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 Town of Middlebury Planning Commission (MPC) 1 

Rotary Small Meeting Room, First Floor 2 

77 Main Street, Municipal Offices 3 

Minutes of July 25, 2019 4 

Draft 5 

 6 

 Members Present: Todd Desabrais (vice-chair), Angela Landis, Lucy Schumer, Sam Ostrow, Sarah 
Peluso, Chris Robbins 

Members Absent: Barbara Saunders  

Staff Present:   Jennifer Murray, Sam Houlihan (summer intern) 

Others Present: Allen Karnatz, Hank Dimuzio, Mike Winslow (ACRPC staff, steering committee 
member) 
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1. Call to Order- Todd called the meeting to order at 12:00 pm. 8 

  9 

2. Public Comment- None 10 

 11 

3. Approval of minutes- Due to the absence of a quorum of members also present on July 11th, 12 

approval of minutes was tabled until next meeting, 8/8/19.   13 

 14 

On a motion by Sam, seconded by Sarah, the PC voted to approve the minutes of June 20th as 15 

amended.  Motion passed 6-0. 16 

    17 

4. Vermont Land Trust presentation-  18 

Allen Karnatz of Vermont Land Trust gave a presentation to the Planning Commission about a 19 

land conservation project planned for the LedgEnd Farm on Painter Road.  Mr. Dimuzio also 20 

provided information about his deer farm operation, which would be allowed to continue 21 

after purchase of the development rights.  Mr. Karnatz described the request they will be 22 

making to the Selectboard for donation of a match from the Town conservation fund, and 23 

provided a summary of the appraisal and budget.  The Planning Commission unanimously 24 

agreed that this land has high conservation value, and voted to support the request. 25 

 26 

On a motion by Sam Ostrow, seconded by Chris Robbins, the Planning Commission voted to 27 

support the proposal by Vermont Land Trust seeking a Town match from the conservation 28 

fund for protection of lands belonging to the LedgEnd Farm on Painter Road.   29 

Motion passed unamimously, 6-0. 30 

 31 

Downtown Master Planning-  32 

Jennifer presented the scope of work for the project, and prepared the Planning Commission 33 

for their role in conducting outreach and initial data collection between the kickoff meeting 34 

and the “Planapalooza” design charrette session.  The PC agreed that commencing these 35 

meetings in the fall after people’s summer vacation schedules had quieted down was 36 

preferable to trying to start in August.  Sam Houlihan provided an update on the survey and 37 

inventory work he has been conducting this summer in association with the downtown 38 

market analysis.  Customer surveys are continuing to come in and he is about to begin a 39 



 

 2 

business owner survey created with with their subconsultant (Jon Stover, Washington, DC).  A 40 

sign-up list was circulated for PC members to select business owners they would be 41 

interested in interviewing using the survey form.  Sam and Jen will also be conducting 42 

interviews.  Surveys will be due back at the next PC meeting, August 8th. 43 

 44 

Jennifer presented a series of images showing the public events, outreach materials, and final 45 

work products from two previous TPUDC projects, so the PC could have a visual reference for 46 

the tasks described in TPUDC’s proposal and scope of work.  She summarized how the master 47 

planning process works, providing some “before and after images” showing new 48 

development of the Jericho Market grocery store following the master planning process in 49 

Jericho.  She believes master planning will useful for advancing a vision for the EDI site. 50 

Jennifer showed the PC several slides of the early plans submitted by Nexbridge and 51 

Breadloaf in their submission to the Town in 2015.  Sam formerly served on the Town review 52 

committee for the EDI proposal, and he provided a brief overview of some of the obstacles 53 

they encountered in arriving at a design that was both acceptable to the public (i.e. meeting 54 

attendees) and affordable for the development group.  Jennifer believes that by working with 55 

the community through this process to develop a vision and some core community values 56 

leading to a list of needs and wants, we can better prepare development partners to submit a 57 

proposal that is viewed more favorably from the start.  She clarified that the master planning 58 

process will not produce architectural renderings as specific as what was submitted by 59 

Breadloaf during the EDI process.  Rather- it will provide concepts for the site and 60 

surrounding area that allow a development partner to invest their money well when they 61 

engage an architect like Breadloaf in the future to produce those kind of plans.  She 62 

acknowledges that developing architectural plans and renderings isn’t cheap, so we can make 63 

things easier for developers by providing them with better direction.  It also helps developers 64 

anticipate in advance whether the community’s vision is affordable, and think about how they 65 

could make it so.  Sam agreed that this was likely one factor in why more developers did not 66 

submit proposals, Nexbridge having been the only development group to submit a response 67 

to the Town’s call for proposals to develop that site (2015). 68 

 69 

Old Business (Exchange St)- Jennifer said that she was meeting next week with Nikki from VT 70 

Coffee company, and had already had conversations with Bill Townsend, Sivan Kotel 71 

(Stonecutter), and had an email from Paul Ralston.  Todd reported having spoken to a long-72 

time property owner on Exchange Street who shared an idea for adding a center vegetated 73 

median to Exchange Street. 74 

  75 

5. Other business/ next agenda:  76 

Jen threw out some early ideas for the upcoming Municipal planning grant (October) for the 77 

PC to mull over, including zoning changes and a feasibility study. 78 

 79 

Next meeting: - August 8, 2019 (based on schedules this was rescheduled from 8/1/19) 80 

Late September/early October- meet again with college to discuss their land holdings 81 

 82 

6. Adjournment:  Meeting concluded at 1:30 PM. 83 

 84 

 Submitted by:  Jennifer Murray  85 


