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  Town of Middlebury Planning Commission (MPC) 1 

Zoom meeting 2 

Minutes of January 20, 2022 3 

Draft 4 

 5 

 Members Present: Barbara Saunders (Chair), Sam Ostrow, Chris Robbins, Erik Remsen, Lucy 
Schumer  

Members Absent: Todd Desabrais, Angela Cobrin-Landis 

Staff Present:   Jennifer Murray 

Others Present: Allen Karnatz (Vermont Land Trust), Alix O’Meara (ACCT), David Guiliani 

 6 

1. Call to Order- This meeting was conducted via Zoom.  The meeting was called to order at 7 

12:05pm. 8 

 9 

2. Public Comment 10 

None.  11 

 12 

3. Approval of Minutes 13 

Minutes of 1/6/22 tabled.   14 

 15 

4. Presentation by Allen Karnatz, VT Land Trust 16 

Allen Karnatz was on hand to present a proposal for conserving approx. 228 acres of land 17 

owned in the area of town between Munger Street and Painter Road, belonging to various 18 

members of the Butler family.  This includes the 100+/- acre parcel known as “Roosterville”, 19 

accessed off Painter Road and another 128 acres located on Munger Street (north of Quarry 20 

Road).  Allen showed maps of the natural resource assets encompassed by the Roosterville 21 

tract, which includes a large deer yard, streams and stream buffers and an area of rare clay 22 

plain forest.  The PC also examined maps of the Munger Street piece, consisting of open field 23 

and stream/stream buffers and beautiful views of the Green Mountains.  These tracts will be 24 

protected from future development but may still be used by the owners for specific 25 

agricultural and recreational purposes outlined in their deed easements.  VLT is making a 26 

Selectboard request of $30,000 from the conservation fund for use as a town contribution, 27 

with the majority of funds coming from fundraising and VHCB.  This is Phase 2 of an earlier 28 

project that conserved 148 acres of the Doug Butler farm from future development using a 29 

town contribution of $30,000. 30 

 31 

Barbara asked if there would be recreation potential for the public on these lands.  Allen said 32 

that public access was not a part of the current negotiation, but there was nothing in the 33 

conservation easements precluding public access or trails in the future. 34 

 35 

Sam noted that this acquisition ties well with conserved lands in the surrounding area to form 36 

a corridor/habitat block.  He is supportive of continuing to conserve lands adjacent to these 37 

tracts already under protection. 38 

 39 
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Jen confirmed that no new houses could be built on either of these parcels once conserved 40 

and Allen said that is right, because there are no preapproved housing rights that would carry 41 

through for these parcels. 42 

 43 

Chris asked if they always use a 50ft buffer along streams, noting there are situations where 44 

the buffer width should be even greater.  Allen said you are right- in some cases they follow 45 

the contour of natural features and the buffer widths are greater. 46 

 47 

On a motion by Chris, 2nd by Sam, the Planning Commission voted to endorse the proposed 48 

Phase 2 Butler conservation project.  Discussion:  authorize staff to prepare a memo to the 49 

Selectboard voicing their approval and emphasizing the fact that this acquisition adds to 50 

exiting adjacent protected lands, which is a good thing and something they would like to see 51 

more of in the future.  Motion passed 6-0. 52 

 53 

5. Continue discussion of draft Traditional Neighborhood Design (TND) standards:   54 

Jen opened the discussion asking again about where design review feels appropriate.  Sam 55 

thinks that in the Downtown core there should be greater review.  However, in a 56 

neighborhood, a collection of private spaces, houses on their own parcels, owners should 57 

have greater freedom of design.  The PC compared likes and dislikes about South Village and 58 

South Ridge and talked about the differences in how these homes in these two subdivisions 59 

were designed and built (e.g. by a homeowner on a lot they purchased versus by a developer 60 

for resale).  61 

 62 

Chris- feels strongly that allowing garages in front of homes is not good neighborhood design 63 

and that we should be regulating that somehow.  Barbara- raised a discussion question about 64 

standards for interiors (ex. ground floor bath, green materials, features to allow aging in-65 

place). 66 

 67 

The PC discussed 103(A), which says no single housing type may account for more than 70% 68 

of the total number of dwelling units.  Depending on what we mean by housing type, he 69 

thinks this would be very hard to achieve on projects seeking to create an apartment building 70 

for instance.  Jen wonders if this would require them to sell off a portion of their holdings for 71 

a couple single-family homes for instance.  Alix thinks that selling lots could be very 72 

complicated with the funding packages housing trusts are often working with on these 73 

projects. 74 

 75 

Lucy said she is less concerned about the variety of different looking homes and more 76 

concerned about where the house is located on the lot.  Sam related that to the idea of 77 

setting a maximum lot size.  78 

 79 

6. Other Business/Adjournment:   80 

Continue zoning amendments discussion next time.  Meeting concluded at 1:30 PM. 81 

 82 

Submitted by:  Jennifer Murray  83 
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