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Town of Middlebury  1 

Development Review Board (DRB) 2 

Town Office Large Conference Room 3 

Minutes of February 12, 2018 4 

Approved 4/9/2018 5 
 6 

 Members Present: Kevin Newton, Gary Baker, Rick Emilo, David Hamilton, Don Keeler, John 

MacIntyre  and Anne Taylor 

Members Absent: Scott Foster, 

Staff Present:   Jennifer Murray, Dave Wetmore, Katherine Wheatley (videographer)  

Others Present: Tom McGinn, Brett Rakowski, John McLeod, Wendy Warren, Hannah 

Magoun, Norm Cushman, Fred Barnes, Dave Donahue, Joan Lynch, Christine 

Murphy, Nancy Malcolm, Judy Winger-Grohs, Byron Murray, 

Jeff Howarth, Bill Shafer, Michael Moser, Anne Christie   
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MEETING AGENDA 8 
 9 

1. An application request by Middlebury College for an amendment to their existing Planned 10 

Unit Development and final Conditional Use approval for the proposed academic “swing 11 

space” building adjacent to the Johnson Building at the south end of E-lot in the INS 12 

district on parcel ID# 24:280. The 23,000 sq. ft. “swing space” building will provide 13 

temporary classroom and office space for students, facility and staff.   14 

Kevin Newton called the meeting to order at 7:00 pm, reviewed tonight’s agenda and reminded guests 15 

to sign the attendance sheet. 16 

 17 

1. Minutes of 1/22/2018 18 

Approval of 1/22/201 Minutes- Motion- Dave Hamilton moved to approve the 1/22/2018 19 

minutes as presented, Anne Taylor 2nds.  Motion passed, 6-yes, 0-no, John abstained.   20 

2. Adjustments to alter agenda- None noted. 21 

3. Hearing on an application request by Middlebury College for an amendment to their existing 22 

Planned Unit Development and final Conditional Use approval for the proposed academic “swing 23 

space” building adjacent to the Johnson Building at the south end of E-lot in the INS district on 24 

parcel ID# 24:280. The 23,000 sq. ft. “swing space” building will provide temporary classroom 25 

and office space for students, facility and staff. 26 

Kevin Newton - administered the oath to those present and asked if any Board member had a 27 

conflict or ex-parte communication regarding this application. Kevin asked the applicant to present 28 

the application for the benefit of those present. 29 

Tom McGinn, Facilities Services Manager for Middlebury College- directed the DRB and public 30 

to an orthophoto and the series of architectural renderings (submitted with the application) of the 31 

proposed swing space building. The building will be located on the south end of E-Lot next to 32 

Johnson. There will be 2 at grade entrances, one on the north side and the other at the southwest 33 

corner. The existing tennis courts on the north end will be converted to parking and green space. 34 

The additional parking gained with the tennis court conversion will offset some of the parking lost 35 

due to the siting of the swing building. They have discussed their plans with the Catholic Church 36 

and Father Luke. The Church supports the Colleges plans but are concerned that stormwater is 37 

managed such that runoff does not further negatively affect the Church. Tom explained that John 38 

McLeod will review/describe the buildings architectural details and Brett Rakowski will review 39 

stormwater and site engineering details.  40 
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John McLeod- Referring to the latest set of renderings sent last week, John explained that they 41 

have modified the color scheme of the building from what had been submitted with the 42 

application. The College is proposing to use pre-engineered metal building components, working 43 

to create a building that is attractive and moves away from the typical box style building. To 44 

achieve this they have designed the two recessed entrances to feel like covered porches that seek to 45 

break down the mass of the building. The bronze colored metal ribbed siding will be attached 46 

horizontally in these recessed areas. Secondly they have incorporated the use of metal siding 47 

materials that mimic vertical baton strip siding which complements the other stone buildings in 48 

that area of Campus. The maximum overall height of the building will be 34-1/2 feet (north side) 49 

and 28-feet (south side). Window orientation will be used to define public from private office 50 

spaces. Large vertical windows will emphasis the public spaces and views. The horizontal 51 

windows above the 2nd floor will allow natural light into the building. 52 

Brent Rakowski- Referred to the drawings his firm submitted, C-1 through C-9. Brent began by 53 

explaining the details for the conversion of the tennis courts to parking and green space. Most of 54 

the easterly court will be converted to green space and preserve a buffer from residents on Short 55 

Shannon Street. Managing stormwater in the area north of the access road will require the 56 

extension of an existing stone lined ditch that will cross the green space (easterly tennis court) and 57 

outlet into an existing culvert and then into the Towns stormwater system. 58 

The building will be connected to Middlebury’s water and sewer system. A new 8-inch waterline 59 

will extend up to the building from Shannon Street. Stormwater will be managed so as to not 60 

increase runoff onto adjacent properties. As proposed the runoff from the roof will be collected 61 

along the south side of the building and dispersed into a rain garden that has an under drain system 62 

that discharges directly into the Towns stormwater system. The stormwater plans are designed to 63 

manage a one inch rainfall event.  This project will require a State stormwater discharge and 64 

general construction permit. Additionally, this project will require Act 250 approval.  65 

DRB questions- Start date? The College hopes to begin June of 2018. Tom added that during 66 

construction the parking lot south of the access road will be closed and used for construction 67 

purposes only.  68 

Is the College willing to install the Hydrant requested by Chief Shaw? As proposed there will be a 69 

fire connection on the building and the College is exploring the hydrant. Brent expressed that tests 70 

prove that ledge is unpredictable and that blasting may be required to lay the 8-inch waterline. The 71 

8 inch waterline is sufficient to serve a fire hydrant. 72 

Will the College replace the tennis courts? No they are recreational only. 73 

Will the Computer Science program be relocated to the new future academic building? The 74 

program will be relocated somewhere but that remains to be determined. Tom described the 75 

sequence of renovation planned for Warner, Monroe and other buildings. The new academic 76 

building will take at least 3-5 years to develop. 77 

What is meant by “temporary”? Tom expressed that facility and staff population is growing, 78 

student population is not. The swing space building is expected to be used for 10-12 years and will 79 

cost approx. $200/sq. ft. as opposed to $500+/sq. ft. 80 

What is happening inside the building at the southeast corner? John explained that it is designed to 81 

be public/open meeting space. 82 

Will this building increase College Street pedestrian traffic? No more than present, however the 83 

swing space will be a destination point. Has the College thought about improving pedestrian access 84 

and safety to the building? DRB and applicant discussed extending sidewalks along Shannon 85 

Street and access road.            86 
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How does this project reduce impervious area of the site? Brent explained that the conversion of 87 

the easterly tennis court to green space helps, since the parking lot and the tennis courts are 88 

considered impervious area. Brent reiterated that the proposed stormwater plans should reduce 89 

runoff to neighboring properties on Shannon and Short Shannon Street. 90 

What are the net changes to the parking count? Tom referred to the parking count outline 91 

submitted on 2/8. E-Lot has 213 parking space presently. As proposed, parking spaces will be 92 

reduced to 189. Tom explained parking is a moving target. This building will not increase 93 

faculty/staff or students on Campus but it will change, at least short term, faculty and staff using 94 

this parking lot. There is enough parking around Campus to meet all of the College’s needs. The 95 

College rents 20 spaces from St. Mary’s on weekdays for faculty and staff.  96 

What are the heating and cooling plans and how much noise will units create? The building will be 97 

heated with natural gas from VT Gas and cooled by air handlers in attic area with a compressor 98 

sited on a pad on south side of building. The air handlers in the building should not emit noise, the 99 

compressor outside will, but applicant expressed that technology has reduced noise greatly. Tom 100 

will share the units cooling specifics with DRB/Staff once the unit has been determined.        101 

Given the large windows proposed, has the applicant considered light trespass from interior 102 

lighting? Tom expressed that they have not considered light bleed. He did explain that the building 103 

is used mainly during daylight hours. Tom then explained that they has submitted an exterior 104 

photometric plan that he believe complies with the Towns lighting standards. A summary of 105 

lighting emittance is in the attached e-mail.  106 

Staff- Will the conversion of the tennis court to green space maintain the 100-foot buffer from 107 

residential properties and does this project preserve the “green reserve” established in the 108 

College’s Master Plan? Tom stated that the answer to both is yes.    109 

Public comments- 110 

Wendy Warren- Shannon Street. Described location of existing storm drains and expressed 111 

concern related to existing stormwater runoff effects to her property. She feels the high roof of the 112 

swing building will only add to the problem. Everyone on Shannon and Short Shannon Street has 113 

water issues and uses a sump pump. She expressed that rain gardens do not function during winter 114 

months. There is already a lot of runoff from St. Mary’s and this will only add to the problem. A 115 

heavy rain will overwhelm the roof drainage system. Wendy contacted the State and discussed her 116 

concerns w/ Terry Purcell. She stated that a State stormwater permit is required. 117 

Hannah Magoun- Shannon Street. Asked for clarification on conversion of the tennis courts and 118 

stormwater plans. Tom expressed that the easterly tennis court will be converted to green space 119 

and that a French drain or stone lined ditch will be installed to direct stormwater into the Towns 120 

stormwater system. Hannah shared that she has had as much as 8 inches of water in her garage 121 

recently. 122 

Joan Lynch- Cornwall. Expressed that a 1 inch rainfall on this building equals 8000 gallons of 123 

water. The rain garden will not handle this when ground is frozen. Ms. Lynch suggested using 124 

gutters on the building and tying them directly into the stormwater system. Brent Rakowski agreed 125 

that rain gardens don’t work when the ground is frozen, but snow also acts as a sponge and helps 126 

to release runoff slowly. The rain garden is designed with an overflow built in which will be 127 

directly discharged into the underground system. This is a safety measure for when runoff exceeds 128 

the rain gardens capacity. He also reiterated that the amount of pre and post construction 129 

impervious area is very close to being the same. The college is proposing to manage stormwater 130 

where no management had occurred previously. The plans is to give the stormwater system some 131 

capacity where there is none currently. The new french drain will extend beyond the tennis court 132 

area. 133 
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Byron Murray- Short Shannon Street. Byron stated that most of the snow will likely be plowed to 134 

the east and north end of parking lot. Does the stormwater plan address snow melt or storage?  135 

Byron is very concerned about runoff onto his property. Tom expressed that snow management 136 

had not been discussed but that he will look into it further.    137 

Jeff Howarth- Short Shannon Street. Jeff reflected on the land use history of this area. E-Lot 138 

parking has not always been there. He would like to be assured that runoff, blasting and pedestrian 139 

access does not negatively affect his property. He would like to see the data that would support the 140 

applicant’s information. Jeff asked if St. Mary’s School building had been considered, he hates to 141 

see it unused. 142 

Hannah Magoun- Will this building be moved? Tom stated that the building is designed to be 143 

dismantled and moved.  144 

Bill Schafer- College Street. His concerns relates to lighting and traffic. Is parking on College 145 

Street available to College faculty/staff and students? Suggest that the Town needs a more concise 146 

traffic and pedestrian study. Bill expressed concern about sidewalk winter management. Traffic in 147 

this area is a real problem. 148 

Wendy Warren- Expressed that cars are often parked along the east side of Shannon Street and 149 

coupled with commuter traffic create an unsafe condition. Shannon Street is not designed to handle 150 

the traffic it does. Wendy also expressed her opinion that the building is ugly and she should not 151 

have to look at it. 152 

DRB referred to Tom Hanley’s comments regarding traffic concerns, specifically that “it will not 153 

create any undue burden on the police service nor have any significant impact on current traffic 154 

patterns on Shannon Street or its environs. Any increase will be slight due to activity relocation to 155 

this area from other parts of the campus, primarily faculty and staff. But this increase will be 156 

negligible, off-set by the recent closing of St. Mary’s School”.  157 

 158 

Bill Schafer- Will the DRB ask for more information on parking? Kevin expressed that will be 159 

determined later.  160 

 161 

Byron Murray- What measures will be taken to assure no adverse effects from blasting? Kevin 162 

stated that typically, contractors are required to complete pre and post inspections of neighboring 163 

structures. Tom agreed and noted that they have the option to use a drill and chip process as well. 164 

This requires more time, but there is less of a chance of damage to neighboring properties.  165 

 166 

Wendy Warren- Stated that compliance w/landscaping and screening is required per Section 766, 167 

specifically 766 A and B. She reiterated her concern about noise from the cooling system and does 168 

not think it is fair that she will have to look at this structure. Wendy asked if the DRB will ask for a 169 

traffic study to be completed.  Kevin stated that if the DRB feels more evidence is needed they will 170 

keep the hearing open and move to a new date. 171 

 172 

Kevin- asked if there were any other public comments. Seeing none, Kevin thanked people for 173 

their participation and explained that the Board will now consider the College’s updated Master 174 

Plan after a 5 minute recess – 9:00 PM. 175 

 176 

9:05 PM- Kevin asked Middlebury College representatives to summarize the 2017 Master Plan 177 

Update and Retrospective. 178 

 179 

Dave Donahue- Began by stating that the 2008 Master Plan is the Colleges primary document, but 180 

that it became clear that some information needed to be updated, i.e. what has been accomplish in 181 

the past 10 years. The Update focuses heavily on Accessibility and Lands and Real Estate. Dave 182 
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expressed that the 1st paragraph of the Introduction summarizes that this Update and the 2008 Plan 183 

is a guide and compass rather than a road map. 2007 was 10 years age and the College is fluid 184 

entity and changes are necessary. The College plans to update this document every 5-10 years 185 

which allows the College to stay closely connected with the Town.    186 

 187 

DRB questions- 188 

 189 

How many off campus students are permitted? Dave stated that the College has an agreement with 190 

the Town to limit the number of off campus students to 125. Currently there is less than 100. Is 191 

there a push to house all students on Campus? To a large degree yes, but there are always those 192 

special exceptions that will require the College to permit off-campus housing. 193 

 194 

It was noted that page 16 is missing. Tom will supply complete copy. 195 

 196 

Has the College considered a 1st year freshman parking restriction? This is not a consideration 197 

presently. Most parents want their children to have access to their car. If public transportation was 198 

more reliable and available it might be an option.  199 

 200 

Is the Update available to the general public? Yes it is available on the College’s website. 201 

 202 

Kevin- asked for additional comments- none expressed. 203 

 204 

Don Keeler Motion - I move that the Middlebury Development Review Board, having 205 

reviewed Middlebury College’s 2017 Master Plan Update and Retrospective accept and 206 

approve said Master Plan as submitted. Rick 2nds. Motion to approve carries 7-yes and 0-no. 207 

 208 

Don moved to enter deliberative session at 9:15 PM for the purpose of continuing the discussion of 209 

the Middlebury College application. 2nd by Anne. Motion carries 7-yes and 0-no.  210 

 211 

Rick moved to exit deliberative session at 10:15 PM, Gary 2nds. Motion carries 7-yes and 0-no.  212 

 213 

Dave Hamilton motion- I move that the Middlebury Development Review Board, having 214 

reviewed the application and exhibits submitted and having heard and duly considered the 215 

testimony presented at the public hearing on February 12, 2018 approve Middlebury College’s 216 

PUD amendment to allow the construction of approx. 23,000 square foot “Swing Space” 217 

building located on the South end of E-Lot next to Johnson Building subject to the following 218 

conditions.  219 

1. Applicant shall submit for Staff approval a site plan depicting snow storage areas 220 

specific to E-lot. 221 

2. The applicant shall discuss the addition of landscaping and screening, subject to Staff 222 

approval, including additional evergreen landscaping in the area of the southeast corner 223 

of the building and possibly along the parking lot edge between the northeast corner of 224 

the building and the access road. The DRB is not requiring the building to be screened. 225 

3. The applicant shall discuss the possible addition of a sidewalk or path, subject to Staff 226 

approval, that seeks to provide for safe pedestrian access to the building from Shannon 227 

Street. 228 

4. Applicant shall provide evidence to staff and the Middlebury department of public works 229 

that the municipal stormwater system has sufficient capacity to adequately handle the 230 

stormwater discharge produced from the proposed project.  The college will be 231 

responsible for the cost of any required upgrades to the municipal system as a result of 232 
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this project.  Based on the evidence provided, the DRB reserves the right to re-review 233 

this item.   234 

5. In consultation with the fire department, the applicant shall provide a fire hydrant in E-235 

Lot, as approved by Staff. 236 

  237 

Motion 2nd by Gary Baker. Motion to approve carries 7-yes and 0-no 238 

 239 

4. Other business 240 
Next meeting- presently not scheduled 241 

 242 

5. Adjournment    243 

Motion by David Hamilton- moved the DRB to adjourn, Rick Emilo 2nds. Motion passed, 7-yes 244 

-0-no  245 

Meeting adjourned at 10:20 pm. 246 

 247 
Minutes Submitted by Dave Wetmore 248 


