6. GB Middlebury, LLC/80 Turnpike Drive – Application for a Special Exception for 

Section 64 Excavation & Grading – (Application #2022-11-3) *Graziano Brothers, LLC 

(prior owner) 

 

Discussion was tabled. 

 

 

7. 1365 LLC/1321 West Street-Application for a Zoning Map Change from R-40 to  

CA-40 (Application #2022-12-2) 

 

Discussion was tabled. 

 

 

NEW BUSINESS 

 

8. Peter Amara/1570 & 1582 Straits Turnpike – Application to amend approved site plan 

(Application #2023-2-1) 

 

Peter Amara, of 140 High Meadow Drive, Southbury, CT and owner of an architectural firm 

located at 199 Park Road Extension, Middlebury CT also owns the two (2) subject properties. 

This evening, he discussed 1582 Straits Turnpike only and reviewed the plans with the 

Commission. He is now seeking approval for a modification to construct a 2-story 2,000 square 

foot footprint medical/office building in place of the previously approved application which was 

for a 6,500 square foot footprint medical/office building. He added that 18 parking spaces are 

required, however, 27 will be provided. All setbacks and height requirements are being met. The 

proposed landscaping will be very similar to the approved application, but with less of the 

property being developed. The underwater retention will be approximately 1/3 of what was 

previously approved. The curb cut will be moved to be directly across from the commercial 

property owned by Robert LaFlamme. He plans to utilize the second story for his architectural 

firm. Brick will be on the first floor with vinyl or wood shakes, neutral in color, on the upper 

floor. It will also include storefront windows and a metal roof. He provided a proposed rendering 

for the member’s consideration. 

 

Chairman Smith requested that Mr. Amara return with a final rendering. 

 

Mr. Amara shared that he has yet to receive approval from the Conservation commission and 

will return to this commission on April 6, 2023. 
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OTHER BUSINESS 

 

9. Metro Realty – Informal discussion regarding best use of 124 Kelly Road & 1535 Straits 

Turnpike  

 

 

Kyle Richards of Metro Realty, LLC provided a presentation of proposed uses for said properties 

which combined total 77 acres and zoned R-40 and LI-80. It is estimated that 15-17 acres are 

developable, with an entrance off of Straits Turnpike where sewer, water and gas are available 

for connection. The site is quite picturesque and they plan to maintain the semi-rural character of 

the town. Due to the location and no visibility, he believes that retail and medical office uses are 

unlikely to succeed and that the properties be zoned industrial or residential both not both. 

Industrial use in most demand today are warehouses which is feasible for the site. In the event 

the entire site was zoned R-40, they could support a density of 50-60 homes with 2500-3000 

square feet units with 4+ bedrooms and 2.5 baths. Alternatively, he proposed luxury rental 

housing for those choosing to rent in Middlebury, to include 1-bedroom units (50%) at 

approximately $2200/mo. and 2-bedroom units (50%) at approximately 2800+/mo. The average 

square footage of an apartment is about 1000 and 10% would be handicap accessible and the first 

floor apartments are all handicap adaptable. Rentals such as these are typically occupied by 

career oriented professionals prior to marriage and children and empty nesters that whose adult 

children have left their home. His projection of the residential profile is based off of the data 

acquired for the luxury rental communities that they have developed and operated over the years. 

 

Chairman Smith encourage Mr. Richards to consult with WPCA regarding sewer capacity. He 

doesn’t believe that 200 units would work within the developable area.  

 

Matthew Robison questioned if the town owns abutting property and where the entrance access 

would be. 

 

Kyle Richards confirmed that the town does own abutting property and that the forested wetland 

area would remain, creating a natural buffer for the developable area. The entrance would be 

from Straits Turnpike only, unless access from Kelly Road would be required for emergency 

vehicles. 

 

Chairman Smith questioned where the contaminate ground water is in relation to the site, if they 

would consider affordable housing or age 55+. He also voiced his concerns with respect to rental 

control and current legislation. 

  

Kyle Richards stated that they have no reason to believe that their parcel is impacted by the 

contaminated water as Timex Corp. purchased that neighboring site as a buffer and to install a 

groundwater monitor on site. The subject parcel is not part of the corrective action as it relates to  
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EPA or DEEP. However, they do plan to perform additional testing as they proceed. He added 

that they built and own 2000 apartments throughout the state of CT, with 1500 of them  

being affordable and 500 designated luxury. They are affordable housing advocates and are open 

to the idea. With respect to 55+, he believes it would be a challenging to restrict the renter pool 

only to a 55+ demographic. He indicated that the current bill that legislator is considering 

appears to be focused on the creation of affordable housing than rent controlling market rate 

communities. As it relates to the rent control, it seems to him that they are currently proposing a 

way to protect the landlords from gauging on rent. Metro Realty has never increased someone’s 

rent 6%-8%. They generally project 2%-3% which is why the legislation does not cause them 

concern.  

 

Chairman Smith added that he agreed with the memo issued by Hiram Peck of Plan Three in 

June 2022. 

 

William Stowell commented that he likes the idea but too is concerned about WPCA and sewer 

capacity.  

 

Kyle Richards agreed to inquire with WPCA and thanked the commission for their time.  

 

 

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

 

None 

 

 

11. Enforcement Report 

 

Curtis Bosco, Z.E.O. stated that he gave administrative approval for an in-law apartment for a 

home located on Gleneagle Road. He received a letter from the owner stating that his mother and 

mother-in-law with be living with him communally.  

 

 

12. Adjournment 

 

Motion:  to adjourn the meeting at 8:15 p.m.  Made by Erika Carrington, seconded by Matthew 

Robison. Unanimous Approval.            

 

 

*The next Regular Meeting of the Planning & Zoning Commission is scheduled for April 6, 

2023. 
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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 
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                                February 26, 2023  

 

 Mr. Terry Smith, Chairman 

 Middlebury Planning and Zoning Commission 

 1212 Whittemore Road 

 Middlebury, CT 06762 

  

 Re: Review of application 2022-12-2 for rezoning of property at 1321 West Street from R-40  

        to CA-40.  

 

 Dear Mr. Smith and Commission members:  

 

 I have visited the subject site, reviewed the 2015 Plan of Conservation and Development and  

 applicable zoning regulations pertaining to this application. The subject property is historic in  

 design and construction. The building is noted as constructed in 1911 and has a gross building  

 area of 11,583 square feet with 5,809 square feet of living area at this time. The property size 

 is shown as either 4.1 acres on the rezoning application or 4.3 acres on the property survey.  

 

 The current POCD is not discerning as to this rezoning request regarding economic development.  

 However the POCD section on Community Facilities section contains what may be a helpful  

 direction. This section, at objective 8 states: 

   

  “ Preserve the historic character of the area around the Middlebury Green,  

  including Town Hall, Westover School and other historic buildings.”  

 

 In order to objectively evaluate the proposed zone change, the Commission should be as aware  

 as possible of the applicant’s intentions for the use of the property at 1321 West Street. The  

 Commission should clearly note the uses of the surrounding R-40 properties. The surrounding  

 uses are all residential, while the proposed change of zone from R-40 to CA-40 is a substantial  

 change to what may be proposed at this site. Without having specific knowledge of the applicant’s  

 proposed use of the property, several recommendations will be made on this matter due to this  

 specific difference in zoning (Commercial/Residential) interface. At the time of my site visit a  

 “For rent” sign was located at the West Street front of the property. 

 

 The Commission should carefully note what the existing zoning regulations permit by right and  

 by special exception in the CA-40 zone. Some of these uses are clearly not compatible with the  

 existing R-40 zone uses.  
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 In addition, it is recommended that a significant buffer from any R-40 zoned property be  

 established at the time the property is rezoned. It is recommended that a 75 to 100 foot landscaped  

 buffer be established on the CA-40 property wherever it abuts R-40 zoned property. Note: See  

 the submitted survey for an indication of the acceptability of this recommendation as a measure  

 of protection for the existing R-40 zoned properties.  

  

 If the Commission decides to consider approval of the application a clear written narrative of the  

 proposed use should be submitted by the applicant as part of any use application. The extent of  

 the use and the hours of operation  would be important in a case such as this where abutting zones  

 are so different  in what they allow. Such a use description should be made part of the application  

 before a decision is rendered by the Commission so that it is part of the formal record.  

 

 While it may be slightly outside the normal recommendation protocol, in this case, I would use  

 the POCD recommendation regarding the historic character of this area to suggest that modifications  

 to the existing structures on the property should be minimized where they impact that established 

  character of the site and the area.  

 

 Finally, if the Commission decides to approve the application, it should be stated that any change  

 from the proposed (special exception) use would require review and possible application to the  

 Commission.  

 

 

 

 Sincerely,  

 

 Hiram W. Peck III 
 

 Hiram Peck, AICP, CFM   
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