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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 April 5, 2018 4 

Draft 5 

 Members Present: Nancy Malcolm- chair, Todd Desabrais, Sarah Peluso, Sam Ostrow, Chris 
Robbins and Barbara Saunders  

Members Absent: Steve Terry 

Staff Present:   Jennifer Murray, Dave Wetmore 

Others Present: Lucy Schumer 

 6 

1. Call to Order:  Meeting began 12:00 pm. The meeting was held in the large conference room. 7 

 8 

2. Public Comment and adjustments to agenda: No public comments offered. Nancy introduced 9 

Lucy Schumer. Lucy is interested in serving on the PC. Selectboard will appoint Board 10 

members in the near future and applicants need to submit a letter of interest to them. Nancy 11 

distributed and referred to Middlebury’s “Conflict of Interest” policy asking that Board 12 

members review.  This policy is an appendix to the PC Rules of Procedure. 13 

 14 

3. Minutes:   15 

On a motion by Sarah, 2nd by Barbara, the PC voted that the PC no longer officially approve 16 

their minutes.  Minutes will be reviewed by PC members and edits may be suggested to staff 17 

prior to the next scheduled meeting. Motion passed, 6-0.  Discussion- This will alleviate 18 

having to wait for a quorum of members present at the previous meeting in order to approve 19 

minutes.  This often results in minutes being tabled for several meetings.  At the request of 20 

the PC, Staff asked VLCT if minutes could be approved by email.  The PC is not required to 21 

keep minutes so therefore not required to approve them, according to Open Meeting Law.  22 

However, if they do choose to approve minutes, it must be done by a quorum of members 23 

present at a properly warned meeting (not by email). 24 

 25 

3/1/2018 minutes review- no comment.  26 

 27 

3/15/2018 minutes review- no comment. 28 

 29 

4. Planning Map exercise: 30 

Rte. 7 Corridor Mapping- Phase #1- Jen outlined the mapping exercise by revisiting the Goals 31 

for planning of the Rte. 7 corridor.  32 

Route 7 South Corridor Planning Goals: 33 

1) Reduce the appearance of sprawl along Rte. 7, while planning for more commercial 34 

growth 35 

2) Break up the Protected Highway District (PHD) along Rte. 7 into pockets of density 36 

3) Concentrate appropriate development in “nodes” with existing infrastructure 37 

4) Protect scenic resources and other aesthetics along the corridor 38 

5) Make it all connect in a logical manner 39 
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As we look at the maps, consider: 40 

1) Density- Opportunities for concentrating new development in these nodal areas (consider 41 

constraints) 42 

2) Views- Visual Breaks 43 

3) Uses- Types of development that are appropriate, and where 44 

4) Connectivity- consider safety, access and non-vehicular connections 45 

 46 

As decided last meeting, PC began by focusing on the area from Halladay Road to Standard 47 

Registrar/Conner Homes property. The center of this section is the Foote Street/Rte. 7 South 48 

intersection.  Sam and VIA donated large format paper maps to supplement the process. 49 

 50 

Using the map, the group looked at existing open land and property presently developed or 51 

proposed for future development. There were limiting factors identified but PC did not focus 52 

on those limitations at this point, in order to remain open-minded about the big picture.  53 

Using the online interactive zoning map, the board looked at available parcels with overlays 54 

showing potential site constraints including wetlands, prime ag soils, water/sewer 55 

infrastructure, parcel boundaries, etc.  The PC also looked at areas of the map from “street 56 

view” perspective using Google Maps.   57 

 58 

One perspective on the exercise was to think of ways to break up the continuous strip of 59 

Planned Highway District zoning along Rte 7, which is shaped in such a way that it encourages 60 

strip development. The PC discussed where important visual breaks would be located along 61 

this stretch.  62 

 63 

The PC discussed how wetlands are identified for development projects, noting that the 64 

mapped wetlands for the Tractor Supply differ significantly from the State mapping available 65 

from the ANR Natural Resources Atlas.  Jen explained that the State maps give us a general 66 

idea of where wetlands might be, but they really need to be field verified (delineated) to be 67 

certain of their location.  Conducting local wetlands inventory work can supplement the state 68 

data, but even those are created largely from aerial photos with limited field verification- so 69 

they must also be followed up with delineation work when an actual development takes 70 

place.  Jen is developing a proposal with Arrowwood Consultants to conduct an on-the-71 

ground wetland study over the next 5-years.  The PC also discussed prime and statewide 72 

significant Ag soils. 73 

 74 

Sarah noted that office commercial uses could take advantage of the views east from Lower 75 

Foote Street above Cady Rd. but the PC agreed residential probably isn’t appropriate there 76 

because of proximity to OMYA traffic and VT Natural Ag Products.  Jen noted that these office 77 

commercial uses are likely very different than industrial or light manufacturing uses.  Sam 78 

suggested that in areas where viewsheds are determined to be important, low profile 79 

buildings be encouraged to preserve access to views while allowing commercial development.  80 

 81 

Sarah noted that deeper building setbacks are pleasing on certain properties such as the 82 

former Blue Spruce Motel, particularly just before a visual break.  It sets up the experience of 83 

these important views.  Nancy observed that along this corridor, the approach from the north 84 
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leaving Middlebury has better views than the approach from the south entering Middlebury.  85 

The PC identified several significant views along this corridor on the map.  Most were on the 86 

west side.  On the east side, the view along the OMYA access road was considered significant, 87 

and Sam would like to see the long view of the mountains conserved.  88 

 89 

PC also looked at the area from Cady Road to Lower Foote Street intersection with Rte. 7.  It 90 

was noted that water and sewer infrastructure is concentrated here.  The PC agreed that new 91 

commercial development here would ideally complement the nearby residential 92 

neighborhoods.  Staff raised the idea of a grocery store, and Barbara noted that a grocery 93 

could also be beneficial to East Middlebury.  There doesn’t appear to be much capacity for 94 

residential growth in this area, although Sam suggested rounding out the development along 95 

Lower Foote Street east of Foster Motors.  Those straight streets could have a bit more infill 96 

development.   97 

 98 

Staff wants to use the results of these exercises to inform future Rte. 7 South corridor master 99 

planning work.  She is continuing to develop a scope of work for an MPG grant application 100 

(Fall 2018).  Next time, the PC hopes to complete these exercises with a look at the northern 101 

end of this corridor, from Halliday Road to the Hannaford commercial center area. 102 

 103 

5. Other Business: 104 

 105 

6. Next meeting- April 26, 2018 – Please note this is a change from the regular meeting date.  106 

 107 

7. Adjournment:  Adjourn at 1:30 PM, meeting concluded. 108 

 109 

Submitted by:  Jennifer Murray 110 


