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 Town of Middlebury Planning Commission (MPC) 1 

Rotary Small Meeting Room, First Floor 2 

77 Main Street, Municipal Offices 3 

Minutes of August 16, 2018 4 

Approved 10/18/2018 5 

 Members Present: Todd Desabrais, Sam Ostrow (12:20), Sarah Peluso, Chris Robbins, Lucy 
Schumer, Steve Terry 

Members Absent: Barbara Saunders 

Staff Present:   Jennifer Murray and Dave Wetmore 

Others Present: Bernard and Louis Quesnel 

 6 

1. Call to Order: Jen called the meeting to order at 12:05 pm.  Minutes were tabled until after 7 

public comment. 8 

 9 

2. Public Comment and adjustments to agenda:  10 

Bernard and Louis Quesnel- The Quesnels are here to request zoning changes for their 130+/- 11 

acre farm property located on Rte. 7 North which is presently zoned Agricultural/Rural. They 12 

described it as the “northern entrance” to Middlebury which should allow for commercial 13 

uses in front and residential development behind. Bernard shared that the property has been 14 

in their family since 1948 and has historically been used as a farm and commercially, i.e. 15 

commission sales, Canadian hay sales and other agricultural equipment and trailer sales. 16 

Since they sold the land on the west side of Rte. 7 to Middlebury College the remaining 17 

agricultural land cannot support a farming operation. The Quesnels stated that their property 18 

is surrounded by commercial uses that extend from Exchange Street into New Haven and 19 

they should be able to do the same. 20 

 21 

They are now looking to sell this property and would like to market it as commercial property. 22 

They expressed that they should be grandfathered for the previous commercial uses, and 23 

asked the PC to change the zoning to commercial.  They believe that purchasers are not 24 

interested in purchasing the property for commercial purposes under the current zoning, and 25 

do not feel the planned unit development (PUD) helps with the salability of the property.   26 

 27 

PC agreed that as part of completing the Rte.7 South Corridor Plan, it might be logical to 28 

include the Rte.7 North corridor as well, if funding is available. At this point, a funding source 29 

for this study has not been sought. It may be eligible for TAC funding in the fall.  Staff noted 30 

that even if the Corridor Plan recommended a change to commercial zoning, those zoning 31 

changes would likely take a couple of years. The Quesnels indicated that they don’t have that 32 

kind of time, and reminded the PC that they brought their concerns to them last year. They 33 

really hope that this change can be completed soon.  34 

 35 

3. Minutes review/approval: 36 

a. August 2, 2018- Steve moved the minutes as presented, Todd 2nds. No discussion. 37 

Minutes approved 5-yes, o-no, Sarah abstained 38 

 39 

4. Rail Platform project:   40 
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Staff shared the draft Public Survey outline, dated August 13, 2018. Jen proposed edits to 41 

the consultants draft by adding a section titled “General Info/FAQ”. PC observed that the 42 

information and survey is generally good. PC suggests/notes 43 

1. Cleaning up overview image on page 2. 44 

2. Overall cost is misleading unless the Towns share is known. 45 

3. The South Street Dog Park site road development costs will be high and agreed to 46 

reconsider site #6 if site development costs are less.      47 

Jen asked the PC to give her any recommended changes to the site plan, so she can pass 48 

those comments on to the engineer who is estimating costs. PC discussed traffic calming 49 

tools, sidewalks, bollards between platform and travel lane, shelter options, crosswalks, 50 

safety, lighting, etc.  Preliminary discussions with owners of the proposed platform sites are 51 

still underway and staff plans to make preliminary contact before the survey is distributed. 52 

PC tentatively set September 27th for the Public Meeting for project update and survey 53 

results. The meeting will be held in the large meeting room here at the Town Offices.   54 

5. Staff updates: 55 

a. Jen met w/ Faith Ingulsrud, State Planning Coordinator- Discussed the 56 

requirements for the Neighborhood Development Area designation which carries 57 

with it several benefits related to reduced permitting costs for developers.  They 58 

are still deciding if any changes to the zoning will be necessary in order for us to 59 

qualify, but were able to determine that any changes could be done in-house not 60 

requiring outside assistance or municipal planning grant (MPG) funding. 61 

b. Downtown Master Plan (DTMP) - Jen updated the PC on the results of the August 62 

14th Selectboard meeting, where she made a presentation about the Downtown 63 

Master Plan. Specifically, the Plan would provide a roadmap for future growth by:  64 

i. Summarizing where we are now 65 

ii. Articulate a vision for where we are going 66 

iii. Provide a direction for getting there. 67 

She presented a cost and schedule.  Cost to develop a Downtown Master Plan is 68 

projected to be $60,000. Outside funding source option would be a Better 69 

Connections grant.  Application would be due around Jan 1st with announcements 70 

made in March.  They applied unsuccessfully in 2016 and were ineligible to apply 71 

in 2017 due to the timing of the town plan.  Given the importance of completing 72 

the master plan before the end of the rail bridge project (when investment in 73 

downtown will ramp up again), Jen asked the Selectboard to guarantee the 74 

amount of the grant in the event we did not receive the grant.  The Selectboard 75 

did not support that idea.  Furthermore, they felt the schedule was too far away 76 

and want something sooner than later.  Jen shared that one or two Selectboard 77 

members blamed the lack of a master plan as an impedance to economic 78 

development and progress in downtown.  She was concerned that sense of 79 

urgency did not translate into support in terms of financial commitment or 80 

commitment to the schedule outlined.  She said Fred Kenney from ACEDC was 81 

present to explain why a master plan was an important positive tool for economic 82 

development.   Jennifer also tried to clarify at the SB meeting that the master plan 83 
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is a tool not an obstacle, and would not impede a pending large project, only help 84 

it.  She said there has not been anything resembling a master plan for downtown 85 

Middlebury since 2000.  She described to the SB how the master plan would differ 86 

from a retail study.  As a result of the SB’s feedback, Jen has been working with 87 

some other planners and designers to develop some ideas for baby steps that 88 

might be beneficial to the development of the Downtown Master Plan in the 89 

future. This intermediate work would keep community involved and energy 90 

channeled toward positive outcomes. 91 

c. Economic Health Task Force 92 

The EHTF recently appointed by the Selectboard is a very diverse group. PC wants 93 

to maintain a connection with the task force, and suggested that any 94 

recommendations of the Task Force should be sent to the PC for review and 95 

comment.  96 

d. Downtown Block Party, held on 8/15/2018 was well attended and enjoyed by all. 97 

  98 

6. Other Business: 99 

Next meeting of PC- September 13, 2018.    100 

 101 

7. Adjournment:  Meeting concluded 1:30pm 102 

 103 

Submitted by:  Dave Wetmore 104 


