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 Town of Middlebury Planning Commission (MPC) 
Minutes of October 5, 2015 

Approved 10/19/15 
 

 Members Present: John Anderson, Nancy Malcolm, Steve Terry, Chris Robbins, Sarah Peluso, 
Barbara Saunders 

Members Absent: Sam Ostrow  

Staff Present:   Jennifer Murray 

Others Present: James Ploof, Sr. 

 
1. Call to Order:  Nancy called the meeting to order at 12:12pm. 

 
2. Public Comment:  None 
 
3. Minutes 

Minutes were tabled, as there is not a quorum of those present at the previous meeting 
 

4. Request for Zoning Bylaw Amendment  

The Planning Commission considered a written request by James Ploof, Sr. to make certain 
zoning bylaw amendments which would allow him to further subdivide his existing lot.  Mr. 
Ploof was present to discuss the request.  Mr. Ploof is located in the FOR district, minimum lot 
size 15 acres.  He would like to subdivide his parcel measuring approximately 7.74 acres to 
create a new building lot (approx. 3 acres) for a family member.  Staff presented some 
background information assembled from her research since last meeting.  The lot was 
included in the forestry district during a zoning map amendment in 2014, but had previously 
been located in the AG district.  However, even at that time Mr. Ploof was not able to further 
subdivide his lot because of the restrictions in Schedule A of Section 620 of the zoning bylaw.  
Schedule A restricts the number of home sites that can be created from parcels in the AG 
district, given their size as they existed in 1987.  The parent parcel from which Mr. Ploof’s 
approx. 7.74 acre lot was created had already been subdivided the maximum number of 
times permitted by Schedule A.   

Mr. Ploof provided a 1991 letter signed by former planning director Fred Dunnington, which 
Staff copied and distributed to the Planning Commission.  This 1991 letter provided sample 
language for the Planning Commission’s consideration, which would have allowed Mr. Ploof’s 
property to be subdivided by creating an exception to Schedule A.  This proposed language 
was never adopted.  Mr. Ploof asked the Planning Commission if they would re-consider 
adopting this language or similar language, allowing an exception to Schedule A.  The 
Planning Commission discussed this question. 

Nancy discussed the reasoning behind the Planning Commission’s 2014 decision to adjust the 
FOR District boundaries, in the area of the Ploof parcel.  The PC in 2014 decided that the new 
zoning district boundary provided better protection of wildlife travel corridors and did not 
encourage dense, concentrated Residential development in an area which is outside of the 
water/wastewater service areas, and near the existing airport and gravel pits.  Barbara also 
recalled that the new zoning boundaries created a less jagged, more regular border for that 
zoning district.  Chris also recalled that they were trying to even-out the boundary.  She points 
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out that the small lots neighboring Mr. Ploof’s lot are a function of how the zoning is set up 
(Schedule A).  She suggested that Mr. Ploof could consider an accessory apartment for his 
relative, but he would like a separate lot.  Nancy suggested that it comes down to a question 
of whether we uphold or re-do the zoning in this area.   

On a Motion by Chris, seconded by Steve, the Planning Commission voted to take no action 
to change the current zoning and policies that apply to this parcel.  Motion passed, 6-0. 

5. Updates 

Chris asked about the amendments made to the minutes at the last meeting, and suggested 
that the minutes be approved in the future by using a consent agenda. 

Nancy provided an update about the school-merger presentation and speaker Ruth Hardy.  
Ruth will not be presenting this topic directly to the Planning Commission because she will be 
speaking at other public meetings, which planning commission members can attend.  The first 
one will be Monday 10/12, 7pm at Mary Hogan, and the Select board has been invited. 

Nancy asked who would be available to meet earlier, at 8am, because of a potential 
scheduling conflict she may have over the next few months.  

6. Discuss Town Plan Update 

Nancy led a review of the discussion from last meeting, for the benefit of members who were 
not present.  The PC reviewed the list of Town Plan sections and potential interested parties 
who should be consulted during the review of those sections, and new comments were 
incorporated into the spreadsheet by Staff.   
 
Among the comments raised, Chris observed that there are probably many other relevant 
master plans in addition to Porter Hospital, such as ACTR and the school district.  Barbara 
would like the affordable housing focus to include low-to mid-range priced units for first-time 
homebuyers, not just low-income housing.  She thinks we also need good rental units and 
rental homes.  Staff asked if the PC would be supportive of having a professional specializing 
in housing take a look at the regulations and town plan, and provide them with comments.  
The PC would welcome that opportunity.   
 
Steve provided an update on the work of the Solar Task Force, which has its next meeting on 
10/13.  They are working on some recommendations to bring back to the PC.   
 
Staff suggested that the PC develop a list of current “hot topics” next meeting, which would 
consist of issues that have emerged over the past 5 years that deserve special attention in 
this update of the Town Plan.  Staff also suggested that they develop the schedule next 
meeting and review the draft letter to be sent to potential interested parties.  The PC was in 
favor of that proposed agenda for next time. 
 

7. Adjournment:   Meeting adjourned at 1:30pm 
 

Minutes Submitted by Jennifer Murray: 10/19/2015 
Approved by Middlebury PC:  10/19/2015 
 


