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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 July 5, 2018 4 

Approved as presented on 8/2/2018 5 

 Members Present: Barbara Saunders, Sarah Peluso, Chris Robbins, Lucy Schumer  

Members Absent: Todd Desabrais, Sam Ostrow, Steve Terry 

Staff Present:   Jennifer Murray 

Others Present: none 

 6 

1. Call to Order: Barb called the meeting to order at 12:05 pm.  7 

 8 

2. Public Comment and adjustments to agenda:  9 

No public present 10 

 11 

3. Rail Platform project:   12 

The PC discussed thoughts and observations from last week’s steering committee meeting.   13 

 14 

4. Exchange Street: 15 

Staff facilitated a discussion about the Exchange Street area.  The conversation began with an 16 

overview of the zoning (General Commercial, Industrial, Ag Rural) in that area, as well as an 17 

overview of where certain uses are allowed.  Members raised several questions about 18 

existing uses on Exchange St.  There is some accessory retail and accessory food sales in the 19 

industrial district, but these uses aren’t generally allowed in that district.  They are allowed in 20 

the adjacent general commercial district, and this sometimes causes confusion.  We may 21 

want to adjust the district boundaries in some way- but Jennifer stressed the importance of 22 

maintaining the industrial district as a specific place for manufacturing uses.  She explained 23 

there are several important reasons to preserve the Industrial zoning district for 24 

manufacturing-oriented uses: (1) it makes sense to concentrate manufacturing uses, with 25 

their negative externalities – e.g. smells, sounds, and shipping traffic- in an area where they 26 

won’t negatively impact other uses (2) it makes the best use of limited parcels that already 27 

have appropriate supporting infrastructure for manufacturing- e.g. water, sewer, fiber, rail, 28 

stormwater pond etc. and (3) it makes sense not to allow restaurant and retail uses in 29 

industrial parks, where land is often cheaper and there is often room for a plethora of 30 

parking, because it pulls restaurants and retail out of downtowns and other commercial 31 

growth centers- where they are needed to maintain vitality.  However, we should be looking 32 

for ways to allow these uses nearby or on a limited scale, to provide lunch options for 33 

workers, food at tasting counters (as required by state liquor laws), some retail of goods 34 

produced onsite, etc. 35 

 36 

Staff asked planning commission members to think about the area as a whole by engaging in 37 

a SWOT exercise (strengths, weaknesses, opportunities, threats) for the Exchange St.  38 

Members worked independently, then shared results together.  The exercise produced some 39 

interesting themes for further discussion.  Some members thought there was the need for a 40 

second commercial/neighborhood center on Exchange St.  Jen floated the concept that office 41 

buildings on Exchange St produce “dead space” and should be encouraged elsewhere. 42 
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 43 

 44 

STRENGTHS 
- Lots of innovative, cool businesses 

- Synergy and natural connections, theme 

between businesses 

- Good communication between businesses 

- Space for expansion 

- Off the main road (Rte 7) 

- Existing landowners have a vested interest 

and able to collaborate 

- Fairly attractive 

- Pretty new construction and well-maintained 

(Hard cider, App Gap, interactive languages) 

- varied uses 

- setbacks, green grass- attractive from 

Exchange St 

- Proximity to downtown core 

- Proximity to major roads and “back entrance” 

to Rte 7, railroad 

- Water, sewer, stormwater, Act 250 general 

- Decent businesses, with strong ties to the 

community and “clean” missions.  We’ve 

dodged the bullet on dirty industries. 

 

WEAKNESSES 
- Quality of water line 

- Lack of sidewalks, bike-ped infrastructure 

- Poor access at both ends, narrowness at south 

- Hard for patients to find/ access medical 

buildings, find businesses/signage 

- Regs 

- Employee amenities/lunch stop 

- No good place for errands, neighborhood 

center? 

- Dilution.  Office/institutional development, 

storage warehouses create static “blocks” and 

potentially conflicting uses. (JM) 

- Lack of pedestrian, bike, worker amenities 

- Too many big vehicles go into downtown 

- Not inviting, enough trees, along Exchange. 

- No sense of place- what is it? 

- Farmer’s Market 

- Shortage of small incubator space.  Lots of 

empty lots but little vacant space. 

- Erosion/ hill (topographical constraint to 

development east) 

7 intersection and Elm St 

OPPORTUNITIES 
- Open land development potential 

- Opportunity to create a vision 

- Opportunity to continue the positive growth 

we’ve seen so far 

- Sidewalk, path roundabout- projects! 

- Opportunity to create a shared green space 

- Opportunity to create a mixed use, village 

center with small workspaces/living spaces  

- Significant College ownership means we can 

potentially control the theme. 

- Town continues to invest in infrastructure 

- Act 250 permit unites the park in the eyes of 

the state 

- Bike path, roundabout are proceeding as 

projects 

 

 

 

 

 

 

 

 

THREATS 
- Traffic congestion 

- Competing interests of landowners 

- Infrastructure needs upgrading 

- Potential threat to “downtown” 

- Safety 

- Zoning… Loose description/vision of what we 

want on Exchange St…  Laissez-faire 

development.  The wrong additions to our 

manufacturing hub could create user conflicts, 

deplete manufacturing-suitable lots and 

reallocate capital funds for non-essential 

improvements (JM) 

- The perception that we should pretty-up the 

industrial district akin to renewal projects in 

other places is a misplaced notion.  Our 

district is in its early adolescence, not past its 

prime and in need of redevelopment.  No old 

mill buildings, etc. to build from (JM) 

- No organized management of Industrial Park, 

or data inventory and tracking.  Business 

organization would be advantageous (JM) 
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The next part of this exercise would be to continue the conversation with some of the PC 45 

members that were absent, to start to look at compatible vs. incompatible uses, and think 46 

about improving the descriptions of the Exchange Street area and zoning districts from the 47 

Town Plan.  Hopefully some questions for business owners and land owners in this corridor 48 

will emerge, which we can incorporate into a survey or meeting. 49 

 50 

5. Other Business: 51 

Next meeting of PC- July 19, 2018.  This will be a dedicated Steering Committee meeting. 52 

2nd Public Rail Platform Meeting- August 8, 2018  53 

Group will need to discuss other PC meeting dates in August, as several members are on 54 

vacation at that time. 55 

 56 

6. Adjournment:  Meeting concluded 1:30pm 57 

 58 

 59 

 60 

Submitted by:  Jennifer Murray 61 


