
Draft Minutes 

 

Meeting of the Middlesex Planning Commission 

Wednesday, June 15, 2022  

6:00 PM 

 Middlesex Town Clerk’s Office  

5 Church Street 

Middlesex, VT  05602 

 

This meeting was conducted remotely using the town’s Zoom account.  

 

 

Planning Commission Members 

Nicole D’Agostino - absent 

Theo Kennedy 

Jon Leibowitz 

Sandy Levine 

Mitch Osiecki 

 

Guests: 

Kevin Thompson, ZA 

Shelly Desjardin 

Peter Hood 

Anne 

 Greensfelder 

Dave Shepard & Susan Warren 

Dave Lawrence 

Hal Ellms 

John Thouron 

Michael Levine  

Russ Bennett, principal (Planetary Matters/Camp Meade & Galaxy of Yes/Colby Property) 

Roger Hirt 

Adam Preston 

Nicholas Hecht 

  

 

Call to Order 

Chair Sandy Levine called the meeting to order at 6:02 pm. 

 

Roll Call:   All PC members were present except Nicole. Jon joined at 6:20. Theo Kennedy, Mitch Osiecki, 

Russ Bennett, Roger Hirt, Adam Preston, and Nicholas Hecht attended the meeting from the Town 

Clerk’s office. All others attended remotely via Zoom. 

  



Sandy made introductions and welcomed guests to the meeting. 

Sandy explained to guests the work the PC has been engaged in the past year or so to update zoning 

regulations. Further explained that the upcoming timeline includes: 

 

• Finalizing draft regulations, including comments from this public hearing; 

 

• Formally adopting final draft regulations and sending that draft to the Select Board; 

 

• The Select Board will then hold another public hearing; 

 

• After any changes are made following that public hearing, the town will vote on the proposed 

regulations (timeline anticipates this vote occurring in November). 

 

The revised regulations have been crafted with the assistance of the Central Vermont Regional Planning 

Commission, as well as many Middlesex residents who have offered input as we have worked through 

several areas of the current regulations. 

 

Why revise zoning regulations? This is the first substantial revision in about a decade. Regulations are 

revised for several reasons: 

 

• To ensure compliance with state statutes; 

 

• To modernize and streamline existing regulations; 

 

• To remove confusing or redundant language. 

 

The PC methodically revised the regulations, first by reviewing language for zoning districts, with 

particular attention to Village districts (historic village and Putnamville); Mixed Use and Industrial 

districts, residential and conservation districts. 

 

We then reviewed and modernized Floodplain regulations. 

 

And finally, we revised the administrative sections of the regulations.  

 

Sandy briefly summarized some areas of interest in the regulations. 

 

Sandy invited attendees to make comments or ask questions. 

 

Dave Lawrence: Stated his appreciation for the work of the PC and is supportive of the proposed 

changes. 

 

Susan Warren: Echoed those comments. 

 



Russ Bennett: Addressed residents about two partnerships he’s involved within Middlesex. Russ is one 

of the partners behind Planetary Matters, aka Red Hen/Camp Meade complex.  

Russ is also a partner in the Galaxy of Yes LLC, the new owners of the Colby property near the Exit 9 

interchange. 

 

Russ said both groups share a couple of goals: 

• Build community; and  

• Build the infrastructure necessary to support hat community. 

 

On the Camp Meade campus, approval has been granted for the construction of a new building, but that 

project has been delayed by COVID. 

 

Discussed the property currently occupied by the Filling Station eatery. Longer term goal is to develop a 

light-rail station at that location. 

 

Colby property development might include: 

• Day care – for up to 150 kids; 

• Federally-recognized affordable housing; 

• Other development might include organizations similar to Farmers To You. 

 

Russ commented that he is currently developing a day care facility in Waitsfield. 

 

Pertinent to zoning: a conceptual design under consideration could look like a four-story building, 

depending on specific language in regulations. Hope regulations can provide for flexibility in defining the 

height of a structure. 

 

Mixed Use district: could this district include some retail? 

 

Current definition of a Cultural Facility specifies that it cannot be operated as a commercial use. Hopes 

there might be room for some flexibility, such that a cultural facility is allowed to generate some 

revenue. 

 

Russ and his partners are trying to identify potential uses that would provide long-term value for the 

town. 

 

Mitch stated that his understanding is that the Mixed Use district was envisioned as being free from the 

sort of commercial development common at most interstate interchanges. The town wished to avoid 

commercial development that would compete directly with the Village. 

 

Hal Ellms: Thanked the PC for their hard work on this project. Noted that Outdoor Recreation has been 

removed from the list of Conditional Uses in the Rural Residential district. Wonders why? 

 

Sandy thanked Hal for flagging the change. Unsure if this was an intended change or dropped in editing. 

We’ll look into it. 



 

Nicholas Hecht – owns the former train station property. Currently using the space as a workshop and is 

considering potential uses. Spoke in favor of sidewalks in the village. 

 

Adam Prescott – resident of the Village. Stated that he enjoys the village atmosphere. Is also supportive 

of sidewalks through the village. Noted the lack of quantifiable measurements in zoning regulations (in 

relation to performance events at Camp Meade complex). Might there be standards for noise? 

Frequency of events? 

 

Stated that lack of parking is a serious issue when larger events occur in the Village. Also stated concerns 

about speed of traffic. 

 

Mitch responded that the PC has been studying opportunities for various design elements for the Village 

that include sidewalks and other traffic-calming measures. Those elements are not really addressed by 

the current topic of zoning regulations. Believes that a noise ordinance or events ordinance might be 

better addressed by the Select Board. 

 

Nicholas Hecht also noted that Route 2 is in rough shape in spots and wondered if that might be 

addressed soon. 

 

Mitch responded that VTrans does have a road maintenance plan. Believes the stretch of road through 

is scheduled to be repaired within the next two or three years. 

 

With no other comments or questions offered, Sandy thanked everyone for attending and providing 

feedback. 

 

Sandy closed the public meeting at 7:10; announced that the Planning Commission will take a 5 minute 

break and then continue with its regular meeting. Anyone interested in attending is invited to stick 

around. 

 

Planning Commission reconvened at 7:15. 

 

In attendance were PC members Sandy Levine, Jon Leibowitz, Theo Kennedy and Mitch Osiecki, along 

with Kevin Thompson (Zoning Administrator) and Michael Levine. 

 

Discussion commenced regarding possible changes to the zoning regulations raised during tonight’s 

public meeting. 

 

Height of structures – there is some reluctance to make arbitrary changes to the current regulation, 

which would apply to all proposed development. There is already a provision to allow for some latitude 

in height restrictions under Section 3.6. 

 

Tentative: clarify allowance for a waiver with some provisions for fire safety and protection of views. 

Russ will send language for consideration by 6/24.  



 

Mixed Use district – discussion of potential allowance of some limited retail in this district. 

 

Tentative: add accessory retail. Russ will send language for consideration by 6/24. 

 

Cultural Facility – current regulations require that the use is non-commercial. Needs some thought as to 

whether a non-commercial use can be allowed to generate some revenue. 

 

Tentative: eliminate “not a commercial activity” from our definition. Russ will send language for 

consideration by 6/24. Sandy will check with Clare and explore what other towns do. 

 

Outdoor Recreation  

 

Tentative: Add this to conditional uses in Rural Residential. Clarify that non-commercial trails do not 

need a permit; permit required only for commercial outdoor recreation. 

 

Noise and traffic concerns related to events at Camp Meade campus in the village. Consensus is that it is 

probably appropriate for the Select Board to address these concerns via an events ordinance. 

 

Tentative: Make sure noise, frequency of events, parking are elements of conditional use review. 

 

Campground 

 

Tentative: Remove from Putnamville. Should this use be allowed anywhere?  

 

Cupola Lighting 

 

Tentative: No change to regulations. Address as part of DRB conditional use review. 

 

Section 7.8 – Mitch suggested that roles of bodies (PC & DRB) don’t need to be included in zoning 

regulations. Could remove these from the regulations and have Select Board adopt them as policies. 

One advantage is that changes could be made to these items without having to formally revise zoning 

regulations. 

 

Tentative: No action on this. Can consider if length of regulations is a concern. 

 

Sandy will discuss these items with Clare Rock. 

 

Other topics left over from prior meetings: 

 

Several references to habitat. We sometimes refer to critical habitat (pages 46, 48, 49); wildlife habitat 

(pages 16, 24, 60); important habitat (page 67). “Significant habitat” is a defined term. Preference is to 

use defined terms.  

 



Tentative: replace “critical habitat” and “important habitat” with “significant wildlife habitat.” The 

general phrase “wildlife habitat” is fine as is.  

 

Setback requirements – suggest adding trails to list of items to which setbacks apply. But may wish to 

clarify that in this context, trails refers to commercial uses. 

 

Tentative:  

Setback: The horizontal distance from a road, trail, lot line, boundary or other delineated feature (e.g., a 

stream bank, shoreline or wetland area), to the nearest structural element of a building, structure, or 

parking area on the premises. In the case of a road or trail, the distance shall be measured starting 25 

feet from the road or trail centerline. 

   

Formatting 

Ensure consistent indents across all Sections. Clare will do another round of formatting to clean up after 

the public hearing (many Sections which were not touched in this round need to be brought up to date 

consistent with the formatting of the newer sections. 

 

Exterior Lighting 

 

Specify that exterior lighting should be downcast and shielded within Section 4.2 and Section 5.5.  

 

Sections currently read:  

Section 4.12 (3) Salvage yards shall be secured as necessary to protect public health safety, and welfare, 

and neighboring properties. Exterior lighting shall be the minimum required for security and safe 

operation; and  

 Section 5.5 (C) (8) Lighting. Information regarding the location, type and level of illumination of all 

outdoor lighting shall be provided. Exterior lighting shall be kept to the minimum required for safety, 

security and intended use and should be consistent with the character of the neighborhood in which it is 

located. 

Suggestion: add the following to both: “Exterior lighting shall be … downcast and shielded.”  

 

 

Old Business: 

 

Walkable Village Scoping Study Update 

Awaiting final report.  Anticipate action to adopt final report at July meeting. 

 

 

Minutes 

 

Theo moved to approve as minutes of meeting on May 18. Jon seconded. Vote to approve: 4-0-0. 

 

 



Next Meeting 

 

Wed, July 20 at 6:00 pm 

 

 

Adjournment 

 

Meeting adjourned at 7:53 pm. 

 

 

Respectfully submitted, 

 

Mitch Osiecki, 

Planning Commission secretary 


