
 
 
 
 
 
 
 
 

TOWN PLAN REVIEW COMMITTEE 
July 9, 2019 at 5:00pm 

Central VT Chamber of Commerce Conference Room,  
963 Paine Turnpike North, Berlin, Vermont. 

  
 

PAGE  AGENDA 
 

 1. CALL TO ORDER 
The meeting will be called to order and may include introductions. 
 

 2. CHANGES TO THE AGENDA 
The Committee may identify and discuss any changes to the agenda. 
 

 3. PUBLIC COMMENTS 
Time will be provided for members of the public to speak about items not on the agenda. 
 

2 4. PUBLIC HEARING: APPROVAL OF THE MIDDLESEX TOWN PLAN AND CONFIRMATION OF THE 
LOCAL PLANNING PROCESS  
As requested by the Town of Middlesex, the Town Plan Review Committee will open a public 
hearing to receive public comments on the Middlesex Town Plan 2019 and confirmation of the 
local planning process.  
 

 5. RECOMMENDATIONS TO THE CVRPC BOARD OF COMMISSIONERS: 
a. CONFIRMATION OF THE TOWN OF MIDDLESEX MUNICIPAL PLANNING PROCESS  
b. APPROVAL OF THE TOWN OF MIDDLESEX TOWN PLAN 
At the close of the public hearing, the Town Plan Review Committee will consider a two 
recommendations to the Board of Commissioners: a) confirmation of the planning process 
under 24 VSA §4350(a); and b) approval of the Middlesex Town Plan 2019 - Planning 
Commission Approved - June 19, 2019, contingent on municipal adoption per 24 V.S.A. § 4350(b) 
 

11 7. APPROVAL OF MINUTES 
Draft minutes from the June 13, 2019 Town Plan Review Committee are included for 
consideration of approval.  
 

 8. ADJOURNMENT 
If there is no additional business the Committee should consider a motion to adjourn. 
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MEMO  
 
Date: June 27, 2019 
To: Town Plan Review Committee  
CC:  Sandra Levine, Middlesex Planning Commission Chair 
From: Clare Rock, Senior Planner 
Re: Middlesex Town Plan Review 
 
 
  ACTION REQUESTED:  At the meeting the Committee will hold a public hearing on the Middlesex 

Town Plan. Following the hearing the Committee will be tasked with making two recommendations 
to the Board of Commissioners:  

  a) confirmation of the planning process under 24 VSA §4350(a); and 
 b) approval of the municipal plan per 24 V.S.A. § 4350(b) contingent on the municipality 

formally adopting the plan later this summer;  
CVRPC Board of Commissioners meeting will take place directly after the TPRC Hearing at 6:30 
pm on Tuesday, July 9 2019.   

 
Meeting Location and Directions 
Date   July 9, 2019  
Time   5:00pm 
Location Central VT Chamber of Commerce Conference Room, 963 Paine Turnpike North, 

Berlin, Vermont. 
 
Background 
March 5, 2013 The Middlesex Town Plan was approved by the municipality and subsequently 

approved by the RPC (in May 2013).  
January 18, 2017 CVPRC meets with the Middlesex Planning Commission for their Consultation / 

CVRPC confirms their planning process. 
January 2019 Middlesex engages a consultant to update the town plan with the goal to have a 

plan approved and adopted by September 2019, ready to apply for a MPG. 
May 2019 CVRPC is asked to review the draft plan and submitted comments. 
May 16, 2019 Middlesex provides public notice of the June 19, 2019 Planning Commission on 

the draft town plan. CVRPC provides comments. 
June 19, 2019 The Middlesex Planning Commission approved the plan with minor changes. 
June 20, 2019 Middlesex requests approval by the RPC (understanding it will be a provisional 

approval contingent on the municipality formally adopting the plan later this 
summer.)  

June 23, 2019  CVRPC issues a public notice of the July 9, 2019 TPRC Hearing.  
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Middlesex Town Plan 
 
To view the plan visit: http://centralvtplanning.org/wp-content/uploads/2012/03/Middlesex-Town-
Plan-06-19-2019-PC.pdf If you would like hard copies of the plan please contact Nancy Chartrand or 
Zach Maia at 229-0389 (Clare will be away on vacation for the week of July 1.) 
 
As part of the PC’s hearing process the PC is required to prepare a report that is in accordance with 
§4384(c) which states: “When considering an amendment to a plan, the planning commission shall 
prepare a written report on the proposal.  The report shall address the extent to which the plan, as 
amended, is consistent with the goals established in §4302 of this title.” A copy of the Middlesex Report 
is attached.  
 
The 2019 is an update of the 2013 plan. Much of the same text, planning goals, objectives and strategies 
contained within the 2013 plan appear in the 2019 plan. The 2019 plan includes updated demographic 
and energy data and the text is presented in a new format. Community members recently participated 
in town wide visioning event, What’s Next Middlesex and the results and outcomes on this have been 
incorporated in the plan, specifically identifying community interest in the following focus areas: 
economic development and infrastructure, trails, community spaces and events, and 
outreach/communication. Recent investment in the former Camp Meade property in the Village has 
initiated interest in undertaking village-specific streetscape planning which is also discussed in the plan.  
 
Staff Review 
CVRPC staff reviewed the Municipal Plan for following items: 
 

a) confirmation of the planning process under 24 VSA §4350(a);  
 is engaged in a continuing planning process that, within a reasonable time, will result in a plan 

which is consistent with the goals contained in section 4302 of this title; and 
 is maintaining its efforts to provide local funds for municipal and regional planning purposes. 

Staff findings and recommendations: staff finds the Town of Middlesex to be engaged in a 
continuing planning process and is maintaining its efforts to provided funds for planning 
purposes.  

 
b) approval of the municipal plan per 24 V.S.A. § 4350(b);  
 consistency with the State goals established in section §4302 

Staff findings and recommendations: staff finds the plan to be consistent with the State Goals, 
staff recommends the items listed on the next page, these would help further the state planning 
goals. 

 compatibly with its regional plan 
Staff findings: staff finds the plan to be compatible with the regional plan.  

 compatibly with approved plans of other municipalities in the region 
Staff findings and recommendation: staff finds the plan to be compatible with approved plans of 
other municipalities.  

 containing all the elements included in section § 4382 
Staff findings and recommendation: staff finds the plan to contain all the required elements and 
provides the following recommendations for the next plan update: 
 

         
CVRPC Town Plan Review Committee Memo           Page 2 of 4 

town plan review committee packet 3

http://centralvtplanning.org/wp-content/uploads/2012/03/Middlesex-Town-Plan-06-19-2019-PC.pdf
http://centralvtplanning.org/wp-content/uploads/2012/03/Middlesex-Town-Plan-06-19-2019-PC.pdf


 Municipal plan requirement (a) (2) A land use plan, which shall consist of a map and statement 
of present and prospective land uses, that: (A) Indicates those areas proposed for forests, 
recreation, agriculture (using the agricultural lands identification process established in 6 V.S.A. 
§ 8), residence, commerce, industry, public, and semi-public uses, and open spaces, areas 
reserved for flood plain, and areas identified by the State, the regional planning commission, or 
the municipality that require special consideration for aquifer protection; for wetland protection; 
for the maintenance of forest blocks, wildlife habitat, and habitat connectors; or for other 
conservation purposes.  
 
Staff recommends the town reconcile and further clarify the intent of what types of current and 
new development is allowed and encouraged along Route 2.  The Future Land Use Plan narrative 
defines this area as a “Non-Residential Growth Area” and the Future Land Use Map defines this 
as an “Economic Growth Area(s), Primarily Non-Residential.” However the “Water Resources 
and Flood Resilience Map” identifies the majority of this area in the 100-year Special Flood 
Hazard Area. The plan indicates that the town should be planning for flood resilience, preparing 
for future floods, and that new buildings, utilities and other infrastructure should be set back 
from streams and rivers.  

 
Based upon this information it appears that Middlesex is unclear how much, if any, new 
Economic Growth could actually take place in the “Economic Growth Area(s), Primarily Non-
Residential.” Staff notes that on page 32 of the Middlesex Zoning Regulations, dated January 10, 
2017, new residential and nonresidential structures are prohibited in the flood hazard area. 
Adding the flood hazard overlay to the future land use map is recommended and that future 
development policies are amended to reflect actual growth potential.  

 
 Municipal plan requirement (a)(5)  A statement of policies on the preservation of rare and 

irreplaceable natural areas, scenic and historic features and resources; Staff recommends the 
town identify the most significant natural resources (i.e. a particular forest block, one or two 
specific ridgelines) and focus heighten protection on the most significant areas (similar to the 
identification of Significant Historic Sites vs just all old buildings.) Town Plan goals state “Protect 
identified natural resources” and Goal 15 states “Avoid fragmentation of important natural 
resources.” These should be tempered as if applied literally would suggest any and all natural 
resources should be treated equally and any future development potential in all these areas 
would be severely diminished. This will be beneficial to guide both local and state development 
review processes. Alternatively “important” natural resources should be defined or listed within 
the narrative.  

 
 Municipal plan requirement (a) 7) A recommended program for the implementation of the 

objectives of the development plan. Staff recommends adding a more robust implementation 
program. This would consist of stated Goals, Objectives, Strategies, plus identification of an 
implementation timeline and responsible party. This will integral as a method to determine 
what progress has been made toward attainment of the goals next time the plan is updated and 
re-approved by the RPC.  

 
 Municipal plan requirement (a)(9)  An energy plan, including an analysis of energy resources, 

needs, scarcities, costs and problems within the municipality, a statement of policy on the 
conservation of energy, including programs, such as thermal integrity standards for buildings, to 
implement that policy, a statement of policy on the development of renewable energy resources, 
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a statement of policy on patterns and densities of land use likely to result in conservation of 
energy;  
The Middlesex energy section includes the following statement: 

Avoid completely the ridgelines of the Worcester Mountain range and all slopes over 
25% within the town of Middlesex. Ridgelines are defined as (a) those lands above 1,500 
feet elevations, including but not limited to the main range of the Worcester Mountains 
(west of Center Road and Bear Swamp Road) and (b) all land above an elevation of 1,400 
feet on Dumpling Hill.  

The Natural Resources section should define these areas more specifically and make policy 
statements about their specific significance and protection. An accompanying map of these 
areas would also be helpful. This will provide the necessary and required foundation for the 
subsequent Enhanced Energy Plan. (Alternatively these changes to the Natural Resource section 
can take place while going through the Enhanced Energy Planning process.) Rationale for any 
locally identified significant natural constraints will have to be documented within other 
sections (such as Natural Resources and Land Use) to provide the basis for any renewable 
energy generation prohibition. The town will have to be prepared to either prohibit residential 
development in these higher elevation areas or be prepared to accept a certain scale of energy 
generation in these areas.  

 
The Town is not seeking an issuance of Energy Plan Determination at this time. The staff 
recommendation is being presented to inform the municipality of town plan changes which will 
be necessary upon engaging in the enhanced energy planning process. The town has expressed 
interested in starting this process in late summer/early fall 2019.  

 
 Municipal plan organization – While not linked to specific requirement CVRPC recommends 

moving the current and future land use discussion into a separate and distinct chapter or 
section. The Current Land Use Districts section is contained within the Chapter 3. A Place to 
Gather, Fostering Community and Vibrant and Connected Village Center; and the Future Land 
Use subsection is nested within 3.6 Opportunities & Priorities section. Both the current and 
future land use would be better suited to be located together and separate from a village-
specific chapter. The current land use narrative stating the current pattern of development 
coupled with the future desired conditions. Similarly, the plan’s transportation section also falls 
within Chapter 3 and would be better suited as town-wide discussion.  

 
 
References: 
To view the Central Vermont Regional Plan visit: http://centralvtplanning.org/wp-
content/uploads/2012/03/2016-Central-Vermont-Regional-Plan-ADOPTED-06.12.2018-Reduced.pdf 
 
To view Title 24 Chapter 117:  Municipal and Regional Planning and Development statutory 
requirements in their entirety check out: https://legislature.vermont.gov/statutes/title/24 
 
For a copy of the completed Municipal Plan Review Tool (checklist), completed 6/27/2019 please 
contact Nancy Chartrand or Zach Maia (Clare will be away on vacation for the week of July 1.) 
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RESOLUTION 
 
Whereas Title 24, VSA, Section §4350 requires that regional planning commissions, after public notice, shall review the 

planning process of member municipalities and shall so confirm when a municipality: 
 

1. is engaged in a continuing planning process that, within a reasonable time, will result in a plan that is 
consistent with the goals contained in 24 V.S.A. § 4302; 

2. is engaged in a process to implement its municipal plan, consistent with the program for implementation 
required under 24 V.S.A. § 4382; and 

3. is maintaining its efforts to provide local funds for municipal and regional planning purposes; 
 
Whereas as part of the consultation process, a regional planning commission shall consider whether a municipality has 

adopted a plan; 
 
Whereas a regional planning commission shall review and approve plans of its member municipalities, when approval is 

requested and warranted, and a commission shall approve a plan if it finds that the plan: 
 

1. is consistent with the goals established in 24 V.S.A. § 4302; 
2. is compatible with its regional plan; 
3. is compatible with approved plans of other municipalities in the region; and 
4. contains all the elements included in 24 V.S.A. § 4382(a)(1)-(12); 
 

Whereas the Town of Middlesex prepared a municipal plan in accordance with 24 V.S.A Chapter 117; 
 
Whereas the Central Vermont Regional Planning Commission concluded that the 2019 Middlesex Town Plan meets the 

requirements for approval; now, therefore, be it 
 
Resolved, that the Central Vermont Regional Planning Commission: 
 

1. approves the Middlesex Town Plan 2019 - Planning Commission Approved - June 19, 2019, contingent on 
municipal adoption and 

2. consulted with and confirms the planning process of the Town of Middlesex. 
 
Under 24 V.S.A. § 4350, when an adopted municipal plan expires, its approval and confirmation of the municipality’s 
planning process also expire.  Recommendations made by the Central Vermont Regional Planning Commission are attached 
and should be considered when developing the next municipal plan.   
 
A municipality that has adopted a plan may define and regulate land development in any manner that the municipality 
establishes in its bylaws, provided those bylaws are in conformance with the plan and are adopted for the purposes set 
forth in 24 V.S.A. § 4302. 
 

ADOPTED by the Central Vermont Regional Planning Commission on July 9, 2018. 
 
 
     
Laura Hill-Eubanks, Chair 
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CENTRAL VERMONT REGIONAL PLANNING COMMISSION 
Town Plan Review Committee 

Draft Minutes 
June 13, 2019 at 5:00pm 

Steele Community Room at the Waterbury Municipal Center 
28 North Main Street, Waterbury, Vermont. 

Committee Members: 
 

 Bill Arrand, Worcester  
 Lee Cattaneo, Orange Commissioner 
 Ron Krauth, Middlesex Commissioner 
 Joyce Manchester, Moretown Alternate Commissioner 
 Jan Ohlsson, Calais Alternate Commissioner 
 Karla Nuissl, Berlin Alternate Commissioner (Alternate Seat) 

1 
Waterbury Representatives: Steve Lotspeich, Waterbury Community Planner. 1 
Members of the public: Stewart Clark, Worcester PC; John Brabant, CVRPC Calais Rep 2 
Staff:  Clare Rock 3 
 4 
CALL TO ORDER 5 
The meeting was called to order by Bill Arrand, Chair, at 5:04 pm  6 
 7 
CHANGES TO THE AGENDA 8 
None.  9 
 10 
PUBLIC COMMENTS 11 
None. 12 
 13 
PUBLIC HEARING: ISSUANCE OF A DETERMINATION OF ENERGY COMPLIANCE 14 
B Arrand opened the hearing and outlined the purpose of the hearing was to  hold a second hearing to 15 
ensure adequate opportunity for public comments was provided on the 2018 Waterbury Energy Plan, as 16 
contained within the Waterbury Municipal Plan, adopted December 3, 2018.  17 
 18 
S Clark presents his comments both verbally and in writing (see attached document titled “Abstract of 19 
Challenge to WMEPLAN 6-13 SFC.) S Clark argues that the Shutesville Hill wildlife corridor is a known 20 
regional and local constraint and should be depicted as such within the Regional Energy Plan and within 21 
the Waterbury Energy Plan. S Clark also argues that the methodology of the Known Constraints map is 22 
flawed and should also be corrected. S Clark requests the plan not be approved until these changes are 23 
made.  24 
 25 
J Brabant shared his experience in the PUC process and wants to ensure Waterbury understands the 26 
ramifications of not elevating the Shuteville Corridor as a known constraint. If the area was defined as a 27 
known constraint this would make it clear that Waterbury doesn’t want renewable energy development 28 
in the wildlife corridor. Once the wildlife corridor is developed it will have an irreversible impact on the 29 
wildlife.  30 
 31 
S Lotspeich reiterated the municipality’s positon on Shuteville Hill. Other areas of the town plan 32 
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recognize the wildlife corridor and the plan does allow for some residential development in this area of 1 
town. The Planning Commission discussed identification of the corridor in the plan and felt it was not 2 
appropriate at this time to delineate the boundaries of the area. The plan directs the local Conservation 3 
Commission to work with landowners to secure conservation easements in the areas and also directs 4 
the CC to undertake further mapping a delineation of the this area for future planning considerations. S 5 
Lotpeich was opposed to making any changes to the energy plan as this pose conflicts with other areas 6 
of the municipal plan.  7 
 8 
Discussion followed about the wildlife corridor, known and possible constraints and the maps. A brief 9 
conversation followed about how the RPC hearing and approval process comes at the wrong time in the 10 
process and that these types of discussions which are happening during the Waterbury RPC approval 11 
process would have been better suited before the Town had already adopted their local plan. It was 12 
pointed out the by Statute municipalities can request approval by the RPC once the local legislative body 13 
has adopted the plan.  14 
 15 
J Manchester made a motion to close the hearing at 6:20 pm seconded by R Krauth, all in favor. Motion 16 
carried.  17 
 18 
RECOMMENDATIONS TO THE CVRPC BOARD OF COMMISSIONERS: DETERMINATION OF ENERGY 19 
COMPLIANCE 20 
 21 
The committee discussed its role and the staff recommendation. The committee expressed the need to 22 
better identify the Shutesville Hill wildlife corridor but recognizes that the regional plan (including the 23 
energy plan) did not recognize this area as a known constraint and the town choose not to identify the 24 
area as a known constraint. The local energy plan meets the required standards and is in conformance 25 
with the regional plan. Committee members expressed an interest in highlighting this before the CVRPC 26 
Board of Commissioners when the TPRC recommendation is presented for Board approval on July 9.  27 
Specifically the following points should be presented: That Shutesville Hill is not being protected as well 28 
as it probably should be and that the energy plans maps do not depict the areas of constraints as 29 
described within the text methodology.  30 
 31 
Motion by R Krauth to recommend to the CVRPC Board the issuance of energy determination, seconded 32 
by J Manchester, all in favor. Motion carried. 33 
 34 
APPROVAL OF MINUTES 35 
Draft minutes from the March 27, 2019 and April 25, 2019 Town Plan Review Committee were reviews.  36 
 37 
J Ohlsson made a motion to approve the March 27, 2019 minutes, seconded by J Manchester, all in favor. 38 
Motion carried. 39 
 40 
J Manchester made a motion to approve the April 25, 2019 minutes, seconded by R Krauth, all in favor. 41 
Motion carried.  42 
 43 
ADJOURNMENT 44 
 45 
R Krauth made a motion to adjourn at 7:15 pm, seconded by J Ohlsson, all in favor. Motion carried.  46 

CVRPC Town Plan Review Committee  Meeting Minutes   June 13, 2019 
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