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Timeline/Context

2017- Began to seek funding for a downtown master plan

2019-2020- Middlebury Downtown Master Plan– late 2020 adoption

Fall 2019 - $22,000 Municipal Planning Grant

Summer 2020- Zoning audits and maps, PlaceSense (Brandy Saxton)

2021-2022- PC Meetings (over 25)

2021-2022- Research and Drafting 

5/26/22 – PC Hearing #1

7/12/22 – SB Hearing #1

8/9/22 – SB Hearing #2, Proposed adoption, submission of NDA application

September 2022 – NDA Designation approval, Regulations effective 8/31/22



PC initiates zoning amendment

PC holds Public Hearing

Sends zoning amendment to Selectboard

Selectboard holds Public hearing #1

Selectboard requests edits from PC

PC resubmits zoning amendment

Selectboard hearing/adoption

Effective date

5/26/22

7/12/22

8/9/22

8/31/22



Public Process 

2020 DOWNTOWN 
MASTER PLAN PROCESS

PLANNING COMMISSION

26+ MEETINGS

IN PERSON STAKEHOLDER 
MEETINGS



Technical Assistance

AICP-CERTIFIED STAFF PLANNER

PLACE SENSE 

2021 3X ZONING AUDIT AND RECOMMENDATIONS

DRAFT MAPS, LANGUAGE & NDA APPLICATION

(MUNICIPAL PLANNING GRANT)

TPUDC

2020 DT MASTER PLAN AND PLANAPALOOZA

(BETTER CONNECTIONS GRANT)



Purposes of this Amendment

ENCOURAGE DOWNTOWN VITALITY. ENCOURAGE STRONG 
NEIGHBORHOODS.

ENABLE CONSTRUCTION OF NEW 
MIXED-INCOME NEIGHBORHOODS



Encourage Downtown Vitality

• Modernizes zoning language and definitions to capture uses and 
vision identified in DT Master Plan

• Add provisions for outdoor dining, public art, DT farmer’s market, 
pop-ups, mobile food carts





Encourage Downtown Vitality
• Protects the “social space” and pedestrian interest so essential to the vitality of our 

Downtown, by requiring building owners to maintain ground floor active uses on Main 
Street, Merchant’s Row and Park Street



Housing 
Lessons from 

2020 
Downtown 

Master Plan

Shortage of workforce housing- Interviews with owners of local 
restaurants, hotels, and retail stores, large institutions (Porter, 
Middlebury College), and others revealed a significant shortage 
of housing for their employees anywhere near Downtown 
Middlebury.  Even if they could find housing, it was often 
outside their price range or an apartment of substandard 
quality.  

Missing-middle housing- Our study indicated significant demand 
for “missing middle” housing in Downtown Middlebury.  Middle 
housing means a range of affordable choices, all shapes and 
sizes, for all kinds of neighbors.  Our communities do better 
with middle-class and workforce homes near jobs, schools and 
transit.  This is a nationwide issue, with many communities 
facing similar challenges.  Smaller family sizes, an increasing 
number of empty-nesters looking for smaller spaces, and a 
more mobile population has created an interest in 
neighborhoods with a wider variety of options than the typical 
3BR single family home.















Encouraging 
Strong 

Neighborhoods:

Lessons from 
2020 Downtown 

Master Plan

Downtown Middlebury is constrained and, unlike Downtowns like WRJ 
or Bennington, we don’t have blighted areas for large-scale 
redevelopment.  Vacant lots suitable for development are at a 
premium and should be considered valuable.  We need to enable 
creative, high-quality development of these remaining parcels, that 
result in strong, walkable neighborhoods with homes of all shapes and 
sizes. 

The cost of new construction (labor, materials) in Middlebury is on-
par with the cost of new construction in Chittenden County.  To 
support growth under our new zoning, we can incentivize local 
builders and contractors to undertake projects by applying for a 
Neighborhood Development Area (NDA) designation, which eliminates 
some of their state permitting costs and provides tax incentives. 

Infill development on currently occupied lots is also very important 
for adding to housing inventory in Downtown Middlebury.  Customize 
zoning to include some modest home choices (duplexes, triplexes, 
accessory apartments) within existing neighborhoods, while 
simultaneously protecting the look and feel of these neighborhoods.  
Encourage the creation of ADUs by making those regulations more 
flexible and reducing setbacks.



ENABLE CONSTRUCTION OF NEW MIXED-
INCOME NEIGHBORHOODS

We have identified candidate vacant 
parcels for new construction, and:

1) Put them in zoning districts 
where more homes per acre are 
allowed.

2) Added a mechanism for reviewing 
projects of 5+ units under our 
new traditional neighborhood 
development standards.

3) Placed them, to the extent 
possible, within the new proposed   
state-designated NDA area, so 
they can take advantage of tax 
and state permit incentives.







Expand mixed-
use options 
near DT core

• Expand Mixed use district up 
Exchange St., South Pleasant 
St.

• Added “Heritage Industrial” 
District



Expand 
mixed-use 
options near 
DT core



Encourage Strong 
Neighborhoods

• Split the former High Density Residential (HDR) zoning district 
into several new residential zoning districts by neighborhood 

• Separates neighborhood types (age, pattern, density, etc)

• Starts to separate quiet streets from busy ones

• Assigns dimensional criteria customized to these individual 
neighborhoods

• In general- smaller setbacks, gradually increased 
dwelling/units per acre approaching DT core, allows 
duplexes for all conforming single-dwelling lots, assigned 
maximum lot coverage percentages protecting 
lawns/green space and separated units/acre from lot size 
to add homes while maintaining the look and feel of these 
neighborhoods.



Encourage Strong Neighborhoods

• “Gradual density”- Allows single-family and duplexes on all 
conforming lots throughout the residential districts.  Makes it 
easier to add accessory dwelling units (ADUs) as an addition or a 
detached structure, or by conversion of an existing accessory 
building.

• Added provisions for defining and reviewing developments of tiny 
homes and manufactured homes, treating them the same as 
other single-family dwellings.



Accessory Dwelling Unit 
possibilities



Encourage Strong Neighborhoods

• Add Traditional Neighborhood Design (TND) PUD standards 
• Affordability provisions, walkability, housing types, greenspace



Encourage Strong Neighborhoods

• Modified the use tables and definitions to remove the blanket “social 
service facilities” definition and replace it with definitions for a wider 
spectrum of residential housing types and social service uses.



Neighborhood 
Development 
Area (NDA)



Neighborhood 
Development 
Area (NDA)

Map at right shows designated 
downtown and a 0.5-mile 
radius. Final proposed NDA 
boundaries may vary 
significantly from what is 
shown.



Definition and use changes
• Added definitions/sections related to mobile food vendors, “pop-up” temporary 

uses, and outdoor dining areas to encourage these uses, particularly in Downtown.  
Farmer’s market regulations were updated to be more Downtown-friendly.

• Added definitions to expand the range of social service uses and residential uses 
requiring various types of support and made them allowable throughout the 
downtown and mixed-use districts close to transit and other services.

• Added a definition for cannabis retail, as enabled by the town-wide vote in 2021.  
In light of the fact that one retail store has already been approved in Downtown, 
this has been proposed as a use in the mixed-use and protected highway districts 
for now until more is known about the intensity and appearance of these uses and 
how they will be managed in the State licensing process (no licenses have been 
issued yet). 

• Added a definition for accessory on-farm businesses and language guiding the 
review of those businesses, in accordance with State Statute.



Review Process changes
Intent:  review process changes were made to streamline and add efficiency to the 
application review process.

• Added provisions for conducting Site Plan review with a briefer list of criteria than
Conditional Use review for less complicated projects

• Added a few items to our list of items exempt from needing a zoning permit (public 
art that is not advertising, community garden structures, certain solar canopies, 
residential holiday lights, state and federally-exempt activities)

• Clarified language related to lots in more than one district

• Clarified the types of uses that may be considered for exemption from a public 
hearing, to be reviewed administratively.

• Clarified the rules for granting dimensional waivers in extenuating circumstances



Review Process changes, continued
Intent:  review process changes were made to streamline and add efficiency to the 
application review process.

• Removed the rule that new businesses cannot have an adverse economic impact 
Downtown impact businesses from the list of Conditional Use review criterion, to 
allow market factors rather than zoning to determine competitive advantage.

• Removed the maximum height limitation for new structures and left existing 
language for determining when the height requirement may safely be exceeded.

• Added a new PUD section for “Traditional Neighborhood Design” and made the 
existing PUD section applicable to reviewing existing PUDs only.

• Clarified that multiple principal uses are allowed on the same parcel.

• Removes the Town from regulating Class 3 Wetlands and buffers, which are not 
regulated by the State.  Continues to regulate the wetlands and buffers recognized 
by the State – Class 1 and 2 wetlands.



Wetland, floodplain and stream 
corridor regulation changes

Intent:   Leave the standard wetland and floodplain protections alone.  For places where zoning goes 
“above and beyond” standard protections, cease restrictions on property owners until updated 
mapping can be obtained and/or regulations can be modified with technical assistance from VT 
Agency of Natural Resources.  

• Removes the Town from regulating Class 3 Wetlands and buffers, which are not mapped or 
regulated by the State.  Continues to regulate the wetlands and buffers recognized by the State –
Class 1 and 2 wetlands.

• Floodplain regulations remain unaltered, except that an exemption has been added for certain 
planting projects in accordance with recent changes in State Law (24 V.S.A. 4412).

• Recognizing the need to update mapping of the Fluvial Erosion Hazard (FEH) area, particularly 
following the recently completed Middlebury River Flood Resiliency Project, the FEH is provision has 
been modified.  The FEH zone is supposed to identify areas with erosive potential outside the 
floodplain.  The current regulations restrict construction or reconstruction of barns, garages, 
outbuildings on many parcels falling in the FEH.


