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Town of Middlebury  1 

Development Review Board (DRB) 2 

Town Office Large Conference Room 3 

Minutes of July 22, 2019 4 

Approved as presented 8/12/2019 5 
 6 

 Members Present: Kevin Newton, Chair, Gary Baker, V. Chair, David Hamilton, Jason Larocque, 

John MacIntyre and Anne Taylor 

Members Absent: Rick Emilo  

Staff Present:   Jennifer Murray, Dave Wetmore 

Others Present: Chris Huston, Brian Carpenter, and Kathleen Wheatley (videographer) 

 7 
MEETING AGENDA 8 

1. Application (file #2019-21:043.100-PUD) request by C&P Brick and Mortar, LLC is an 9 

amendment to existing Planned Unit Development approval dated August 2, 2002 for the 10 

development of a new one-story 6,900 square foot office building located at 383 Exchange 11 

Street. 383 Exchange Street is located in the General Commercial district (GC) on parcel 12 

#021043.100. 13 

I. Call to Order 14 

Kevin Newton, DRB Chair, called the meeting to order at 7:00 pm, reviewed the night’s 15 

agenda, and asked if there were any non-agenda items/public communications. None 16 

expressed.  17 

 18 

II.  Approval of Minutes-  19 

Motion by Gary Baker- moved to approve the minutes of 6/10/2019 as presented. Anne 20 

Taylor 2nds. No discussion. Motion approved 5-yes, 0-no, Kevin abstained    21 

 22 
III. DRB public hearings:  23 

1. Application (file #2019-21:043.100-PUD) request by C&P Brick and Mortar, LLC is an 24 

amendment to existing Planned Unit Development approval dated August 2, 2002 for the 25 

development of a new one-story 6,900 square foot office building located at 383 Exchange 26 

Street. 383 Exchange Street is located in the General Commercial district (GC) on parcel 27 

#021043.100. 28 

Kevin Newton opened the hearing, read the warning and administered the oath to those present 29 

who intend to present testimony. Taking oath were Chris Huston, Brian Carpenter and Staff. 30 

 31 

Kevin- asked if there are any DRB conflicts of interest or ex-parte communication.  Jason 32 

Larocque recused himself due to a conflict of interest as his firm performed work on the 33 

project. 34 

 35 

Kevin- invited Brian and Chris to present their application.  36 

 37 

Brian Carpenter-is a principal in C&P Bricks and Mortar, LLC and shared that they had 38 

originally purchased the property for their corporate offices, hoping that Sears would remain a 39 

long term tenant. Bees Wrap now occupies (office and manufacturing) the former Sears 40 

building and their business is growing. Bees Wrap and VT Economic Development Authority 41 

(VEDA) will occupy the new office building.  The remaining use of the Sears building will be 42 
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manufacturing.  Brian expressed that it is a challenge and his goal to keep rents affordable for 43 

tenants. 44 

 45 

Chris Huston- noted that this is an amendment to an original planned unit development (PUD) 46 

approved in 2002 and again in 2008. The owners are proposing to construct a 6900 sq. ft. 47 

office building that will be used as office space for Bees Wrap (north end) and VT Economic 48 

Development Authority (VEDA) on the south end. The property is a 2.64 acre parcel located at 49 

383 Exchange Street in the General Commercial (GC) district. The new office building, 50 

existing buildings, associated parking and green space will require the removal of a barn-style 51 

structure currently used for cold storage. The uses presently occupying the property include 52 

Bees Wrap manufacturing and office facilities, a truck/heavy equipment repair business 53 

(owned by C&P Brick and Mortar, LLC) and a woodworking shop. The truck repair business 54 

and woodworking shops have primary access off Feed Mill Lane, the southern entrance. The 55 

property is served by Town water and sewer. The building is proposed to be oriented parallel to 56 

Exchange Street.  57 

 58 

The building as proposed complies with all setback and lot coverage requirements. Parking 59 

will be located behind the building. In siting the building, the future sidewalk along Exchange 60 

Street has been considered and with the building and landscaping will define the street edge. 61 

Outdoor lighting will comply with the Town lighting standards. Exterior cutoff lighting 62 

fixtures, directed downward, will be located on 4 poles in the parking lot and on one pole at the 63 

north end of the building. Additionally, building mounted lighting will be located at the west 64 

facing entrance. The office building will have a new water connection, and the sewer 65 

connection is redesigned to eliminate the need for a pump station. Building design and use of 66 

materials (siding and roof) reflect the buildings and history of this area of Town.   67 

 68 

Parking has been designed to accomadate 90 vehicles. Based on parking calculations provided 69 

in Section 760 of the zoning, the existing Bees Wrap use and new office building will require 70 

78 parking spaces. The Design Advisory Committee (DAC) had recommended reducing 71 

parking if possible, increasing green space for stormwater treatment. Chris said they are 72 

looking at reducing parking to 80 spaces.    73 

 74 

There are no wetlands or other significant natural features located on the property. Removal of 75 

the storage building allows for a fresh new look at stormwater management on site. 76 

Consolidated stormwater will be pre-treated and used in vegetative islands and landscaping 77 

before being discharged to a green stormwater infrastructure system/wetland west of the 78 

former Sears building. The landscaping plan preserves the existing trees along Exchange 79 

Street. Two additional trees will be planted to fill in where missing. The landscaping plan 80 

reflects Middlebury’s zoning requirements and includes pollen-friendly plants and trees.  Trash 81 

and recycling will be located on the west side of the former Sears building.   82 

 83 

DRB questions/comments- 84 
 85 

Kevin- Recently observed a tractor trailer delivery and asked if the parking lot island will 86 

restrict large vehicle movements?  Brian expressed that there will be room.  87 

 88 

John- Notes a man door on north side of woodworking shop door.  Will the truck and 89 

woodworking shop use the internal parking lot as well? Chris stated that the parking in front of 90 

those buildings (on Feed Mill Ln) is adequate for their needs. Brian explained that he now 91 



 

 3 

owns the truck repair shop. There is only one full-time and one part-time employee and there is 92 

more than enough parking for these businesses on Feed Mill Lane side. 93 

 94 

Dave H.- Asked if a sidewalk connection to the new Exchange Street sidewalk is planned? 95 

Chris stated that a sidewalk connection was being planned, which the DAC and Jennifer had 96 

suggested as well. The logical place for that sidewalk connection is on the north side of the 97 

building.  Will the location of the heating and ventilation condensers interfere with a sidewalk? 98 

Chris stated no.  99 

 100 

Anne- Asked how stormwater will be pre-treated. Chris explained that pre-treatment is 101 

accomplished by using curbs to direct stormwater to vegetative areas that pretreat and slow 102 

down water which is then directed to an area at the west side of the former Sears building. 103 

 104 

John- Will there be any retail sales? Bees Wrap is production only- no retail sales are 105 

anticipated. 106 

 107 

Dave H.- How will deliveries be directed to Feed Mill Lane entrance? Brian suggested there 108 

will be a learning curve for drivers as well as signage. 109 

 110 

Anne- Where are Bees Wrap office workers currently located? Presently they share space with 111 

the production workers in former Sears building. Office workers will move to the new 112 

building. VEDA has less than 10 employees. 113 

 114 

Dave H.- Asked about the parking calculation for the truck and woodworking shop, which 115 

were not included in the overall calculation (78) for the site.  Jennifer offered to describe a 116 

calculation that was inclusive of all the spaces and uses in the PUD, for their consideration.  117 

Kevin allowed her to proceed.  Jennifer suggested keeping the original 90 spaces the site was 118 

designed to provide, and described the allocations for parking by use.  If the 3-bay truck repair 119 

shop was classified as “automotive repair”, it would require 5 spaces per bay for a total of 15 120 

spaces.  More likely, though, a large truck repair would be classified as commercial space, 121 

calculated as 1 space per 150sf.  As the building is 3,000sf that would be 20 spaces- perhaps 122 

we conservatively use that number.  The other building (2,400sf) classified as commercial 123 

would require 16 spaces.  That would be a total of 36 spaces not included in the original 124 

parking calculation of 78 spaces.  The site was designed for 90 spaces, so there are 12 extra 125 

spaces in the design.  Apply 36 to that and it leaves 24 spaces needed.  Jennifer suggests that 126 

24 spaces could be accommodated south of the two commercial buildings off Feed Mill Lane, 127 

where the vehicles for those uses park now.  If the surface is unimproved, the DRB could grant 128 

those spaces as a green space waiver to be improved as needed at a later date.  Dave W. noted 129 

that green space waiver may not be necessary as there is developed parking between Feed Mill 130 

Lane and the south side of the truck and wood shops. A quick Google Earth check confirmed 131 

that this area is already parking. DRB agreed that parking count should remain 90 spaces as 132 

proposed and then acknowledge 24 additional parking spaces south side of truck and wood 133 

shops. DRB agrees this affords flexibility to the owner, as the spaces will already be designated 134 

and permitted and would be sufficient to cover any future commercial uses (at the existing 135 

square footage) in those buildings to the south. 136 

 137 

Kevin- asked if the Board or others had additional questions. None expressed. Kevin asked for 138 

motion to close hearing. 139 

 140 
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Motion by Gary Baker- I move to close the public hearing for C&P Brick and Mortar, LLC, Dave H. 141 

2nds. Motion approved 5-yes, 0-no 142 

 143 

Motion by John MacIntyre-   I move that the Middlebury Development Review Board, having 144 

reviewed the application submitted and having heard and duly considered the testimony presented at 145 

the public hearing on July 22, 2019, approve this request for amended PUD approval for the 146 

development of the 6900 sq. ft. office building located at 383 Exchange Street as presented in the 147 

application by Chris Huston and C&P Brick and Mortar, LLC, parcel # 021043.100, subject to 148 

conditions outlined by the DRB. David Hamilton 2nds. Motion approved 5-yes and 0-no.  149 

 150 

IV. No deliberative session required. 151 
 152 

V. Other business-  153 

1. Next meeting is August 12, 2019 154 

VI. Adjournment    155 
Motion by David Hamilton- moved the DRB to adjourn at 7:55 PM, 2nd by Jason. Motion 156 

passed, 6-yes -0-no.  Meeting adjourned at 7:55 PM 157 

Minutes Submitted by Dave Wetmore 158 


