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In 2012, college and town 
partnered on setting up the 
MBDF, and hired a Middlebury 
Director of Business 
Development.

In May 2015, the Town put out 
an RFP for developers who 
might be interested in the EDI 
site.

Only one response was 
received  from Nexbridge, a 
group of local investors.

A committee was convened to 
review concept plans, 
resulting in several iterations 
of a design.

These were vetted at a series 
of moderated public meetings.



Only one response was 
received- from Nexbridge, 
a group of local investors.

Some speculate the low 
rate of response may have 
been due to the open-
ended nature of the 
proposal, which looked to 
developers for their ideas.



A committee was convened 
to review concept plans, 
resulting in several iterations 
of a design.

These were vetted at a 
series of public meetings.



Property of Nexbridge Partners- do not reproduce

The final iteration is shown at left.  
Reportedly, the cost well exceeded what 
the project could afford.

This image still had not won hearts and 
minds by the time the review process 
drew to a close.

The EDI Committee contemplated a 
public-private partnership to provide 
additional support to the developer.

There were efforts to forge a development 
agreement between the Town and 
Nexbridge, but it was clear more work 
needed to be done to:

• Assemble a partnership, 
understand the steps

• Get better public (and SB?) buy-in

• Articulate the town’s needs and 
wants for this project, both in 
terms of design and 
programmatically

• Identify what the developers 
needed from the Town
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Parking was high on the list of 
concerns for both the community 
and the developers.

Development of this parcel would 
result in the loss of approx. 30 
spaces in use by Mr. Ups on a 
regular basis (rough estimate).



The public input process began 
to reveal strong community 
sentiments about this site, due 
to its location.

Having a community vision in 
advance may have stimulated 
more interest in the RFP.

Nexbridge continued to produce 
design iterations in response to 
the EDI Committee’s input, but it 
was clear there were a lot of 
other ideas out there

Was additional public process 
was needed to refine the 
community’s vision before 
proceeding?



Was additional public process 
was needed to refine the 
community’s vision before 
proceeding?

Starting in 2017, we start 
applying for funding to do a 
Downtown Master Plan.

This is finally funded and ready 
to go in 2019 (Better 
Connections Grant Program)
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Downtown master Plan
Town of Middlebury, VT
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Schedule for the week!Focus Meetings, included a meeting with nexbridge & breadloaf



VISUAL PREFERENCE SURVEY: MIXED USE & COMMERCIAL 



VISUAL PREFERENCE SURVEY: MIXED USE & COMMERCIAL 



Participants suggested more waterfront development in 
Downtown



VISUAL PREFERENCE SURVEY: waterfront development Bakery Lane - existing



VISUAL PREFERENCE SURVEY: waterfront development Bakery Lane – proposed concept



VISUAL PREFERENCE SURVEY: waterfront development Bakery Lane



Redevelopment Scenarios

Scenario 1

Site remains as 
surface parking, 
maybe a 
boardwalk

Scenario 2

Multiple small 
buildings (like 
proposed 
concepts)

Scenario 3

Two or Three 
Larger 4- or 5-
story buildings 
(like Nexbridge
Proposal)

Scenario 4

One or Two 
Larger 6- or 7-
story buildings

In addition to what the 
community envisions, there will 
be a certain scale of development 
that will be needed to make a 
project profitable.

The master plan proposes four (4) 
Redevelopment Scenarios…



What’s a Pro-forma?    

There are external inputs that can influence the balance of the pro-forma

• Benefits:  
• Co-investors (Town, College)
• Grants, tax credits, other incentives
• Sharing costs with an adjacent project
• Infrastructure

• Detriments/Risks:
• Environmental concerns
• Needing to create parking
• Time
• Site constraints (topography, space)
• Appeals, Act 250
• Unpredictability (change orders, re-designs)

Deal Structure



So how do we determine what the Town and 
the Developer need, in order to understand 
the Deal Structure and create a development 
agreement that provides the basis of the 
public-private partnership?



Next step- SITE REDEVELOPMENT analysis & strategy

Analysis & 
Recommendations 
within the Scope of the 
2020 Downtown  
Masterplan 

• Identify options for onsite 
uses and users

• Identify acceptable site 
massing and design 
suggestions/limitations

• Describe options for site
ownership and operators 

• Create 3-4 site 
redevelopment scenarios 
based on the above findings 

• Recommend preliminary 
public-private partnership 
structure & project support 
(development advisor)  

Findings will inform 
(Future) detailed Site 
Development Analysis 
and Strategy 

• For each redevelopment 
scenario:

• Assess costs, revenues, 
funding sources, & financial 
feasibility (Developer side)

• Assess community benefits 
and economic development 
impact (Community side)

• Assess design constraints, site 
massing, & concept site plan

• Recommend a preferred 
scenario

• Create development strategy



Sample costs -SITE REDEVELOPMENT analysis & strategy



Option 1:  Put the EDI idea on 
the shelf for now.

Option 2:  Enter negotiations 
with the developer we have 
been approached by (housing)

Option 3:  Pursue the development 
feasibility analysis recommended in 
the DT master plan.

What to know about this option:
• Exclusivity agreement would be required

• This resembles the process with 
Nexbridge, which did not result in a viable 
option…

- Parking was an issue
- Public buy-in was an issue
- These things have not changed

• Requires professional assistance

What to know about this option:
• Estimated at $95,000

• Requires professional assistance and 
ongoing commitment of resources

• 4-5yr horizon at minimum

• Things could change (ex. library)

What to know about this option:
• To really know if EDI is a Selectboard 

Priority, it would need to be evaluated 
against other projects of similar type. 

• Gives us time to think about what we want 
at this location, figure out where to send 
the parking, and see how the library 
addition comes together.
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