
Draft Minutes 

 

Meeting of Middlesex Planning Commission 

Wednesday, September 15, 2021 – 6:00 PM 

Middlesex Town Hall & Remote via Zoom 

 

 

Planning Commission Members Present 

Sandy Levine, Chair 

Elias Gardner, Vice-Chair 

Theo Kennedy 

Phil Comen  

Mitch Osiecki  

 

Guests: 

Mike Pelchar (Planetary Matters), resident 

Kevin Thompson, Zoning Administrator 

Lauri Scharf, resident 

Nicole D’Augustino, resident 

Clare Rock, CVRPC 

 

 

CTO: Sandy Levine called the meeting to order at 6:02 PM. 

 

Sandy conducted a roll call (all Planning Commission members present) and welcomed guests. 

 

 

Old Business 

 

Enhanced Energy Plan 

Theo provided a status report on the Enhanced Energy Plan. Final draft of the plan includes edits from 

CVRPC and Sandy Levine. We remain on schedule to present the plan in a Public Hearing for comments, 

then forward the plan to the Select Board.  

 

We remain on schedule to put the EEP before voters for an adoption vote at Town Meeting in 2022. 

 

Motion: Theo moved to approve the final draft of the EEP (with edits as of 9/13/21). Mitch seconded.  

Motion passed, 5-0. 

 

Next step: set Public Hearing to take comments from community regarding Enhanced Energy Plan. 



 

 

Middlesex Village Streetscape and River Trail Scoping Study 

 

We are currently gathering feedback after the September 1 public forum. Continue urging folks to 

respond to survey. 

 

A Middlesex resident had expressed interest in providing some GIS mapping services. Sandy and Theo 

met with Luc Bernier, who would like to do some additional mapping of potential trail route. 

 

Zoning Updates 

Clare Rock reminded that we have some open items to resolve. 

 

First, there will be a single Industrial District, rather than two distinct districts. Minimum lot size reduced 

to 0.5 acres. Permitted and Conditional Uses will be those we tentatively developed as Industrial – West 

will apply both Industrial zones, references to Industrial – West will be deleted. 

 

Secondly, Route 2 zoning district change (area east side of the village to the Route 2/I89 Bridge will 

change from Industrial to Rural Residential to acknowledge and align with current character. 

 

Outstanding items to address: 

 

• Putnamville Zoning District 

 

On current map, the Putnamville Village District is bisected by a Rural Residential District. At 

Sandy’s suggestion, we will tentatively revise such that Putnamville is a contiguous village. 

 

• Accessory On-Farm Businesses (AOFB) 

 

Proposed revisions: 

 

• Add definitions for Accessory On-Farm Businesses, Farm Stay, Qualifying products (Agency 

of Ag has definitions for these) 

 

• Decide one of these options: 

a) make AOFB exempt from local regulations, and add to the uses listed in Section 7.3 

Exemptions; 

b) make AOFB subject to administrative review and approval by the ZA; or  

c) make AOFB subject to Conditional Use and may not prohibit AOFB uses. 

 

Following discussion, consensus was that members favor allowing review and approval by 

the ZA, but would like language to allow ZA the option of referring proposed use to PC for 

Site Plan Review if further scrutiny is warranted. Clare to add such language to draft.  

 



• Accessory Dwellings 

 

Statutory language on ADUs has increased allowable size of ADUs from 600 sq. ft. to 900 sq. ft. 

or 30% of floor area of principal dwelling (whichever larger). We are allowed to provide more 

leniency if we wish. 

 

Following much discussion, we’ve tentatively agreed to allow ADUs to be larger of: (1100 sq. ft., 

or 40% of floor area of principal dwelling). 

 

• Workplan for Phase II was briefly discussed.  

 

Next month we will undertake: 

 

An overview of the rural residential zones, and a deeper dive into subdivision regulations. 

 

Update/Review of ongoing projects 

Better Places Grant – on track to complete by end of month. There has been progress on trail 

easements; still some permit work to finish. 

 

Administrative Matters 

Assistant ZA – Sarah Birge is interested in appointment to the role, will need to resign from ZBA if 

appointed. ZBA has recently filled existing opening so Sarah’s transition will not create an extreme 

hardship for the ZBA. 

 

Motion: Mitch moved that the PC recommend that the Select Board appoint Sarah Birge as Assistant 

Zoning Administrator; Phil seconded. Motion passed, 5-0. 

 

Next quarterly update with Select Board tentatively scheduled for Oct 5. Sandy will confirm. Attendance 

at SB meeting, either in-person or remote, not required of PC members but all welcome to attend, 

schedules permitting. 

 

Sandy has updated our Project List. Link to document available via What’s Next Middlesex site. 

 

Status of hearings: 

Scribner subdivision completed. 

Stewart subdivision scheduled for October 13, at 6:00 pm. This must be considered a major subdivision, 

as it proposes a 4th lot within a five-year period. Kevin is working with applicant to ensure he is aware of 

details the PC will wish to consider at hearing. 

 

Other Business 

 

Minutes of Sept. 1, 2021 (Community Forum & meeting). Elias moved to approve; Phil seconded. 

Motion passed, 5-0. 

 



Correspondence: Sandy received and email from Susan Rickstad about sidewalks, village streetscape. 

Supportive of sidewalks, but not increased activity on Church Street. 

 

Upcoming Meetings: 

 Oct 5, 2021 – joint meeting with Select Board (tentative) 

 Oct 13, 2021 – subdivision hearing (Seth Stewart) 

 Oct 20, 2021 – regular monthly meeting 

 Oct 27, 2021 – Public Hearing (Streetscape Scoping Study) 

 

Comment from Mike Pelchar: kudos to the entire Planning Commission for all the progress you’ve made 

on the many projects you are tackling. 

 

Motion: Mitch moved to adjourn; Elias seconded. Motion passed, 5-0. 

 

Meeting adjourned at 7:15 pm. 

 

 

Respectfully submitted,  

Mitch Osiecki, PC Secretary 

 


