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Town of Middlebury 

Development Review Board (DRB) 

Meeting/Hearing conducted in person and online via Zoom 

Minutes of July 26, 2021 

 
Approved 8/9/2021 

Members Present: David Hamilton, Chair, Gary Baker, Rick Emilo, Jason Larocque (alt), John 

MacIntyre (Zoom), Kevin Newton, Anne Taylor (Zoom) and Mark Wilch 

Members Absent:  

Staff Present: Jennifer Murray, Dave Wetmore  

Others Present: Scott MacGuffie (Satori applicant), David Marshall (Satori consultant), Peter 

Quesnel, Fred Kenney, John Beal, Jeremy Parker (applicant), Jean Terwilliger (Parker 

consultant), Dan Brown, Mike Reeves, Leon Smith, and Mika Hart  

MEETING AGENDA  

1. An application (file #2021-08:118.000-CU) request by Satori Seven South, LLC for 

conditional use approval for indoor hemp growing, propagation, storage, drying, 

processing and wholesale distribution of hemp products on parcel ID# 008118.000 owned 

by Malone Properties. The property is located at 1741 Route 7 South in the Protected 

Highway District. 

2. Continued from June 28, 2021- Application (file #2021-05:114.200-CU) is a request by 

Jeremy and Elizabeth Parker for development in the Forest District (FOR). Specifically, 

the applicants are proposing to construct a driveway and site a year around cabin in the 

FOR district, to be accessed from Washington Street Ext.  The Applicants property is a 

100+ acre parcel located on the south side of Washington Street Ext. and includes land 

located in the High Density Residential, Agricultural Rural and Forest Districts.  

 

I. Call to Order- David Hamilton, DRB Chair, called the meeting to order at 7:05 pm. David 

reviewed the agenda. DRB members introduced themselves. Chair acknowledged that all regular 

DRB members are present and that Jason Larocque as DRB alternate will not vote unless needed 

due to member recusal. Chat feature on Zoom is set to allow one to visit with host only (Jennifer 

Murray). 

II. Approval of minutes-  

Motion by Gary Baker- Gary moved to approve the minutes of July 12, 2021 as drafted, 2nd by 

Mark Wilch. Discussion- David Hamilton acknowledged that the architect for Middlebury College 

is a friend of a friend. No further discussion, Motion to approve minutes, 7 yes, 0-no- Jason as 

alternate did not vote. 

III. Public Hearing business 
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1. Application (file #2021-08:118.000-CU) request by Satori Seven South, LLC for 

conditional use approval for indoor hemp growing, propagation, storage, drying, 

processing and wholesale distribution of hemp products on parcel ID# 008118.000 owned 

by Malone Properties. The property is located at 1741 Route 7 South in the Protected 

Highway District. 

David Hamilton (DRB Chair) - asked if any DRB member had a conflict of interest and/or ex-

parte’ communications regarding this application- none expressed 

David H.- Administered the oath to David Marshall, Scott MacGuffie and Peter Quesnel and staff 

Jennifer Murray and David Wetmore. 

David H.- invited Satori to present their application for the use and occupancy of the former 

Connor Homes building. 

David Marshall- Satori proposes to use the facility for indoor hemp growing, propagation, storage, 

drying, processing and wholesale distribution of hemp products. All processes will be completed 

inside the existing building. With the exception of maintenance, no changes/alterations are 

proposed for the exterior of the building. Satori’s grow and processing plans require a large 

building which this facility provides. Based on Satori’s plans and application they anticipate 

employing far fewer employees than Connor Homes did. They will utilize the existing 93 space 

parking lot for employee parking. In addition to the information provided with the application and 

odor control plan, Mr. Marshall then proceeded to review and address the areas of concerns 

outlined in the Staff report.  

Outdoor lighting- All exterior lighting, including building mounted lighting will be upgraded to 

Zoning requirements. In addition to the pole lights there are 5 building mounted lights. These lights 

will be added to the site plan and submitted as an update to the application.  

Landscaping and screening- This property has been developed for 60 years. While the property is 

relatively level, the site plan shows existing utilities, building footprint, existing parking, access, 

existing landscaping and 1-ft elevation contours. Applicant expressed that the existing landscaping 

screens portions of the parking lot parking and Satori does not plan additional landscaping at this 

time. The small utility shed at the rear of the building is not proposed to be used at this time. Trash 

and recycling will be housed behind the building within the covered loading dock area. 

Stormwater- The property is a 19+/- acre site. Applicants are obligated to comply with the 3-acre 

stormwater rule. David Marshall described the process the applicants will be required to follow, 

requiring improvements and implementation of the stormwater plan after State approval. This 

timeline is about 3-4 years.  

Water and Wastewater- Compostable waste will be sent to a local community composting facility 

or business. No on-site composting will be done. All compostable waste will be stored internally 

until transported. Solid and compostable waste transportation has been included in the truck traffic 

count submitted with the application. Wastewater will be discharged into the Towns municipal 

sewer system. The applicants projected water and wastewater allocation use is significantly 
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reduced from the previous Connor Homes use. Applicant will need to discuss WW discharge plans 

with Bob Wells, which will be part of the State WW review and permitting. 

Odor- David M. shared the applicant’s odor control plan prepared by SB Silva, LLC dated 

7/16/2021. The applicants feel that this plan will mitigate any potential off site odors. David M. 

read from the 1st page of the Plan summarizing the Plan. The Plan is built upon proven industry-

standard practices and addresses both inside and outside air quality. The air filtration system has 

odor control features that prevents internal odors and pollen from being emitted externally. The 

system will be in place before a certificate of occupancy is requested and applicants are willing to 

seek a professional certification that the system functions as described in the Plan. 

Kevin- asked will the system be functioning all the time- Applicants stated yes, as there will be 5-

6 grow cycles/year. Each grow cycle is between 75-100 days so there will be high levels of terpenes 

(commonly found in many products) throughout the year. Air will be continually circulated and 

filtered. Staff employees will monitor HVAC and odor control equipment daily. 

Mark- asked if the State regulates these systems for health and safety concerns? Yes, these systems 

will need to be inspected by Department of Public Safety and Fire Marshall. Applicant stressed 

that these odors are not harmful. Scott noted that the entire fire suppression system will be updated. 

Fire Marshall has done a pre-inspection and identified areas of concern.             

Jennifer- asked about outside storage- No outside storage will be needed. All storage will be 

contained inside the building until ready for shipping. Since the odor control plan works to 

eliminate odors from escaping the building even during load out, odors should be contained within 

the building and filtered before leaving the building. Trucks parked on site will be kept at the rear 

of the building, in the covered loading dock area. The loading docks on the south side of the 

building are not easily used due to the way trucks need to be loaded and are visible and exposed 

to public view. A security system will be installed.  

Dave W. – will a backup generator be part of the operations system? Applicants noted that they 

will be using natural gas and that a backup generator will be part of the plan. 

Dave W.- asked applicant to describe the business operation and will they take in other growers 

products for processing? Applicant described that processes that will be ongoing inside the 

building. They are only proposing to grow and process hemp and CBD products in a light and 

humidity-controlled environment. They may import CO2 for plant growth. They also will have a 

testing lab on site. No retail sales are proposed, all products will be sold wholesale. There is the 

possibility that they will sell starter plants to area growers.  

Dave H.- asked about odor emitted during load out. Negative pressure within the building will 

reduce odor escape.  

Dave H.- opened hearing to public comment. 

Peter Quesnel- identified areas of concern. 

1. Will the applicants dry other producers’ products? Not at this time, due to cross 

contamination concerns. 
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2. He is concerned if the odor control plan fails or does not work. The recent past 

demonstrated that the odors are quite obnoxious. Applicants stated that the HVAC systems 

did not work in the building at that time and haven’t worked for many years. Applicants 

feel the odor control plan they are proposing will not allow odors to escape from the 

property.   

3. Asked about water usage? Applicants stated that they will recycle and reuse water in the 

grow process. Very little will be released into the sewer system.  

David H.- asked if there were other comments/questions. 

Motion by Gary Baker- I move that the Middlebury Development Review Board, having 

reviewed the application submitted and having heard and duly considered the testimony presented 

at the public hearing on July 26, 2021 approve this request for conditional use approval for the 

industrial/manufacturing use of the 1741 Rte. 7 South property as presented in the application by 

Satori 7 South, LLC on parcel #008118.000 subject to the conditions outlined. 2nd by Rick Emilo. 

Discussion- Kevin asked if DRB needs to deliberate. DRB and staff asked a few clarifying 

questions. Will parts of the facility be leased to other entities or businesses? Applicant responded 

that no other businesses or uses will be conducted on site. Applicant understands that any other 

use or expansion of their use will require amended approval.  

Motion to approve- 7-yes and 0-no. As a quorum of participating regular members was present, 

Jason did not participate in vote. 

Motion by Kevin Newton- Kevin moved to close the hearing, 2nd by Mark. Motion approved 7-

yes and 0-no. 8:15 PM.    

2. Parker hearing continued from June 28, 2021 - review of application (file #2021-

05:114.200-CU), Development in the Forest District.  

David Hamilton – re-opened the hearing from June 28, 2021 for the Parkers proposed development 

in the Forest District. Chair reminded those present that if individuals wish to speak they need to 

do so under oath.  Dave re-administered the oath to those present who intend to present testimony. 

Taking oath were- Jeremy Parker, Jean Terwilliger, Mike Reeves and Leon Smith and staff 

Jennifer Murray and David Wetmore.  Elizabeth Parker joined meeting at this time. 

David Hamilton (DRB Chair) - asked if any DRB member had a conflict of interest and/or ex-

parte’ communications regarding this application- none expressed 

David H.- asked Jeremy to summarize where they are at with the Selectboard and Work in the 

ROW permit? Jeremy expressed that since the May 24th DRB site visit and meeting they met with 

the Selectboard on the 6/8 and 7/13 and will meet again tomorrow night 7/27.  Jeremy noted that 

after the May 24th meeting with the DRB and discussions with Chief Shaw they revised the curbcut 

and driveway alignment and width to address concerns raised. The plan is dated 6/24 and was 

updated again after that. Jeremy expressed that he feels that he owns the location of the proposed 

curbcut. That said, a portion of the driveway does impact the old Means Road now trail ROW. The 

curbcut will be constructed to the B-71 commercial standard for the first 100+ feet. From there it 

will continue as a 14-ft wide driveway constructed to the B-71 residential standard. One pull off 
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is shown on the plan, but they will add another at Chief Shaw’s request. After the turnaround at 

the farm complex the driveway will be reduced to 12-feet. A dry fire hydrant will be located at the 

farm pond, which will be designed with a minimum amount of water storage. Driveway alignment 

is solid but this is not a grading plan. Some sections are proposed to be close to the 10% maximum 

grade allowed in the Zoning. Jeremy agreed to provide the DRB with an updated site plan and the 

new survey once complete Jeremy expressed that when completed, the grade of the driveway will 

be reduced. Jeremy also shared a 1962 aerial photo that shows where the Means Road intersection 

is located.    

Jennifer Murray- expressed that the DRB is continuing the review of the Parker application for 

development in the Forest District (FOR).  Specifically, the driveway through the FOR district that 

would serve as primary access to the proposed cabin in the FOR as well as the single-family home 

and farm complex in the Agricultural Rural district. The Selectboard and Bill Kernan will decide 

if the Parkers’ use of the Town Trail ROW and Work in ROW request is acceptable and complies 

with the Towns Road access requirements. Bill Kernan has drafted the Work in the ROW permit, 

concluding that the curbcut does conform with access requirements. 

Jeremy Parker- noted that the use of the Town Trail requires Selectboard approval, not the curbcut 

since it is not located in the Trail ROW. He hopes the issue will be resolved tomorrow night. 

Jean Terwilliger- noted that together the cabin building envelope and driveway will require approx. 

1-1/2 acre of clearing, which is less than the 2 acres allowed in Section 742. 

Gary Baker- is concerned about sight distance, asking if sight distance takes into account an object 

that may be lower than a vehicle that approaches the intersection. He is worried about small 

children that may not be easily visible. 

Jeremy- described that there are 2 types of sight distances- one sight distance from an intersection 

measured 3.5 above the ground and 15-ft. back from the shoulder of the road, which is the sight 

distance that they have been required to comply with. The other sight distance is relative to safe 

speed. This area likely does not meet the sight distance requirements for a 35-mph road. This needs 

to be assessed by the Town and is not considered as part of the Work in ROW permit technical 

review. Jeremy expressed that recently parking had been created at the Bushey Cemetery which 

creates a hazard as well. 

DRB asked if Dave Shaw had approved- Staff expressed that an email chain with Dave Shaw 

shows support for the curbcut as designed but he still has reservations how lack of maintenance of 

the 3000-ft driveway itself over time may very well restrict fire and rescue access to the Parkers’ 

developed infrastructure. 

Anne- asked for clarification on the design standards proposed for the curbcut and driveway.  

David Hamilton- opens to interested guests 

Leon Smith- asked about the status of the survey. Field work has been completed and will be 

compiled within a few weeks.  

Leon asked if the DRB is aware of the Selectboard decision in 1999 and 2000 regarding the former 

Means Road, now Trail. At that time the Selectboard decided to downgrade the Class 4 road to a 

trail and deny access to a property owner primarily due to safety concerns. He felt that, while the 

Parker sight distance may technically comply with sight distance requirements, it is still an 

extremely unsafe area. The Parkers have an existing access via Painter Hills development and 
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asked why it is not being considered. Given the history of the Bushey corner area he feels the 

existing Painter Hill access should be considered. 

DRB- noted that they had heard from several Painter Hills residents expressing concern about the 

Parkers’ use of the Painter Hills access for their proposed development.  

Mike Reeves- shares Leon’s comments and concerns. Where is the DRB’ authority to grant 

approval for a driveway on an unsafe dangerous corner? He feels the Selectboard’s precedent in 

2000 should allow the DRB to deny and make them consider the Painter Hills access. 

Anne Taylor- again noted that the DRB did hear from hearing participants that at the Painter Hill 

access onto Washington Street Ext., sight distances are insufficient. 

David H.- asked if there are any other comments? 

Mika Hart- entered late, had previously taken oath. Stated that the Painter Hill access is no safer 

than what is being proposed by the Parkers on Washington Street Ext. 

Motion by Kevin Newton- I move to enter deliberative session to discuss the application at 9:07 

PM. 2nd by Gary Baker. Discussion- DRB is not closing hearing. Guests will be asked to leave the 

room and may re-enter the meeting to hear the DRB’s decision later tonight. Motion approved 7-

yes and 0-no. 

Motion by Kevin Newton- Kevin moved to re-enter open session at 9:45 PM. 2nd by Mark Wilch, 

motion approved 7-yes, 0-no 

Rick Emilo- announced that he will recuse himself at this time since he had not attended the 1st 

meeting and has not reviewed or listened to the meeting record. 

David Hamilton- announced that Jason Larocque (alt) will be a voting member on the Parker 

application. 

Motion by Jason Larocque- I move that the Middlebury Development Review Board, having 

reviewed the application submitted and having heard and duly considered the testimony presented 

at the public hearings concluding on July 26, 2021 approve this request for conditional use 

approval for the requested development in the Forest District subject to the conditions determined 

in deliberative session including the condition that the DRB approval herein will be voided if the 

Selectboard denies access to the Town Trail or Bill Kernan, agent for the Town of Middlebury 

denies the Parkers’ request for the Work in the ROW/curb cut permit. 2nd by Mark Wilch. No 

discussion. Motion to approve 7-yes and 0-no.  

Motion by Jason Larocque- I move to close the Parker hearing (file # 2021-05:114.200-CU). 2nd 

by Gary Baker. Motion passes 7-yes and 0-no. 

V. Other Business- none 

VI. Adjournment  

Motion by Jason Larocque- Jason moved the DRB to adjourn at 9:55 PM, 2nd by Mark Wilch. 

Motion passed, 7-yes, 0-no. Meeting adjourned at 9:55 PM.  

Minutes Submitted by Dave Wetmore 


