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MINUTES 

MIDDLESEX SELECT BOARD 

LAND USE & DEVELOPMENT REGULATIONS 

PROPOSED REVISIONS 

PUBLIC HEARING  

Tuesday, September 13, 2016 

6:00 PM 

Middlesex Town Hall 

5 Church Street 

Middlesex, Vermont 05602 

(802) 223-5915 

MINUTES 

PRESENT: Chair Peter Hood, Vice Chair Mary Just Skinner, Members Bill Callnan, Liz 

Scharf and Steve Martin (also a member of the Planning Commission), Zoning 

Administrator Cindy Carlson, Planning Commission Chair John Krezinski and Planning 

Commission/Conservation Commission member Dick Alderman, Zoning Board of 

Adjustment member John Demeter, Conservation Commission members George 

Longenecker and Dave Shepard, also Josh Jackson, Elliot Burg and Sarah Merriman, 

Select Board Assistant.  

 

Call to Order and Introduction 

Peter called the meeting to order at 6:05 pm. This is the first public meeting held by the 

Middlesex Select Board to review Proposed Revisions to the Middlesex Land Use and 

Development Regulations which the Planning Commission has been drafting for over 

two years. Peter noted that the Board has received and will review letters from Sandy and 

Michael Levine as well as Bill Rossmassler regarding the proposed changes. 

 

Adoption Options 

Peter noted that while, historically, the Town has adopted zoning regulations through a 

town-wide vote, these revised regulations are not new, but updates. Either way, he 

wanted people to know that (under 24 VSA §4441), the Select Board alone could adopt 

the revised zoning regulations at a duly warned Select Board meeting provided all other 

sections of that statute regarding public hearings were followed. This is because the 

Town has never voted that all bylaws and bylaw amendments require a town-wide vote. 

 

However, if the Board decides to put this up for a town-wide vote, it will have to do so at 

a regular Town Meeting or a duly warned Special Town Meeting. Since a Special Town 

Meeting requires a minimum of a 30 days’ notice, should any substantive changes result 

from this public hearing tonight, it is unlikely the Board will be able to get this question 

before the voters at the November General Election. None of the attendees countered or 

objected to the above statements. 

Select Board Members 

_ X__Peter Hood, Chair 

 X_Mary Just Skinner, 

      Vice Chair 
_ X_William Callnan 

_X   Steve Martin 

_X__ Liz Scharf 
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Changes Incorporated After the April 20, 2016 Public Hearing 

Cindy outlined changes the Planning Commission instituted in response to a public 

hearing the PC held on April 20, 2016. They are the following: 

1. Village District –A conditional use permit may be granted for retail space between 

1,500 – 10,000 square feet instead of simply for more than 1,500 sq. ft. 

2.  Mixed Use District – Under Conditional Uses: A Contractors Yard was removed, Gas 

Stations were limited to 2 pumps, Retail Store expanded from a maximum of 1,500 to 

2,000 square feet, and a Retail Store less than 1,500 square feet was removed from 

Permitted Uses. 

3.  Table 2.6 – Conservation District – Under (A) Purpose changed from to “protect 

critical natural and agricultural resources” to “protect significant natural and agricultural 

resources.” 

4.  Section 6.4 – Minor Subdivision Review: recording requirements for a boundary 

survey changed from 120 days to 180 days. 

 5.  Section 7.4 – Appeals of the Zoning Administrator changed from Planning 

Commission to Zoning Board of Adjustment. 

 

Peter suggested the Board proceed through all the changes the Planning Commission 

made to the original Land Use Regulations, passed on March 1, 2011, prior to the April 

20th hearing as bulleted in the Reporting Form distributed at that April hearing. Many of 

the changes were clarifications of existing language, synchronizing sections of the 

regulations, or aligning language with statutory changes. A few others were substantive. 

 

Section 3.9: Protection of Water Resources 

The PC changed 3.9 so that the ZBA may consider variances for structures within the 75-

foot setback from a water resource in all zoning districts – instead of just the Village 

District as stipulated by the previous regulations – provided certain conditions are met. 

John Krezinski said this change was made in response to some ZBA members who felt 

hemmed in by being prohibited from considering such variances outside the Village 

District. 

 

Josh Jackson questioned one of those conditions (A) (1) (b) that the building placement 

“will better reflect the historic settlement pattern and character of the surrounding area” 

He wanted to know what that meant. John Demeter suggested adding a clause to that line: 

“…if applicable,” since more rural parts of Middlesex would not have an “historic 

settlement pattern.” 

 

Section 4.6: Home-Based Businesses 

It was noted that in this section, Home Child Care is defined as caring for six children on 

a full-time basis and elsewhere eight children. This should be checked and corrected. 

 

Article 5: Development Review 

Cindy said this section was rewritten so that site plan and conditional use permits would 

be subject to the same criteria. From now on, under this section, when an application 
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requires both site plan and conditional use review, the ZBA shall consider the application 

for conditional use approval and provide its written findings to the Planning Commission 

for subsequent site review. 

 

John Demeter and John Krezinski agreed this eliminated the circular language that, in 

some cases, created a chicken and egg situation for the PC and ZBA. This rewriting 

clarifies the conditions and provides a rational sequence for review. 

 

Public Comments 

Elliot Burg acknowledged the tremendous amount of work that went into rewriting these 

regulations over the past two years. But he had two observations. 1)Additional 

conditional uses have been incorporated the Mixed Use district that he said are not 

allowed in the Town Plan, which was passed by the town voters in 2013. Those are gas 

station, warehouse and storage. Logically, if a gas station is prohibited, then a car repair 

shop should be prohibited, too. He said the village needs more bolstering. Better to 

concentrate on the village than spread commercialism up Center Road which is the 

gateway to Middlesex. 

 

He also noted that many of the track changes should be eliminated to clarify the draft. 

Remove the balloons for formatting and, instead, use the balloons to comment on why 

substantive changes were made. 

 

Peter said he appreciated the comments and noted that those who worked on the 

regulations were volunteers who are not accustomed to regularly producing documents 

such as this. That said, he noted that over the years, the Select Board has received a lot of 

comments about expanding the Mixed Use area. A gas station with two pumps is pretty 

small and there are all sorts of auto repair places all over town, though, agreed, a 10,000 

square-foot tire store may not be desirable. The ongoing challenge, according to Peter, is 

that the village is sandwiched between the interstate, railroad tracks and a river. There’s 

not a lot of space. 

 

Still, Elliot noted, the proposed regulations as they now stand conflict with the Town 

Plan. You don’t want someone to start building only to end up in court embroiled in a 

lawsuit over whether the project violates the Town Plan. 

 

John Demeter noted typos in Minimum Overall Density for the Rural Residential District 

and the Conservation District. Those should read as Maximums. 

 

Cindy asked, as a private citizen, why people had a problem with development on the 

Colby property by the interstate which makes up the bulk of the Mixed Use District. 

Because of the lay of the land, most of the construction would be hidden. Ditto for the 

Kingsbury property on the other side of Center Road. 

 

Dave said the issue was not one of aesthetics, but of stealing potential business from the 

village. 
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John Krezinski provided some background on the PC’s logic. He said by limiting the gas 

station to two pumps, the PC hoped to bring in a Mom and Pop gas station, which many 

town members want. The village was limited, whereas the topography of the Mixed Use 

district would hide warehouses, etc. He said he reviewed the Town Plan and also the Exit 

9 plan which hadn’t been updated since 2001 when there was a gas station in the village. 

So it’s not really relevant now. He would like to send his teenager to get a loaf of bread 

and a gallon of milk and not run out of gas without having to go all the way to Waterbury 

or Montpelier. 

 

George said that a gas station was a reasonable use for the Village district on this side of 

town but not the Village district in Putnamville. Perhaps there should be two separate 

village districts. Also, he shared Elliot’s concern about the Mixed Use district and 

wondered if it would draw from the vitality of the village. He asked if there was a limit 

on the size of the warehouse. There is not. George felt a warehouse was a reasonable use 

for that district, but said there should be a limit on the size.  

 

Finally, George noted that some of the boundaries on the zoning map don’t make sense. 

For example, his house at the corner of East Hill and Molly Supple is in the Conservation 

district, whereas land behind him that’s further in the woods is Rural Residential. Dick 

agreed and said a lot of the boundaries don’t make sense. John Krezinski said the PC 

contemplated redoing the zoning map, but decided to address just the language of the 

zoning regs for now. 

 

Dave said the current zoning districts go back to 1987 since a revised map was rejected in 

2005. Dick held up Marshfield as a model. There, all the higher density zoning is along 

the road and the less dense zoning behind it. John Krezinski said development along 

roads ruins the rural character. You can’t see the fields. George agreed that this was a 

problem in Marshfield where he used to live. 

 

Peter wound up the hearing by noting that now that the Board was not under pressure to 

get these regulations before the voters in November, a working meeting would soon be 

scheduled during which these comments would be taken into consideration. If substantial 

changes to the proposed regulations were made, then the Board would schedule another 

public hearing.  

 

Peter adjourned the meeting at 7:25 p.m. 

 

 

Respectfully submitted, 

 

Sarah Merriman, Select Board Assistant 

 

  


