
Please note: The Town of Granby invites any resident who wishes to provide materials to this Commission to 
provide them to the Office of Community Development by noon on the prior Thursday of the scheduled meeting.  In 
the event you are unable to meet that deadline but still wish to provide the Commission with materials, the Town of 

Granby respectfully asks that you provide sufficient copies of your materials to the Office prior to the meeting so the 
materials may be distributed to the Commission.  Thank you in advance for your cooperation. 

AGENDA 
Regular Hybrid Meeting  

Town of Granby 
Planning & Zoning Commission  

Tuesday, July 22, 2025, at 7:00 pm  
Town Hall Meeting Room 

 
Live Stream under “Shows and Spotlight”: www.gctv16.org 

Zoom: https://us02web.zoom.us/j/83589846532?pwd=ksYaOHdXQvIFYbfCk8WU6yMapxffIq.1 
Call-In: 1-929-205-6099 

Meeting ID: 835 8984 6532 
Passcode: 268588 

 
1. Call to Order 
 
2. Pledge of Allegiance 
 
3. Seating of Alternates, if applicable 
 
4. Public session 
 
5. Action on the minutes of July 8, 2025 

 
6. Public Hearings 

a. Application seeking a 7-lot subdivision, Breezy Meadow, for property located at 188 
Day Street, R30 and R50 Zones: File P-1-25. (Continued from 7/8/25) 

 
7. Receive applications and schedule public hearing (if applicable) 

 
8. Consideration of applications, where the Commission has concluded the public hearing 
 
9. Staff Report and Correspondence 
 
10. Commissioner Reports and Correspondence 
 
11. Adjourn 

http://www.gctv16.org/
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MEETING MINUTES 
Town of Granby 

Planning & Zoning Commission  
Tuesday, July 8, 2025, at 7:00 pm  

 
Present: Eric Lukingbeal, Christine Chinni, Mark Lockwood, Eric Myers, Robert Lavitt, Meg 
Jabaily, and Brennan Sheahan 
Absent: Steve Muller and Paula Johnson  
Also Present: Director of Community Development Abigail Kenyon and Land Use Coordinator 
Renee Deltenre 
 
1. Call to Order 

Chair Lockwood called the meeting to order at 7:00 p.m. 
 
2. Pledge of Allegiance 
 
3. Seating of Alternates, if applicable 

M. Jabaily was seated for S. Muller. 
 
4. Public Session 

None 
 
5. Action on the minutes of June 24, 2025 

 
ON A MOTION by E. Lukingbeal seconded by R. Lavitt, the Commission voted (5-0-2) to 
approve the June 24, 2025, minutes as presented. E. Myers and M. Jabaily abstained. 

 
6. Public Hearings 

a. Application seeking a 7-lot subdivision, Breezy Meadow, for property located at 188 
Day Street, R30 and R50 Zones: File P-1-25.  
Professional Engineer Christian Alford of Alford Associates, Inc. was present to discuss 
the application on behalf of the applicant. The applicant is proposing a 7-lot, single-
family home subdivision at 188 Day Street, which consists of 15.63 acres. The property 
consists of two different zones (R50 and R30) and has 965 feet of frontage on Day Street 
and 545 feet of frontage on North Granby Road. Soil testing has been completed, 
indicating that the sandy/gravel soils are suitable for on-site septic systems. The property 
slopes from the west to the east, consisting primarily of open fields with some wooded 
areas along the road frontage and property boundaries.  
 
Wetlands are located at the southwestern corner (wetland #1) and northeastern corner 
(wetland #2) of the property, and to satisfy the open space requirement, 3.55 acres on the 
eastern side of the property are shown to be open space. Wetland #1 consists of .43 acres 
and consists of a 150-foot-long watercourse that enters the property from the west and 
Wetland #2 consists of 0.09 acres and is located within the proposed open space parcel. 
Due to the location of mapped wetlands along the frontage of lots 6 and 7, the driveway 
serving said lots is shown to be constructed on lot 5.  
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As part of the Inland Wetlands and Watercourses Commission approval received on May 
22, 2025, a Conservation Restriction area has been established to protect the existing 
wetlands at the southwest corner of the property. The applicant is seeking a waiver of 
Subdivision Regulations Section 3.1.4.1.5, to allow a reduction of the required visual 
streetscape buffer to 30’ on lots 1-4 and 20’ on lot 3 where it has frontage on Day Street. 
Lots 5-6 have the Conservation Restriction that allows for a greater buffer. A. Kenyon 
asked the Commission to consider the proposed streetscape buffer, and the applicability 
of the conditions outlined within the regulations. Draft easements regarding drainage, 
utilities, access, and the Conservation Restriction have been submitted and require 
review, and further review by the Town Engineer is required at this time.  
 
The Commission deliberated on the application and provided feedback. M. Lockwood 
expressed concerns regarding the layout of the subdivision, focusing on the proposed 
driveway access and configuration on lot 5, including a shared driveway, and potential 
conflicts. E. Lukingbeal discussed the lack of screening along Day Street and requested 
that the applicant submit a planting plan, with the recommendation that Red Sunset 
Maples be utilized within the streetscape buffer area. C. Chinni questioned why the 
feedback received at the informal meeting last November was not considered prior to 
submission of the application.  
 
Public Comment 
Dana Warren of 10 Day Street South expressed concerns regarding the number of lots 
proposed on the property due to existing site conditions and stated that access to the Open 
Space parcel should be accessible to the public and not located on a state highway.  
 
There was a general consensus among the Commission that the orientation of the lots 
shall be reconsidered in order to address concerns on lot 5, a planting plan be submitted, 
and more specificity be given regarding the request for a reduction of the visual 
streetscape buffer. The public hearing was continued to the next regular meeting.  
 

b. Application seeking to renew a Special Permit under Zoning Regulations Section 9 
for earth excavation for properties located at 67/87/95B Notch Road, R50 Zone: File 
Z-11-25. 
Hal Pierce and Land Surveyor Brian Denno were present to discuss the application. The 
applicant is seeking to renew an existing earth excavation permit that was originally 
approved by the Commission in 2021 for the removal of 700,000 yards of material from 
the three properties, and then renewed in 2023. Since the last renewal, one of the houses, 
a barn and a silage bin have been demolished and 86,400 yards of material removed, for a 
total of 237,800 yards removed to date. Phase One has been completed and Phase Two is 
underway. The applicant is requesting two modifications from the original approval to 
include preserving the house closest to Notch Road, and grading changes in the area 
adjacent to Notch Road that would benefit future farming activities. Even with the 
proposed modifications, the total amount of material to be removed remains the same at 
700,000 yards. A. Kenyon indicated that the Town Engineer’s comments have been 
addressed and there was no public comment. The public hearing closed at 8:04 p.m. 
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c. Application seeking a Special Permit under Zoning Regulations Sections 8.3 and 
8.16 for a restaurant serving alcoholic beverages for property located at 9 Bank 
Street, Unit H, COCE Zone: File Z-13-25. 
Applicants/business owners Julien Tessier and Chris Peregrin were present via Zoom to 
discuss the application. As the owners of Julien’s Farm Store located on Barn Door Hills 
Road, they are looking to establish a second location in order to expand their business 
operation and ease the burden on the existing location. The proposed unit consists of 
4,000 square feet and would be renovated to include a dining area, counter service in the 
front, kitchen, and prep kitchen with an office and cooler/freezer to the rear. The 
restaurant would offer freshly baked goods, a grab-and-go section for soups, salads, etc., 
and host a weekly pizza night, during which alcohol would be offered. There is adequate 
parking available, and the restaurant would utilize the existing designated trash disposal 
area/system. There are no exterior modifications or site improvements proposed at this 
time. The hours of operation requested are 7am to 7pm, Tuesday through Sunday; 
however, the Commission discussed expanding the hours to 6am to 11pm, seven days a 
week in order to provide greater flexibility. There was no public comment, and the public 
hearing closed at 8:19 p.m. 
 

d. Application seeking to renew a Special Permit under Zoning Regulations Section 9 
for earth excavation for property located at 536 Salmon Brook Street, I/R30/R50 
Zone: File Z-14-25. 
Professional Engineer Daniel Jameson of Design Professionals, Inc. and Tilcon 
Representative Chris Costello were present to discuss the application. Earth removal from 
this site has been occurring since 1955, and the applicant is seeking to renew an existing 
earth excavation permit that was last renewed by the Commission in 2023. No 
modifications to the original approval were proposed and A. Kenyon indicated that all 
comments from the Town Engineer have addressed. There was no public comment, and 
the public hearing closed at 8:24 p.m. 

 
E. Lukingbeal recused himself 8:25 p.m. 
 
7. Application seeking a Site Plan Modification to install a 160 square foot recycling 

station for property located at 124 Salmon Brook Street, Stop and Shop, C2 Zone: File 
Z-12-25. 
a. Applicant Presentation 

CLYNK Chief of Staff Dan Kiley was present via Zoom on behalf of the applicant to 
discuss the application. The applicant is seeking approval to install an 8’x20’x8’9” 
prefabricated recycling station that operates on solar and wind power. The unit will be 
situated at the northern portion of the Stop & Shop parking lot adjacent to Hunt Glen. 
No site modifications are required to accommodate the unit, as it does not require utility 
connections. CLYNK operates as an agent under Stop & Shop’s state license and 
accepts all qualified redeemable products. The unit is emptied every two days, and the 
surrounding area is maintained by both CLYNK and Stop & Shop. There is exterior 
low-voltage lighting that is dark sky compliant and follows the same operating hours of 
the store. A. Kenyon spoke with colleagues from Windsor and Simsbury where these 
units exist and noted that no issues have been reported.   
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b. Public Comment 
Dana Warren of 10 Day Street South described her experience using CLYNK while 
visiting Maine and stated that she enjoyed the ease of use once she understood the 
process. She also indicated that the surrounding area could become unsightly quickly if 
not maintained and monitored.  
 

c. Commission Consideration 
B. Sheahan questioned whether the use is accessory to the grocery store, to which staff 
stated that this recycling station is intended to replace the existing bottle/can redemption 
area within Stop & Shop. There was a general consensus among the Commission that 
the use remains the same, simply in a different location on site. The current bottle/can 
redemption area within the store is not ideal and this unit will be more efficient.  
 
ON A MOTION by C. Chinni seconded by E, Myers, the Commission voted (6-0-0) to 
approve an application seeking a Site Plan Modification to install a 160 square foot 
recycling station for property located at 124 Salmon Brook Street, Stop and Shop, C2 
Zone: File Z-12-25, as presented.  

 
E. Lukingbeal was reseated at 8:56 p.m. 
 
8. Receive applications and schedule public hearing (if applicable) 

None 
 

9. Consideration of applications, where the Commission has concluded the public hearing 
a. Application seeking to renew a Special Permit under Zoning Regulations Section 9 

for earth excavation for properties located at 67/87/95B Notch Road, R50 Zone: File 
Z-11-25. 
 
ON A MOTION by E. Myers seconded by C. Chinni, the Commission voted (7-0-0) to 
approve an application seeking to renew a Special Permit under Zoning Regulations 
Section 9 for earth excavation for properties located at 67/87/95B Notch Road, R50 
Zone: File Z-11-25, subject to the following conditions: 
1) Plans shall be updated to reflect changes that were made after submission; 

specifically, changing the grade from 6:1 to 12:1 where indicated. 
2) Approval is subject to the Town Engineer’s final review and sign-off. 
3) All previous conditions as noted in the Special Permit filed in the Granby Land 

Records in Volume 451 Page 881-883 remain in effect with the exception of the 
expiration date, which shall be two years from issuance. 

4) The performance bond shall be extended for the duration of the permit. 
 

b. Application seeking a Special Permit under Zoning Regulations Sections 8.3 and 
8.16 for a restaurant serving alcoholic beverages for property located at 9 Bank 
Street, Unit H, COCE Zone: File Z-13-25. 
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ON A MOTION by E. Myers seconded by E. Lukingbeal, the Commission voted (7-0-0) 
to approve an application seeking a Special Permit under Zoning Regulations Sections 
8.3 and 8.16 for a restaurant serving alcoholic beverages for property located at 9 Bank 
Street, Unit H, COCE Zone: File Z-13-25, subject to the following conditions: 
1) No outdoor dining or outdoor music/entertainment is permitted as part of this 

application. 
2) Hours of operation are 6am to 11pm, seven days a week. 
3) Applicant shall use the existing designated trash disposal area without modification, 

assist with maintenance of said dumpster enclosure, and increase the frequency of 
pickup as needed in conjunction with volume. 

 
c. Application seeking to renew a Special Permit under Zoning Regulations Section 9 

for earth excavation for property located at 536 Salmon Brook Street, I/R30/R50 
Zone: File Z-14-25. 
 
ON A MOTION by E. Myers seconded by C. Chinni, the Commission voted (7-0-0) to 
approve an application seeking to renew a Special Permit under Zoning Regulations 
Section 9 for earth excavation for property located at 536 Salmon Brook Street, 
I/R30/R50 Zone: File Z-14-25, subject to the following conditions: 
1) The bond and maps must be updated and renewed for the period of the permit. 
2) All other conditions previously attached to the permit as applicable. 
3) Permit is valid for a period of two years. 

 
10. Commission discussion: Plan of Conservation and Development Committee, Member 

Composition 
A. Kenyon listed the members that volunteered to join from the other town 
boards/commissions and in advance of the meeting, provided the Commission with the 
applications that were received from the public. The Commission briefly discussed and made 
their recommendations. 
 
ON A MOTION by E. Myers seconded by E. Lukingbeal, the Commission voted (7-0-0) to 
appoint Peggy Chapple, Ken Kuhl, Christine Chinni, Mark Lockwood, Brennan Sheahan, 
and James Szipszky to the POCD Committee.  
 
ON A MOTION by B. Sheahan seconded by E. Lukingbeal, the Commission voted (7-0-0) 
to appoint Ken Rohde, Bill Ross, Mark Kennedy, and Jean Donihee-Perron to the POCD 
Committee. 
 
ON A MOTION by E. Lukingbeal seconded by E. Myers, the Commission voted (7-0-0) to 
appoint Christine Chinni and Mark Lockwood as Co-Chairs to the POCD Committee.  
 

11. Staff Report and Correspondence 
None 

 
12. Commissioner Reports and Correspondence 

None 
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13. Adjourn 
 
ON A MOTION by E. Lukingbeal seconded by E. Myers, the Commission voted (7-0-0) to 
adjourn the meeting at 9:11 p.m.  
 
Respectfully submitted, 
 
 
Renee Deltenre 



TOWN OF GRANBY 

 

MEMORANDUM   

TO:  Planning and Zoning Commission 

CC: Kirk MacNaughton, Skip Alford  

FROM:  Abby Kenyon, Director of Community Development 

DATE:  July 17, 2025 

RE:  Application seeking a 7-lot subdivision, Breezy Meadow, for property located at 188 Day 

Street, R30 and R50 Zones: File P-1-25.  

______________________________________________________________________________ 

The applicant is applying for a 7-lot subdivision at 188 Day Street. The property is just over 15.5 

acres and is in the R30 and R50 Zones, with frontage along both Day Street and North Granby 

Road. As shown on the subdivision plans, there would be five lots with access onto Day Street 

and two lots with access onto North Granby Road.  

Since the last meeting, revised plans have been received. Revisions to the plans include the 

shifting of lot lines for the lots along Day Street, which has removed the shared driveway to lots 

6 and 7 from lot 5. The shared driveway is now located on lot 6. A Vegetation 

Preservation/Planting Plan has also been provided (refer to Sheet VPPP-1 in the plan set) that 

specifies the vegetation to be planted. 

Please refer to the following for further consideration: 

Open Space 

To comply with the open space requirement, which requires 20% of the property be dedicated 

open space, the applicant is proposing 3.748 acres of dedicated open space. This dedicated open 

space would be located to the east of the proposed lots and as outlined in the applicant’s letter, is 

proposed to be deeded to the Town. The proposed open space complies with the subdivision 

regulations.   

Visual Streetscape Buffer  

Subdivision Regulations Section 3.1.4.1.5 requires a visual streetscape buffer. Specifically, “A 

visual streetscape buffer shall be established whenever subdivisions are proposed which have 

access or create new lots on any street, existing within the Town on 1/1/2000. The streetscape 

buffer shall stretch along the entire street frontage of the property, adjacent to the through street. 

The streetscape buffer shall extend from the street line, back into the property to a minimum 

depth equal to the lesser of 50% of the depth (as measured perpendicular from the street line to 



the furthest point of the rear property line), or a distance of 500 feet. The depth of the buffer shall 

be computed based on the configuration of the entire parcel, prior to subdivision. Within the 

streetscape buffer all existing vegetation shall be preserved, the removal and depositing of earth 

and other materials shall be prohibited, and all construction activity shall be prohibited, except as 

specifically approved by the Commission…… 

The Commission may reduce the depth of the streetscape buffer where conditions exist which, 

while preserving the streetscape, lessen the required depth of the buffer. These conditions 

include, but are not limited to: 

• The vertical and horizontal alignment of the roads, 

• The quality and quantity of the existing vegetation, 

• The quality and quantity of proposed vegetation, 

• The existence of natural and geological features, which serve as a buffer, 

• The existence of man made and historical features, which serve as a buffer. 

The streetscape buffer shall be permanently preserved through the creation of a conservation or 

similar easement, shown on the approved subdivision map and/or by deeded the fee or easement 

to an approved entity.” 

The property measures just over 700 feet from the street line on Day Street to the rear of the 

property. Therefore, a streetscape buffer of about 350 feet would be required. The submitted 

plans show a proposed buffer of 30 feet along lots 1, 2, 3, 4, and 5. It should be noted that Lot 3 

also shows a 20-foot buffer adjacent to Day Street. Lots 6 and 7 have a conservation restriction 

area associated with the mapped wetlands. Therefore, the actual buffer area for those two lots is 

greater—about 125 feet on lot 6 and 160 feet on lot 7. At the previous meeting, the Commission 

asked the applicant to consider the streetscape buffer in more detail and provide additional 

vegetation. The revised plans show three red sunset maples to be planted on lot 5 within the 

streetscape buffer. 

Photos of the current streetscape are attached for reference. 

Easements 

It should be noted that there are several easements shown in the subdivision plans, including the 

conservation easement restriction, visual streetscape buffer, access and utilities easement (lots 6 

and 7), drainage easement, and unrestricted right to drain. There would also need to be a shared 

driveway agreement between lots 6 and 7 if the current configuration remains. Draft easements 

were previously provided for review. These will have to be updated to reflect the revised layout. 

Staff Comments 

Below are staff comments / items for further discussion: 

1. Subdivision Regulations Section 2.2.20: Add the frontage requirement and what is 

provided to the zoning compliance table. 

2. Subdivision Regulations Sections 3.1.4.1.2: “a minimum of three (3) trees within the front 

yard of each lot to be planted or preserved. Each tree shall have a minimum caliper of three 

and one-half (3.5) inches.” Provide information to demonstrate compliance or show trees 

to be planted to comply.  



a. Lot 1: Three trees may be needed. 

b. Lots 2 and 3: Are there three trees preserved outside the streetscape buffer area? 

Note this. 

c. Lots 4, 5, and 7: Three trees needed. 

d. Lot 6: Three sunset maples shown in the front yard, along the driveway. 

Note that the front yard tree requirement is separate from the streetscape buffer 

requirement. Any trees planted or proposed within the streetscape buffer area would not 

count toward the three trees in the front yard. 

3. Sheet VPPP-1: The clearing area is color coded, which is helpful, but for the mylars, it 

should be labeled the vegetation to remain and what will be removed. 

4. Subdivision Regulations Section 3.2.5 Lot Dimensions: “….Side lot lines shall generally 

be at right angles to street lines….” The side lot lines for Lots 1 and 3 are not at right angles, 

however given the configuration/establishment of the abutting properties, it is understood 

a right angle would not be possible. The side lot line between lots 4 and 5 and the line 

between lots 5 and 6 however should be more closely examined to determine if the lines 

can be arranged to comply with Subdivision Regulations Section 3.2.5. 

5. The plan set addresses conservation placards to be installed prior to C/O on the lot. 

However, requirements for marking the streetscape buffer should also be noted on the plan 

set. 
 

Considerations 

If the above items are resolved, below are typical provisions outlined in a subdivision approval 

as well as some provisions specific to this application: 

1. All easement language must be finalized, approved, and filed on the land records prior to 

the filing of the mylars. 

 

2. All easements shall be shown on individual plot plans and referenced in the deeds. 

 

3. No building permit for any lot shall be issued until the open space as shown on the approved 

subdivision plan is deeded to the Town of Granby. 

 

4. Conservation/Streetscape Buffer placards shall be installed prior to C/O on each lot. The 

design of the placards shall be submitted to the Director of Community Development for 

review and approval. The placards shall be located approximately 50-feet apart, or at closer 

intervals if needed, to clearly delineate the easement area on each lot. The placards are to 

be affixed to a 4” x 4” wooden post.  If the placards are to be affixed to an existing or 

proposed tree, or displayed in some other manner, the proposal must be submitted to the 

Director of Community Development for review and approval prior to installation. 

 

5. The applicant shall reimburse the Town of Granby for all payments made to the Town 

Engineer for monitoring the construction for compliance with this approval. The applicant 

will reimburse the Town at a rate of $120 per hour for the services of the Town Engineer. 

The applicant shall deposit with the Town of Granby the sum of $3,000 to be applied to 



the costs as described herein. Should the costs exceed this amount the applicant will be 

billed for the difference. Any funds not used for the project will be remitted to the applicant 

at the conclusion of the project. As used in this condition, the term Town Engineer includes 

any person or firm so designated by the Town Engineer or the Director of Community 

Development. The required funds shall be deposited with the Town of Granby prior to the 

filing of the mylars.  

 

6. An access, inspection and repair agreement and a $1,000 cash bond for each lot shall be 

required to ensure that the Erosion and Sediment Control Plan is installed, maintained and 

functions as proposed for each individual building lot as outlined in Section 8.7.7 of the 

Zoning Regulations. 

 

7. All Town Engineer comments outlined in the June 27, 2025 plan review memo must be 

addressed and resolved, and the plans updated accordingly prior to finalization.  

 

8. The final mylar shall be modified to comply with the requirements outlined herein, prior 

to execution by the Commission. 

 

It should also be noted that the applicant has been asked to review the applicable streetscape 

buffer regulation and provide information about the conditions outlined in the regulation to 

reduce the depth for the Commission’s consideration. If the Commission is inclined to approve 

the reduced streetscape buffer, it must specifically discuss/state the reason for the reduction. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Day Street Streetscape 

#1 View looking south: lots 3 and 4 behind wooded area 

 

 

 

 

 

 



#2 View looking south: cleared area includes part of lot 4 where driveway is proposed and lot 5 

Tree/vegetated area is the “heavily wooded” area marked on lot 5 on VPPP-1 

 

 

 

 

 

 



#3 View looking south: “scrubby growth area” marked on lots 6 and 7 on VPPP-1 (wetland area) 
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Kevin Clark, PEL 
Town Engineer 
Town of Granby 
15 North Granby Road  
Granby, CT 06035                                          

 CT: (860) 844-5318
Cell (860) 559-1902

E-MAIL: townengineer@granby-ct.gov

 

Page 1 of 1 
 

Subdivision Application Plan Review 
July 17, 2025 

Breezy Meadow Subdivision, Prepared for Peak Mountain Development, LLC, 188 Day Street, December 
23, 2024, Sheets: SD-1, GR-1, GR-2 E&SC-1, E&SC-2, Notes-1, Alford Associates, Inc., last revised 
7/15/25.”  
 
Sheets GR-1, 2, &3 
 

1.   If possible, reduce the length of the swale on the west side of lot 3. Raising the house elevation may 
beneficial.  Long swales can be difficult for a homeowner to maintain. 

2.   Eliminate swale on north side of driveway to lot 6.  Allow water to sheet drain across the lawn area. 
3.   Rain gardens (shallow basin at roof infiltration systems) still shown on the plans.  Eliminate to 

allow for sheet drainage and remove from detail sheet. 
4.   Verify line-of-sight for driveway to Lot 3. 
5.   Plans to be revised as necessary to comply with FVHD letter dated 7/7/25.  Resubmit to FVHD and 

submit final approval letter. 
 

Drainage: 
 

13.   Reprint page 1 of the Hydraflow Report.  The drainage schematic does not appear on the sheet. 
14.   Eliminate the rain garden/basins shown on lots 1,2,3,5, and 6.  Stormwater from non-impervious 

areas should be allowed to sheet drain.  Infiltration systems for the roof drains shall be sized 
according to the manufacturer’s instructions.  Soil test holes may be required at or in the vicinity 
of the infiltration areas if the excavation for the basements show a different soil profile.   
 

 
  
 
  
 
by: Kevin Clark, PEL, Town Engineer 



From: Peggy Lareau
To: Abigail Kenyon
Subject: common driveways; driveways over other lots; easements
Date: Wednesday, July 16, 2025 2:58:55 PM

 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

 

 P & Z Commissioners
I have not accessed fully the videos and packets as to the 188 Day  Street proposed
development  of Mr. McNaughton to get all the details, and I am actually a little confused. I do
know "some" things from the minutes and Wetlands proceedings. hopefully I have it right that
one of the driveways is proposed to cut across another lot entirely.  I'm unclear whether the
driveway across Lot 5 goes on to serve both Lots 6 and  , as well as Lot 5. I weigh in on two
angles: 1) that arrangement in this proposed development and 2) the Town-wide policy for the
future. I urge the Commission not to approve that driveway arrangement in this instance,
which seems to be of concern to the commission already, and I hope the Town and P & Z
discourage shared driveways and cross-lot arrangements.  So here's my letter- I will be
traveling out of state on your next meeting date.
1. The 118 Day Street proposal.
I know from experience that shared driveways and driveways crossing other property owners
lots are mostly a bad idea for the homeowner. We (J & P Lareau) lucked out in having good
neighbors who own a front lot and we have a rear lot behind it; we share a length of  common
driveway via an easement on our lot. What could have become a big problem stemming from
misunderstanding the property arrangement and respective rights in this setting was resolved
by discussion, reasonable minds and long term "good neighbor behavior " these 30 years. As
to other issues, things have been smooth as both parties having the funds to deal with
driveway maintenance topics. Not everyone may be as lucky  and instead buy problems. There
is no reason to set up property owners up for conflict and problems as I believe the driveway
serving 2-3 lots in the Day Street proposal will do. This arrangement only serves the interest
of the developer to squeeze in more lots so please do not permit that at the expense of the
public/property owners long term interests. 

 The issues that can- and likely will- arise between the two lot owners (now or future) are:
  -plowing; 
  -driveway maintenance;
  - one or the other owner bringing heavy equipment over the driveway in later years;
  - trees, shrubs, vegetation  and grass along the edges-- maintenance and rights;
   -the real potential for tricky issues involving "adverse possession" when one
property owner over a long period is conducting activities on land actually
belonging to the other property owner, a matter that easily arises in these common
driveway/easement  situations.

So please don't approve the contorted arrangement  proposed for 188 Day street.
2. General Policy

Once upon a time, the attraction for developments with shared driveways and easements

mailto:peggy@lareaufamily.com
mailto:akenyon@granby-ct.gov


sprang in part from trying to avoid carving up a property with roads and potentially more
houses to pay for the roads. It also helped fit in more houses with "frontage" requirements and
especially in oddly configured parcels or those with steep or irregular terrain .  It also helped
developers avoid road costs, and unfortunately also led to private roads with the attendant
perpetual burden on property owners to pave the road, maintain it, plow it -- a good deal for
the Town as it gets the high tax revenue and supplies reduced Town services.(I don't know if
school buses currently serve some of our long private roads.) 

But given the problems I identify in #1 above, I  urge the P & Z commission and the Town
(via Office of Community Development to do its best to avoid common driveways. Rear lots -
- which may be good uses on a parcel being developed --are still feasible in many cases with
driveway placement along the edge of a lot, not over one property via an easement. In some
cases terrain makes that harder, and reduces the number of lots that are an option.  I bet there
are some ins and outs that I don't grasp, especially as to frontage requirements. 

In view of less land available for development its a bit late in Granby's evolution of home
construction, land development and subdivision to help many future property owners. But the
Day Street proposal is a good chance to serve the public interest. 

Sincerely, Peggy Lareau
17R Reed Hill Rd.
Granby, CT





TOWN OF GRANBY 
Incorporated 1786 

15 North Granby Road 
Granby, Connecticut 06035-2102 

860-844-5318 
                          
May 29, 2025 
 
 
 
Kirk MacNaughton 
Peak Mountain Development, LLC   
P.O. Box 270 
East Granby, CT 06026 
 
Re: 188 Day Street – Kirk MacNaughton c/o Peak Mountain Development, LLC – Permit application 

for a 7-lot single family residential subdivision and associated site work within a regulated area. 
 
Dear Mr. MacNaughton: 
 
Please be advised that on May 22, 2025, the Inland Wetlands and Watercourses Commission (IWWC) 
approved the subject application in accordance with the following documentation: 
 

1. Breezy Meadow Subdivision; 188 Day Street; Prepared by Alford Associates, Inc.; Prepared for 
Peak Mountain Development, LLC; Dated 12/23/24; Revised 5/12/25; 8 Sheets 

2. Drainage Summary; Prepared by Alford Associates, Inc.; Dated 12/30/24; Revised 4/5/25 
3. Wetland and Watercourse Delineation Report; Prepared by Ian Cole, LLC; dated 10/3/24; 

Revised 3/26/25 
4. Invasive Species Management Plan; Received 4/23/25 
5. Application dated 1/2/25 and all other corresponding materials. 

 
The following are the conditions of this approval.  
 
1. All construction activities shall be coordinated through the Office of Community Development. 

 
2. The Office of Community Development shall be notified: 

a. At least 48 hours prior to the start of any activities and when barrier erosion controls have been 
installed prior to earth disturbance activities. 

b. Upon the installation of the Conservation Restriction Area plantings. 
c. Upon completion of construction and site stabilization, the IWWC shall be notified in writing that 

work is complete, and a final inspection may be completed at that time. 
 

3. Prior to the start of work, a copy of the Stormwater Pollution Prevention Plan (SWPPP), or similar 
plan as may be required by the CT General Permit for Discharge of Stormwater and Dewatering 
Wastewaters from Construction Activities, shall be submitted to the Office of Community 
Development.  

 
4. The applicant shall reimburse the Town of Granby for all payments made to the Town Wetlands 

Officer for monitoring the development for compliance with this approval. The applicant will reimburse 
the Town at a rate of $100 per hour for the services of the Town Wetlands Officer or other designated 
expert.  The applicant shall deposit with the Town of Granby the sum of $8,000 to be applied to the 
costs as described herein.  Should the costs exceed this amount, the applicant will be billed for the 
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difference.  Any funds not used for the project will be remitted to the applicant at the conclusion of the 
project.  As used in this context, the term “Town Wetlands Officer” includes any person or firm so 
designated by the Director of Community Development for the purposes of monitoring the 
development activities to assure compliance with this approval and the IWWC Regulations. 

 
5. All work shall be in conformance with the project plans as referenced above. Any modifications to the 

approved plans must be approved by the Granby Inland Wetlands and Watercourses Commission or 
their designated Agent. This includes when plot plans are submitted the individual lots, if the 
proposed improvements / area of disturbance differ from the work shown on the approved plans, 
modifications must be approved by the Granby Inland Wetlands and Watercourses Commission or 
their designated Agent. 

 
6. A Conservation Restriction Area shall be established as approved by the IWWC or their designated 

Agent and Town Council which shall be in kind to the applicants emails submission on 6/11/25 with 
the attached document entitled “Breezy Meadow Declaration of Conservation Restrictions and 
Covenants”.  
 

7. A stockpile of erosion controls shall always remain on-site, and erosion controls shall remain in place 
until site is permanently stabilized. The Town of Granby shall interpret permanent stabilization to be 
70% germination of permanent vegetation over 90% of the area.  

 
8. Excavated soil shall not be brought off-property without the notification and approval of the Office of 

Community Development. The applicant shall supply the destination in writing for any excavated soil 
removed from the property.  

 
9. The Conservation Restriction Area and associated activities shall be completed, including plantings, 

upon or before the first building permit for the subdivision is issued. This requirement is in response to 
the 2-year monitoring period of the area/plantings. The goal of this condition of approval, is to aid in 
preventing the Conservation Restriction Area activities needing to be completed/coordinated by 3 
separate homeowners/contractors, if possible.  

 
10. As part of the comprehensive subdivision stormwater management review process, the proposed 

grading shown to convey water flow between lots 5-7 shall be confirmed by the Town Engineer to not 
have a probability for erosion of the steep slope gradient to the west. Noting that Wetland #2 is 
located at the base of this slope. If any probability found, the area shall be designed in a manner that 
prohibits the potential for erosion and preserves the integrity of the slope.  

 
11. This permit shall be considered valid for a period of 5-years from the date of issuance.  

 
Please provide a Mylar copy of the approved maps to the Office of Community Development for the 
signature of the Inland Wetlands and Watercourses Commission’s Chair at your earliest convenience.  
Once the approved Mylars are signed by the Commission’s Chair, you will need to file it in the office of 
the Town Clerk.  

 
If you have any questions, please call the Office of Community Development at your earliest 
convenience. 
 
Sincerely, 
 
 
 
John Laudati 
Granby IWWC Chairman 
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PROTECTED

WORK AREA

FLOW

TOP OF GROUND

18" (MIN.)

AREA

BINDINGS TO BE PARALLEL TO 
GROUND SURFACE

STRAW BALES

BINDINGS TO BE PARALLEL TO 
GROUND SURFACE

EMBED STRAW BALES 4" 
INTO GROUND. BACKFILL 

AND COMPACT EXCAVATED 
FILL ALONG STRAW BALES

11
2"x11

2"x36" WOOD STAKE OR 
STEEL POSTS WITH A MIN. OF 0.5 

POUNDS PER LINEAR FOOT (2 
PER HAY BALE)

:

1. STRAW BALES SHALL BE MADE O WITH 40 POUND MIN. WEIGHT AND 120 POUND MAX. WEIGHT HELD TOGETHER BY TWINE OR WIRE.
2. PLACE STRAW BALES ON CONTOUR AND WING THE LAST STRAW BALES UP SLOPE SO THAT THE TOP OF THE LAST SEVERAL STRAW 

BALES ARE HIGHER THAN THE LINE OF HAY BALES.
3. DRIVE FIRST STAKE IN EACH BALE TOWARD THE PREVIOUSLY LAID BALE TO FORCE THEM TOGETHER.
4. PUT ONE STRAW BALE PERPENDICULAR ALONG STRAW BALE BARRIER EACH 100 FEET.

1. BALES SHALL BE MINIMUM 30" L X 14" H X 18" W.
2. BALES SHALL WEIGH NO LESS THAN 50 LBS BOUND WITH AT LEAST TWO (2) 

STRING AND CONTAIN AT LEAST FIVE (5) CUBIC FEET OF MATERIAL.
3. BALES SHALL BE REPLACED EVERY THREE MONTHS. 
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