Starksboro Development Review Board Agenda

Thursday, May 14, 2026 @ 6:30 pm.

*TOWN CLERK’S OFFICE AND VIAZOOM*

Instructions for remote participation below

TIME TOPIC

6:30 Meeting called to order
Introductions, Review agenda for addition, removal, or adjustment of any items per 1 V.S.A.
§312(d)(3)(A).

6:33 Public Comment for non-agenda items only

6:35 Review and approve any outstanding minutes

6:40 26-DRB-02SD Boss-Kelly 2-lot subdivision Final Plan Review Hearing

8:00 Deliberative Session.

8:30 Adjournment

The Town of Starksboro is inviting you to a scheduled Zoom meeting.
https://us02web.zoom.us/j/89617415124

Meeting ID: 896 1741 5124

Join by Phone:
1-305-224-1968



Town of Starksboro
Development Review Board
Minutes (DRAFT)
April 23, 2026

Members Present: Ben Campbell, Evelyn Boardman, Rob Liotard, Tom Perry, Rich Warren

Members Not Present: Luke McCarthy, Arnell Paquette

Applicants Present: Alan Norris (via Zoom), Jason Barnard (via Zoom), Scott Baker

Visitors: Cecilia Elwer (via Zoom), Dennis Casey, Jennifer Lovett, Chip Lovett
Others Present: Stephen Rooney, Zoning Administrator

Minutes Prepared by: S.Rooney, draft revised 4/27/2026

Meeting called to order by Chair Ben Campbell at 6:33 pm

Changes to the Agenda:
None

Public Comment: None

Amendment of 2/26/2026 Minutes

Motion: R.Liotard made a motion to amend the approved minutes from 2/26/2026-Boss Kelly
Hearing to add the following paragraph under Testimony:

“J.Barnard noted that Barnard & Gervais located the sand and gravel pit extents on the plan by
surveying a couple of edges and by orthophoto tracing.

J.Barnard confirmed B.Campbell’s stated assumption that they did not fully survey out the rim of
the pit.”

R.Warren seconded.

Vote: All in favor

3/26/2026 Minutes Review:

Motion:

R.Liotard moved to accept the 3/26/2026 minutes
E.Boardman seconded.

Vote: All in favor
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Hearing #26-DRB-01 PUD Norris 9 Lot Subdivision Preliminary Plan Review Hearing

Chair B.Campbell opened the Hearing at 7:00pm

Participants were introduced and Sign-in Sheet distributed.
B.Campbell discussed visitor’s options to be considered interested parties.

B.Campbell read the warning.

B.Campbell asked if there were any conflicts of interest or Ex parte communications. None were
reported.

B.Campbell swore in the applicant and visitors wishing to provide testimony.
Testimony:

S.Baker reviewed the following:
The application, plans, project description, and read the narrative of review criteria along
with the following topics:
The issued VTrans access permit, and the process, the improvements to the line of sight.
The agricultural soils, wetland bogs and flood areas, and the upland forest.
How the application responded to the ag soils section 354.C.
How the developed areas avoid the uplands forest per Section 354.D
How the design avoids the wildlife habitat areas noted in the State Wildlife Habitat map
by developing in the zone that is not identified as a rated wildlife habitat zone.
How the development is located as designed to avoid more sensitive zones.
How the site soils are ideal for wastewater systems and stormwater treatment.

The following questions, comments, and testimony were provided during the reading of the
review criteria:

J.Barnard noted that the state wastewater permit has been received.

R.Warren asked about the plan for the gravel pit located west of the gravel pit north of the
development. J.Barnard noted that this gravel pit has not been used for 30-40 years and is now a
pond. J.Lovett noted that it is now a beaver pond. S.Baker and A.Norris clarified the northern
gravel pit is the pit to be reclaimed and done during the development of the first couple of houses
to use some of the excavated materials as reclamation materials. R.Warren asked if the gravel pit
would have any use afterwards. S.Baker and A.Norris noted the pit would just be reclaimed and
not have any further use as a pit.

T.Perry asked how the view from the road, which he noted as “pristine” would be affected by

the development, as this is a scenic corridor. S.Baker noted that rather than push the
development back into the more sensitive forest areas, street trees would be added to the
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development road drive, not to “hide” the development, but to soften the facades, and to add
vegetation, as there is currently little vegetation to retain in this area.

R.Liotard asked if the soils that would be moved into the gravel pit would come out of the center
shared lot. S.Baker noted that no soils are planned to be moved from the center lot, but from
Lots 1 and 2 where the houses will be set into the slopes.

B.Campbell noted that there is a knoll north of Lots 1 and 2 that would be lowered to improve
sight lines for VTrans.

E.Boardman asked about the development of Lot 8, as VTrans has granted access to Lot 8.

R.Liotard asked to confirm if the Lot 8 access drive will not be developed until the Lot is
developed.

S.Baker and J.Barnard noted that Vtrans wanted access addressed to Lot 8 at the same time, but
that no development is currently proposed for Lot 8.

T.Perry asked to confirm that Lot 8 might be developed in the future, but nothing is proposed
now. S.Baker agreed and noted the applicant considers the Lot a deferred use lot.

B.Campbell asked visitors if they had any questions or comments.

J. Lovett noted that the beaver pond in the wetland north of the meadow is an active beaver site,
with a very old beaver dam, which was classified by the VT Fish and Wildlife Dept in 2018 as a
high convservation priority. She believes the pond is a Class I wetlands but noted it is not
currently and the State is still in the process of updating their wetlands mapping. She requested
the DRB consider adding protection for the pond. She described different flood events
downstream from the pond, and expressed concern that if the dam were to fail that Rt. 17 and
downstream properties would be in danger. She noted that the pond also retained water when
other water sources in the area dried up during the past drought and provided water for wildlife
during this period. She asked that the DRB consider expanding the 25ft buffer around this
wetland and impose additional wildlife protections such as a ban on trapping or hunting around
the pond to protect the beavers. She noted the benefits of retaining the beaver population. She
noted that the field is a resting spot for migratory birds.

J.Barnard noted that the buffer for the Class II wetlands is 60ft (50ft plus 10ft to structures). He
noted that the State wetland biologist Zapata Courage has been consulted and she has provided
confirmation that a wetlands permit is not required for the project. He noted that boulders will
be located along the wetlands delineation to demark the edge.

J.Lovett repeated her request to protect the beavers to avoid downstream flooding from a dam
failure.

S.Baker asked if beaver dams fail. J.Lovett replied yes. S.Baker asked what happens. R.Warren
noted that lots of water comes down. J.Barnard noted that the beaver dam could fail with or
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without the development. S.Baker expressed his opinion that removing the dam and lowering
the water level to protect life and property should be given priority over the beavers. J.Lovett
noted that if water levels are dropped beavers will not return, and that a beaver deceiver should
be used instead, so that the pond can still mitigate storm damage.

B.Campbell then asked that S.Baker read thru the narrative responses to the review criteria.

E.Boardman asked about the applicant’s request to modify the minimum lot size in Lot 6 to 2.16
acreas as allowed by 358.D, as the minimum ASRR lot size per 252.B is /2 acre. She asked if
per 358.G the lots can only be 200% of the minimum lot size, how can the lots be greater than
lacre? S.Baker replied that he considered 358.G to apply to the minimum building envelope,
and that the minimum lot size was actually 2 to 2 acres. B.Campell asked S.Rooney to provide
some guidance on the question. S.Rooney read 358.G(1)(a), and noted that it states that it
applies to the lot, not to the building envelope, and that the minimum lot size in the ASRR
district is a range from 2 acre to 2 acres, so the largest lot size that can be allowed in a PUD in
this district is 4acres. Therefore the 2.16 acre modification request would not be necessary.
S.Rooney noted that this 4acre maximum applied to all the lots in the PUD except as allowed by
358.G(1)(3), which allows one residential lot to be associated with the open space if associated
with working farm or forestland. S.Rooney noted that in his opinion, Lots 1-7 appear to comply
with 358.G(1)(a), and Lot 9 might comply with 358.G(3), but Lot 8 did not appear to comply
with either.

S.Baker replied that if 358.G(1)(a) applied to all the lots except the homestead lot, then many
more lots would be needed, and if that were the case they might need to scrap the PUD approach,
reduce Lot 6 to 2acres, and apply for a simple subdivision instead.

S.Rooney noted that per the bylaws in the ASRR district, a subdivision of more than 5 lots is
required to be a PUD. (S.Rooney note 4/26/2026: Section 254.4 notes “more than 4 lots..”).

S.Rooney described an example of a compliant scenario where Lot 8 was reduced to 4 acres and
the remaining acreage devoted to Lot 9.

S.Baker asked A.Norris about this scenario. A.Norris was not in favor of reducing Lot 8, as the
current parcel configuration fits around the pond and makes more sense to keep together in one

parcel. A.Norris asked why this was so complicated and asked if the Planning Commission had
messed up here.

J.Barnard noted that that this was part of the difficulty in designing a PUD in Starksboro, and
wondered if it wasn’t the intent of a PUD to allow flexibility for some of these rules to

potentially allow a waiver?

B.Campbell noted that in his opinion the PUD otherwise seems well designed, but the DRB
needed to consider the regulations and together with the applicant try to work out the issues.

S.Baker agreed the applicant’s goal was to comply to the extent possible, and that maybe a
waiver might be considered if it provided a better alternative to strict compliance.
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S.Rooney added that his suggestion was strictly an example, and that perhaps there was a way
for a smaller Lot 8 to be granted access to the area devoted to Lot 9.

S.Baker noted that they also did not want to create an extra lot as 10 lots would require an ACT
250 review, so a reduced Lot 8 might be necessary.

R.Liotard noted another example might be to merge Lot 8 and 9 for now to avoid the issue for
now as no development is currently proposed. S.Baker asked A.Norris if that made sense,
A.Norris noted that might need to be done, but he still thought the current configuration made
more sense.

B.Campbell noted that the application of the current regulations was complicating approval of
the proposed lot layout, but as no future development was currently proposed on either lot, that
an adjustment of Lot 8 and 9 into one lot might be necessary and the simplest way to allow the
application to move forward. A.Norris agreed and asked if that solved all the issues.

T.Perry and S.Rooney commented that the board should not be holding the applicant to a specific
solution at this time. B.Campbell agreed but noted that the applicant did need to come up with a
solution to meet the requirement of one large parcel with others under 4acres.

S.Baker agreed and proposed that the hearing condition be worded to indicate the need for
compliance without determining a solution. A.Norris noted that he also did not want to spend
more to redesign the solution if the board could see a way to approve the current design.

T.Perry asked if further subdivision of the PUD is allowed. S.Rooney noted that you can’t
further subdivide the open space, but you can further subdivide what remains outside of that.

T.Perry noted that he hoped whatever decision the board came to that it did not box the applicant
or the board into a situation that couldn’t be resolved. B.Campbell agreed that for any issues that
are questionable the board’s conditions should simply require compliance to allow for resolution.

J.Barnard noted that he did not believe that the regulations required the open space to be 60% of

the entire parcel, as the language does not specifically say the entire parcel, even though that may
be how it has been viewed, and that when he was on the planning commission he doesn’t believe
that’s how the regulations were written.

D.Casey stated that the PUD was not the entire parcel, only the land that is being used for the
lots. He said there is no way the Planning Commission wrote regulations that required that 60%
of the total acreage parcel needed to be set-aside, and that was ludacrious and ridiculous, and that
no one would do that. He noted that might be the way S.Rooney interpreted it, but that was not
the way it is. He said he would need to understand the homestead lot rule better and wasn’t sure
if A.Norris and J.Barnard were disputing S.Rooney’s interpretation of that as well.

B.Campbell added that when D.Casey separates the term development from the PUD, that
development as noted in the regulations is the entire parcel, and that’s what makes the issue
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ambiguous. Dennis stated that was the way the board interpreted it, but that is not the way it is,
and that’s not what it says in the regulations.

S.Baker stated in his review of Section 350, he noted the term “subdivision” and “land
development” being distinguished separately and not interchangeably even within the same
paragraph and that he believes the term “development site” in Section 358.H(2) is meant to be
interpreted differently than the entire parcel. He cited 358.B where it is noted that land
development within the PUD is distinguished separately from the entire PUD, and section 331.D
where he believes “development site” does not refer to the entire subdivision. He believes the
regulations separate the concept of the area to be developed from the area to be subdivided, and
that “development site” and “subdivision” are not use interchangeably in the regulations.

B.Campbell asked if there were further board or visitor questions.

R.Warren asked S.Rooney if there was a size restriction on the open space. S.Rooney said no
and noted that 358.G(3) states “one residential lot may be created as the “homestead lot” for the
open space parcel.” He noted that other than this lot, there is only one other lot size requirement
described in Section 358.G.

T.Perry asked for further clarification of the lot sizes in 358.G versus the standard ASRR lot
sizes, and these sections were further discussed by the group.

R.Liotard asked to clarify the applicant’s request for a modification of the 2 acre minimum lot
size in the ASRR, and S.Rooney reiterated that in a PUD application the 2 acre ASRR is allowed
to be increased to 4 acres so the modification request is unnecessary.

S.Baker noted State Wetlands biologist Zapata Courage’s email noted that no wetlands permit
was required. S.Rooney noted that this email was not in the current exhibits and made a copy to
insert into the exhibits.

R.Warren asked about the number of building rights, S.Baker reviewed the building rights
calculation included in the application and noted that this calculation provides evidence that the
applicant is not trying to develop the total building rights allowed.

T.Perry asked to clarify the district boundaries on the parcel; S.Baker reviewed these boundaries.

B.Campbell asked about the status of the shared drive agreement. S.Baker noted that per the
regulations this would be provided for the final application.

T.Perry asked for clarification on the term “simple disconnect” with respect to storm water
management and the type of vegetation used in these areas. S.Baker and J.Barnard reviewed that
compliance concept and the allowed vegetation versus constructed storm water management
trenches, ponds, and other features.

S.Baker noted that a stormwater management plan had been provided. S.Rooney noted that this
had been discussed prior to the hearing to comply with the regulations requirement that a plan be

Page 6 of 11



Town of Starksboro Development Review Board, Minutes of April 23, 2026, Meeting
And Preliminary Plan Review Hearing for #26-DRB-01 PUD Norris 9 Lot Subdivision.

provided once the site exceeds 10,000sf of new impervious. S.Baker and J.Barnard noted that
the plan had been completed, but it may have been overlooked in transmittal and that would be
confirmed and sent if not.

R.Warren asked if street trees on the new drive would be located on the outside or inside of the
curve. S.Baker noted his preference of the inside of the curve, but that this would be looked at
along with species and spacing.

T.Perry asked how the applicant intended to develop the parcels. A.Norris noted that most might
be sold only as lots for owners to build as they wish, but he might also build one himself to sell.
He might include some building design restrictions in the sale, or not. D.Casey asked if the
regulations required the developer to disclose how the lots would be developed, and if the DRB
could require the developer to sell them in some particular way. B.Campbell stated that was an
extreme condition that he would not support. S.Rooney noted that the DRB could only add
conditions that support the bylaws, and the bylaws do require the applicant to address phasing.

T. Perry clarified that he asked the question to clarify why house details such as lighting were
being discussed at this point when the land subdivision was the level of detail being currently
reviewed. R.Warren noted that lighting was required to be reviewed during this phase of
development by the regulations. There was general group concurrance that detailed house design
was not under review in this process.

E.Boardman asked if required 100ft road frontage also needed to be a modification request,
based on the review comments by S.Rooney provided in the Exhibits. S.Rooney clarified that the
discussion in the exhibits was in regards to road setbacks, and although this dimension was not
consistently labelled, the setbacks appeared compliant and were confirmed by the applicant in
their response. S.Baker referred to the plans and confirmed the setbacks.

T.Perry asked for clarification of monumentation, S.Baker provided technical definitions.

S.Rooney noted that there are two lots without a building envelope required by Section
358.G(1)(b), and that waivers have been granted by the DRB if no development is currently
proposed on the lot. S.Baker requested that the waivers be granted as part of the hearing, and
noted that the restriction on development on these lots is also required in the state wastewater
permit.

J.Lovett asked about the process moving forward, and if people could still submit emails
comments or questions. S.Rooney described the process the DRB would follow to allow the
applicant to file their final plan review application, and that further testimony is allowed.
T.Perry noted that if folks had suggestions for improving the application it would be helpful to
share them with the board. J.Lovett asked for confirmation that the board was reviewing the
written testimony received to date, and B.Campbell replied in the affirmative.

E.Boardman asked about S.Rooney’s question to Barnard & Gervais in the exhibits regarding
steep slopes on some of the lots and whether conditional use review would be required.
J.Barnard noted that the preliminary grading indicated that some of the lots may require
conditional review, but if this was found necessary after the actual house is designed, this would
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be done by the lot owner during the zoning permit review process. S.Rooney agreed that this
was the proper sequence of review.

Motion:

B.Campbell moved that the application materials be accepted as meeting the criteria under
Section 427 and Section 358 appropriate to conduct the Conditional Use Review Hearing.
S.Rooney provided clarification that this motion is not an approval of the application, only that
the application is complete and appropriate for the hearing. J.Barnard asked if the process was
for the preliminary hearing to be closed and moved forward to final. S.Rooney replied yes, the
hearing would be closed like any other hearing. R.Warren seconded the motion.

Vote: All in favor.

R.Warren offered another example of a potential compliant subdivision process where Lot 8 was
subdivided off from the current parcel, and then the remaining area developed under the current
PUD layout under a later application.

J.Lovett and Chip Lovett left the meeting.

B.Campbell read the exhibit list. S.Rooney noted the state wetlands email should be added to the
list. There was a discussion of what was intended in the body of the email. J.Barnard and
S.Baker note that there was more in the email chain, and that the email was in reference to her
review of the application and finding there was no wetland permit required. S.Baker noted that
the application would clarify this for the final plan review. The wetlands email would be entered
as exhibit AA.

S.Rooney referred to Charlotte Sullivan’s letter in the exhibits, and his previous responses, and
asked if the applicant had any comments or further responses. J.Barnard noted that A.Norris had
left the meeting. J.Barnard noted that he had reviewed the letter, and that the flood hazard area is
not a concern due to the elevation change and distance to the development, and that the applicant
was not going to wait for FEMA to finish remapping the area. J.Barnard and S.Baker noted that
the wildlife and wetlands questions had been addressed in the application and testimony.

R.Warren asked if Lots 1 and 2 would contribute the greater amount of the material used to fill in
the gravel pit. J.Barnard noted there was no calculation done, but that relatively speaking this is
likely true. R.Warren asked if it was allowable to cut material and build a lower platform with it
and build on that, or does it need to be compacted. J.Barnard noted that foundations should be
set on undisturbed native material.

B.Campbell noted that the 60% open space issue still needed to be resolved by the DRB.
J.Barnard repeated that he was on the Planning Commission at the time this section was written
and that he did not believe applying the 60% open space calculation to the entire parcel was their
intent. D.Casey agreed that no one would write a regulation like that. S.Baker provided
B.Campbelll with his analysis of the intent of the “development site’ language, which
B.Campbell noted that the DRB would review.
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D.Casey stated that if it was the DRB’s intent to waste land or make sure the least amount of
development happened, then that’s what they should do, but that’s not what the regulations say,
and the DRB can get an opinion from whomever, but that’s not what the regulation say.

S.Baker noted that it would be inappropriate for the DRB to interpret “development site” as
meaning the same as “area to be subdivided”, when the two terms are not used interchangeably
elsewhere in the language.

T.Perry asked how the applicant would define the development site. S.Baker said it was an open
question and that the bylaws could be read to mean the area of the building envelopes, not the
lots to be developed.

T.Perry asked about how the 60% open space applied to the entire parcel would differ from the
same percentage applied to the total of developed area, and which was more applicable to the
intent of the PUD to conserve the land normally allotted to each home in a standard subdivision.
S.Baker noted that applying it to the whole parcel might be warranted if a full build out was
proposed, but when only a portion of the building rights were proposed to be used, applying 60%
to the entire parcel did not make sense. S.Baker noted in his opinion that the question was more
appropriate for the Planning Commission, and that the DRB should not be making this applicant
bear the burden of addressing this ambiguity. B.Campbell asked that some respect be given the
DRB while they worked through how to address this issue.

R.Warren noted that if the applicant was using the total of building envelopes as the
“development site”, that the definition of land development on page 5-8 of the regulations
included activity outside of the envelopes, so that might not be an appropriate interpretation.

J.Barnard repeated that the rest of the site is not being developed and is therefore not part of the
development site. R.Warren agreed that the activities listed in the definition are not occurring on
the remainder of the site.

B.Campbell noted that the group seemed to agree that there is an issue with interpretation and
definitions, and it needed to be resolved.

J.Barnard noted that although there may have been a subsequent amendment of the regulations,
he did not recall being asked to approve of requiring 60% of the entire parcel remain open.
D.Casey said that would never happen and that interpretation is wrong. T.Perry noted an
example that of a 2000acre PUD with 6 homes being required to set aside 1200 acres, and that
did not seem to make sense. J.Barnard said that interpretation would drive him to recommend to
the applicant to fully develop out the building rights in order to justify setting aside 60% of the
whole parcel. B.Campbell noted that it may require the DRB go to the Planning Commission to
clarify the issue

S.Rooney provided a history of his initial review of the issue upon receipt of the application, and
his discussions with the Town’s zoning consultant, who provided a white paper on why the
development site in 358.H(2) should be taken to mean the entire parcel. He then checked in the
zoning ordinances of the surrounding towns, and interpreted their bylaws to intend that open
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space is determined as a percentage of the entire parcel as well. He provided this information to
the DRB, and noted that it was an issue that needed to be resolved.

D.Casey noted that the DRB only needed to go by what is written in their regulations and it
doesn’t matter what is written in other towns, and that he didn’t care what the zoning consultant
said. He said it appeared to him that the ZA and the DRB were searching for ways to limit
development. S.Rooney took exception to the assignment of intent, and noted his only intent was
to be sure the DRB or the applicant avoided legal issues with whatever decision was made, and
that he would support either interpretation the DRB decided to move forward with.

S.Baker reiterated his interpretation of development site as the portion of the lot being developed
versus the entire parcel, and his agreement that the PUD should be considered to mean the entire
subdivision. He expressed his opinion that the ambiguity should be resolved in favor of the
applicant. S.Rooney agreed and noted that he recalled that this may be a requirement that needed
to be confirmed.

B.Campbell noted that the DRB members are citizens who are not development experts, and that
this one of the first PUDs they’ve reviewed, and that they are learning here as well and
unfortunately the applicant is involved in this learning process. He noted that he is not trying to
limit development, and if D.Casey felt that way that was not true.

R.Warren asked of whomever is providing definitions that a definition of development site be
provided. D.Casey noted that to him it is clear. T.Perry asked how the DRB would know what
the area of the development site would be under D.Casey’s interpretation. D.Casey said he
didn’t know what that area was, but he knew it wasn’t 60% of the entire parcel. B.Campbell
asked if D.Casey considered his testimony to be his personal opinion or that of the entire
Planning Commission. D.Casey said it was both.

R.Warren asked if D.Casey objected to providing a clear definition of development site.
D.Casey did not object, but noted that the ZA has provided a list of 70 or more issues that are
unclear in the regulations, and maybe nothing is clear in the regulations.

B.Campbell noted it was the DRB’s job to apply the regulations to applications and that it should
be expected that they need assistance when there are ambiguities. D.Casey said that meant that
when the DRB didn’t understand something, then the application should be denied until the
regulations are clarified. B.Campbell said that expectation was extreme, and that he was only
proposing to work with the Planning Commission to resolve some of these issues. D.Casey said
they could resolve the issue, then the next ZA could come in and question everything all over.
T.Perry said that was all part of dealing with these issues, and that where there was confusion in
this process, it was part of the process to resolve the confusion.

D.Casey asked about the DRB’s rules for going into deliberation, and if the Board would
deliberate in “secret”. B.Campbell noted it was an option that the board had to decide. D.Casey
asked if the ZA participated in the deliberation. B.Campbell said no. D.Casey noted that when
he was on the DRB they never voted in “secret”, and that it was important for transparency that
the Board deliberate in public, so the public can understand what needs to be fixed and what is
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going on, and where the bus is headed, and that he wants the Board to deliberate in public.
B.Campbell noted that there were advantages to members’ schedules offered by the closed
session option that also needed to be taken into account.

S.Rooney reviewed the requirements of the recently adopted DRB rules for going into closed or
open deliberations. The adopted rules require a majority to go into closed session, or a
unanimous vote to remain in open session.

B.Campbell asked if S.Baker had any closing thoughts. S.Baker offered an apology if the
temperature of the discussion was raised and appreciated the volunteer efforts of the board and
the thorough discussion.

Motion:
R.Warren moved to close the hearing at 10:10pm. R.Liotard seconded.
Vote: All in favor.

A discussion of the pros and cons and whether to proceed with an open deliberation versus a
closed deliberation took place, and a review of the calendar was conducted to determine which
approach could be accommodated. S.Rooney noted the board had 45 days, until June 7 ,to
issue a preliminary determination. S.Rooney clarified that he attends the deliberative session as
the DRB clerk to record the outcomes, but does not participate in the deliberation.

Motion:
B.Campbell made a motion to go into closed deliberative session. E.Boardman seconded.

Vote:
All but T.Perry voted yes. T.Perry opposed. A 4-1 vote as a majority meant the motion passed.

D.Casey asked if this vote meant every deliberation would be closed. R.Liotard said no, it was
being done in this case to deal with the scheduling difficulties and the need to issue the
determination before the 45 days expired.

D.Casey and S.Baker left the meeting.

The Board set a date of Friday, April 24" to hold the closed deliberative session. S.Rooney
noted he would not be in attendance.

Motion:

E.Boardman made a motion to adjourn at 10:37pm. B.Campbell seconded.
Vote: All in favor.
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Town of Starksboro Development Review Board Exhibit List
Applicant name: Boss/Kelly

Application #: 26-DRB-02SD

Date of Hearing: May 14, 2026

Hearing Type: Major Subdivision Final Plan Review

Exhibit # Description Date Submitted by
entered

A Waming, Abutters Mailing Affidavit 4/21/26 ZA

B Final Plat Application Cover Letter by Applicant
Barnard & Gervais dated

C DRB Application signed 4/13/26 4/21/26 Applicant

D Owner Authorization Letter by Barnard 4/21/26 Applicant
& Gervais dated 11/18/25

E Project Description and Review Criteria 4/21/26 Applicant
by Barnard & Gervais received 4/20/26

F Draft Dwg. S-1 Overall Subdivision 4/21/26 Applicant
Plan dated 12-30-2025, Rev. 4-13-
2026

G Draft Dwg. S-2 Lot 6 Site 5/11/26 Applicant
dated 12-30-26 rev 4-13-2026

H Draft Dwg. S-3 Lot 1 House Site 5/11/26 Applicant
Plan dated 12-30-25

I Draft Drawing PL-1 Two-Lot 5/11/26 Applicant

Subdivision Survey Plat dated 01-14-
2026 rev 4-13-2026

J State Wastewater and Potable 5/11/26 Applicant
Water Supply Permit
WW-9-3425-2 dated 2/26/2026

K 26-DRB-02SD Preliminary Review 4/21/26 ZA
Determination dated 3/26/26
L Applicant Response to DRB Preliminary 4/21/26 Applicant

Determination Conditions by Barnard &
Gervais received 4/8/2026

M ZA Notice of Incomplete Application dated 4/21/26 ZA
4/17/26

N Applicant Response to ZA dated 4/20/26  4/21/26 Applicant

O Letter from Putnam&Menard, PLC to the ~ 4/21/26 Applicant
DRB dated 4/16/26

P Email chain from Barnard & Gervais to 4/21/26 Applicant

Zapata.Courage@vermont.gov re:
Wetlands compliance for State project
2026-0033 dated 4/1/2026




Exhibit A

Town of Starksboro
Development Review Board

Notice of Hearing

Bradley Boss and Crystal Kelly submitted a major subdivision application (26-DRB-02SD) for Final
Plan Review of a Two-Lot Subdivision located on a 153.2 +/- acre parcel (10431) at 793 VT Route
116, Starksboro. The proposed subdivision is in the ASRR/FC Districts. The hearing on the
application will be held per the 2020 Starksboro Land Use and Development Regulations (SLUDR).

The Starksboro Development Review Board will conduct the hearing on May 14, 2026, starting at
6:30p.m. at the Starksboro Town Office with remote access (info below). The full application is
available to review by request of the Starksboro zoning office, and on the website at
https://www.starksborovt.org/agendas-and-minutes

Pursuant to 24 V.S.A. 88 4464(a)(1)(C) participation in this local proceeding is prerequisite to the
right to take any subsequent appeal.

Town of Starksboro is inviting you to a scheduled Zoom meeting.

https://us02web.zoom.us/j/89617415124

Meeting ID: 896 1741 5124

Or by Phone: +13052241968
Warning Date : April 23, 2026
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Town of Starksboro Exhibit A

PO Box 91, Starksboro VT 05487 ABUTTERS MAILING AFFADAVIT
zoning@starksborovt.org

Pursuant to section #410 of the Starksboro Land Use Development Regulations |, Stephen Rooney, Zoning
Administrator for the Town of Starksboro, hereby acknowledges that on 4/ {/P02 Co that | sent by

US [+ class mail the attached “notice of public hearing”, for application 26-DRB-02SD FPRH to the following list
of abutting property owners and others requesting notice.

Date: 4%? /Ié?@ (=

Stepher“RGoney, ZoningAdministrator

| attest by Y signature below that | have reviewed this list and that it was mailed on ’7;/ z/ / 202 Q
Attest: C()M’LLE} LW/(? /ﬂ@w C \"_I' own Clerk/ Assistant Town Clerk/ Town Admin

Applicants: Bradley Boss & Crystal Kelly 793 VT Route | |6, Starksboro — Parcel ID#10431
Abutters or Participants

Parcel # Name And Address
10301 Laura’s Rentals, LLC
1835 VT Route 116
Starksboro, VT 05487
10574 / 10573 Stuart Morrow

6666 Spear Street
Shelburne, VT 05482
10609 DMV Properties. Inc.
David & Veronica Casey 10663
Dennis & Peggy Casey
PO Box 31

Starksboro, VT 05487
10732/ 10733 David L. & Janet Russell
1248 VT Route |16
Starksboro, VT 05487
10665 Woayne Place

690 VT Route I 16
Starksboro, VT 05487
10665 Stephen Fortner

|37 Meadowlark Lane
Starksboro, VT 05487
10663 Keith & Grace Pike

1109 VT Route | 16
Starksboro, VT 05487
10004 (Monkton) A Johnson Company,
106 Andrew Johnson Dr
Bristol, Vt, 05443

10709 (Monkton) Russell Holly,
Po Box 6
Hinesburg, Vt, 05461
10700 Miner Hills Llc,
548 Burritc Road FEKSBOR

RpAST-95g, L g

[ a2t ms T
. IR ST EeE

Hinesburg, Vt, 05461
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Town of Starksboro

PO Box 91, Starksboro VT 05487
zoning@starksborovt.org

ABUTTERS MAILING AFFADAVIT

Exhibit A

10698

David Gagnon
Desiree Cousino

4437 River Road

New Haven, VT 05472

10252

Habersang John

Von Der Linn Kelsey
368 Hillsboro Road
Starksboro, Vt, 05487

11055

Martin Shannon,
129 Hillsboro Road
Starksboro, Vt, 05487

10429

Kelly Joseph, Kelly Sharon
210 Hillsboro Road
Starksboro, Vt, 05487

10038

Webb Richard Scott,
Webb Cynthia Marie
36 North Leno Lane
Middlebury, Vt, 05753

10660

Atwood Barbara },
568 Vt Route 116
Starksboro, Vt, 05487

11148

Melvin Kelly

Mathew Burton-Kelly

1025 174 Ave. SE

East Grand Forks, MN 56721-2222

Any questions (office 453-2639)10660

Page 2 of 2
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BARNARD & GERVAIS, LLC

Land Surveyors, Licensed Designers, Environmental Consultants

www.barnardandgervais.com

Exhibit B
April 13, 2026 Town of Starksbor
RECEIVED
Town of Starksboro 04/13/2026
Attn: Steve Rooney
PO Box 91
Starksboro, VT 05487

Subject:  Bradley Boss & Crystal Kelly, Two-Lot Subdivision, 793 VT Route 116 Starksboro, Vermont - Final
Plat Hearing Application and Required Information

Dear Steve:

I am writing on behalf of Bradley Boss & Crystal Kelly to formally request a final plat hearing for a
proposed two-lot subdivision relative to their 153.2 +/- acte patcel (Lot 1) of land located at 793 VT Route 116
in Starksboro, Vermont. As you are aware from our previous email correspondence, the applicants are
withdrawing the planned unit development (PUD) application and replacing it with this application so the
subdivision is a “by right” subdivision that conforms with the current Land Use Regulations.

In accordance with the Town of Starksboro Land Use and Development Regulations, the following
items are respectfully submitted:

Town of Starksboro Development Review Board (DRB) Application.

Authority To Act On Behalf Letter.

Project Narrative.

Names and Addresses of Adjoining Property Owners.

Wastewater Design Drawings dated December 30, 2025, revised on April 13, 2026.
Survey Plat PL-1 dated January 14, 2020, revised on April 13, 2026.

Final Plat Application Fee (under separate cover).

Nk wh =

Please review the included information and let me know if there are any other items that are required

for the final plat hearing. In the meantime, should you have any questions or comments, please do not hesitate to
give me a call at (802) 482-2597.

Sincerely,
LS
Jason S. Barnard

Licensed Designer #126179
c: Bradley Boss & Crystal Kelly

Hinesburg: 10523 VT Route 116, P.O. Box 133, Hinesburg, VT 05461; Phone (802) 482-2597
Enosburg Falls: 167 Main Street Suite 10, P.O Box 820, Enosburg Falls, VT 05450; Phone (802) 933-5168
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LULUSIYN CHVEIUPY 1L, VO4UM304=0037 00 0-0ULO-CAL 7 TLLIf A4y

. Town of Starksboro
VW@ Sor D Development Review Board P.O. Bk 81
/ A Ii Cation - Starksboro, VT 05487
VERMONT PP Exhibit C Zoning Phone: 802-453-2768
www.starksborovt.org/zoning
Address of property: 793 VT Route 116 Parcel ID (st 5 digits of SPAN):_10431
Property Owner (see Page 2): Bradley Boss & Crystal Kelly
Property Owner
Mailing Address: 422 Hayden Hill Rd E, Hinesburg, VT 05461
Signature of Owner: friy tes Date4/13/2026
Signature of Owner: .. Date +/13/2026
Applicant (see Page 2): Bradley Boss & Crystal Kelly
Mailing Address: 422 Hayden Hill Rd E, Hinesburg, VT 05461
Signature of Applicant: tredley tes . Date /13/2026
[Town of Starksboro
Application Type (check all that apply): RECEIVED
O Variance (per section 422) 04/13/2026
Specific relief requested:
O Waiver (per section 423)
Specific relief requested:
O Site Plan Review (per section 424, “S” designation in Use Table, or other Section).
Project description and Zoning Permit #
0O Conditional Use Review (per section 425, “C” designation in Use Table, or other Section)
Project description and Zoning Permit #:
@ Subdivision (per Section 426). Pre-application meeting date :
Minor X Major Total # Lots 2
O Planned Unit Development (per Section 427). Pre-application meeting date:
O Appeal of decision by Zoning Administrator (per section 421)
Permit # or other decision being appealed:
O Other (specify)
> Before the application can be deemed complete, the property owner or applicant must submit with this application the

applicable fees and appropriate pertinent information as required by the Starksboro Land Use and Development
Regulations. Once the application is deemed complete by the Zoning Administrator or DRB, the Town has 60 days to
warn a public hearing. See Page 2 and 3 for required submittals and other information.

Zoning office notes:

Administrator/DRB use only

DRB Application Number: 26-DRB-02SD FPR Fee Paid: in PPR app Date Deemed Complete: 4/20/2026
Warning Public Notice date: 4/23/26 _ Final Hearing date: 5/14/26 Date of decision:
DRB Chair: DRB Clerk/ZA:

DRB Application 10/14/2025 Page | of 3
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Docusign Envelope ID: C8BBAA91-28D8-4CE4-A6D8-022221F82E92

BARNARD & GERVAIS, LLC

Land Surveyors, Licensed Designers, Environmental Consultants

www.barnardandgervais.com

November 18, 2025

Exhibit D
Barnard and Gervais, LL.C
10523 VT Route 116 Town of Starksbor
PO Box 133 RECEIVED
Hinesburg, VT 05461 04/13/2026

Authorization Letter
Re: Authorization to Act on Behalf of Property Owner
Dear Steve,

I, the undersigned, hereby confirm that I am duly authorized by the legal owner of the property
located at:

Property Address: 793 VT Route 116, Starksboro, VT
to act on their behalf in connection with the following application:
Application Description: Two-Lot Subdivision

This authorization includes, but is not limited to:
e  Preparing, submitting, and managing the application on the Owner’s behalf;
e Representing the Owner in all related matters before the relevant authorities;
e Sending and receiving all correspondence related to the application like approvals or determinations;

e Making decisions or representations as required during the course of the application process.

Furthermore, this authorization extends to employees of Barnard and Gervais, LL.C, permitting them to act
on behalf of the Owner with respect to this project, as described above.

This authorization shall remain in effect until completion of the application process or until it is revoked in
writing by the Owner.

Authorized Representative Contact Details:

Name: Jason S. Barnard
Company: Barnard & Gervais, LL.C
Phone: 802-482-2597

Email: Jason@barnardandgervais.com

Hinesburg: 10523 VT Route 116, P.O. Box 133, Hinesburg, VT 05461; Phone (802) 482-2597
Enosburg Falls: 167 Main Street Suite 10, P.O Box 820, Enosburg Falls, VT 05450; Phone (802) 933-5168


http://www/
zoningadministrator
Text Box
Exhibit D


Docusign Envelope ID: C8BBAA91-28D8-4CE4-A6D8-022221F82E92

Exhibit D

Owner & Representative Details and Signature:

Name of Legal Owner: Bradley Boss & Crystal Kelly
Owner Representative: Bradley Boss & Crystal Kelly
Signature of Owner: Boedliy B G [

Signature of Owner: (el bl

Signature of Authorized Kepresentative: p redfiy b B |

Signature of Authorized Representative:
(rytal. fally
Date: 11/20/2025

Sincerely,

iy 0
({ ;r:f‘\{}w —
a fon . Barnard
/ Lie¢nsed Designer #126179

c: Bradley Boss & Crystal Kelly

Hinesburg: 10523 VT Route 116, P.O. Box 133, Hinesburg, VT 05461; Phone (802) 482-2597
Enosburg Falls: 167 Main Street Suite 10, P.O. Box 820, Enosburg Falls, VT 05450; Phone (802) 933-5168
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Exhibit E

Bradley Boss & Crystal Kelly Town of Starksbor(
Two-Lot Subdivision
793 VT Route 116 RECEIVED
Starksboro, Vermont 4/20/2026

Project Description

Bradley Boss and Crystal Kelly own a parcel of land (Lot 1) located at 793 VT Route 116 in
Starksboro. The patcel is 153.2 +/- actes in size and contains a 4-bedroom farmhouse, barn, and
several agricultural outbuildings. The farmhouse is served by an on-site in-ground wastewater system
and provided water by an on-site shallow well. Mr. Boss and Ms. Kelly are proposing to subdivide
the parcel into two (2) lots. Lot 1 will be 151.2 +/- actes and is proposed to be improved with a new
4-bedroom single family residence that will be served by a new on-site in-ground wastewater system
and provided water by a new on-site drilled well. Lot 6 will be 2.0 +/- actes and contain the existing
4-bedroom farmhouse, barns, and outbuildings. The farmhouse will continue to be served by the on-
site in-ground wastewater system and will continue to be provided water by the shallow well located
on Lot 1 via an easement. This subdivision and related water and wastewater systems have been
issued a State of Vermont Wastewater System and Potable Water Supply Permit WW-9-3425-2.

Lot 1 also contains a grandfathered sand pit that has been in use prior to the adoption of any
zoning regulations. The pit will continue to be used at the same capacity it has been historically and
will continue to be accessed on the existing gravel road leading there. The approximate extents of the
grandfathered pit are shown on the site plans and survey plat. No changes are being proposed to the
use of the sand pit that is considered grandfathered and predates the Town of Starksboro Land Use
Regulations.

Town of Starksboro, Land Use and Development Regulations

In accordance with Section 426.E Review Criteria of the Town of Starksboro Land Use
and Development Review regulations, the applicant shall demonstrate to the Development Review
Board (DRB) that the project conforms to the review criteria listed below.

e Siting and Suitability — The proposed subdivision will create two (2) new parcels, Lot 1 and
Lot 6. The proposed residential home on Lot 1 is situated at a location that contains well
drained soils and gently sloped topography. At this time, there is no new development
proposed on Lot 6 as it will contain all the pre-existing buildings. The proposed subdivision
has been designed in general conformance with the density and dimensional standards
presented in Section 211 of the Starksboro Land Use Regulations. Building envelopes are
shown as required under sections 243.B and 263.C of the current Land Use Regulations.

e Natural Features — The proposed subdivision boundaries are based on existing infrnatural
features, site improvements, and historic land use to the greatest extent practicable. The
location of the existing buildings was taken into consideration, along with access and
infrastructure (i.e. wastewater systems, water supply wells, and driveways). The proposed Lot 1
residence will be located near an existing gravel access road to reduce overall impacts. No new
development is being proposed within flood hazard areas and the project will not have undue
adverse impact on significant wildlife habitat. There are Class 11 wetlands associated with the
parcel and all existing and proposed infrastructure will be adequately isolated from any Class 11
wetlands.
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Exhibit E

Character of the Area and Privacy — The general character of the area associated with this
part of Starksboro are single-family rural residential homes, businesses, and agriculture. As
proposed, the subdivision creates one (1) new house lot. The proposed new residence will have
no issues with privacy as it will be accessed using an existing access drive and will be built
several hundred feet from any property lines. No new development is proposed on Lot 6, so
this portion of the subject parcel will remain the same with the existing residential and
agricultural buildings.

Energy Conservation and Access to Renewable Energy — The proposed new residential
home will meet the most recent energy conservation standards, including the VT Residential
Building Energy Standards.

Access and Circulation — Both proposed parcels will utilize individual existing gravel
driveways as access. The driveways will be upgraded to applicable standards if necessary.
Traffic generated by this subdivision will be negligible as there is only one single family
residence being added and it will connect to Route 116. If required, a permit will be obtained
by the landowner from VIRANS as part of this project.

Infrastructure, Utilities, Facilities and Services — VT Route 116 is currently a State of
Vermont highway and will continue to be maintained by VIRANS. Starksboro presently
provides fire service to this area and will continue to provide this service. Utilities are currently
located along VT Route 116.

Lighting — Any new lighting will be typical of rural residential homes and will be installed so
that exterior lighting is down-shielded to mitigate light trespass off the proposed parcels and
therefore all new exterior lighting will be compliant with Section 314 of the Town of
Starksboro Land Use Regulations.

Recreation — Both parcels will have adequate access to recreation opportunities from on-site
woodlands and agricultural fields.
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SURVEY PLAT" BY BARNARD AND GERVAIS, LLC, DATED 01-14-2026. S \\ ~ ~ & )\ \\\\V (( | ) | o \\ = @ EVERGENCY VEHIOLE - (Q S tel —————— UNDERGROUND TELEPHONE LINE
2. THE LOCATIONS OF EXISTING PHYSICAL FEATURES ON THIS PLAN ARE BASED ON A TOPOGRAPHIC SURVEY Do \ \ e J s\w \\\ \\( P - sraveL L “‘§ AREA) existing gravel AL @ CE ———— ohw —€{)=> UTILITY POLE/ OVERHEAD WIRES
COMPLETED BY BARNARD AND GERVAIS, LLC IN FEBRUARY 2025. \ \ N\ \//J ¢ p ) \ j ) w \\) >\\ 5\\ DRIVE / . —_— drive access / /5\  SURVEY TRAVERSE STATION
" - o - / \
o ™ ™ = 27| «\\V/JU/W; i Som et T Bl \ N | € e mpERATO 0TED
GNSS RECEIVER ADJUSTED TO VERMONT GRID ON RANDOM CONTROL POINTS USING REAL TIME KINEMATIC — ) j — = L // ? — =/ "/ / ( / \ / / RS \\2% Y WETLAND CROSSING) gravel drive » \ 9 TESTPIT(TP-01)
o T e s e e eSS e Lo 4 B S ——
OF VERMONT VCGI OPEN DATA PORTAL DATABASE. /// —~ & /- - P B f [ / / \ | P 50" wetland buffer g ) Town of Starksbor
4. FOR CLARITY, TEXT IDENTIFYING EXISTING ITEMS IS LOWER CASE: TEXT IDENTIFYING PROPOSED ITEMS IS — 7/ = & T 4 (\r“\// ) / / K / / 4 class Il wetland boundary R EC E |VE D
UPPER CASE. 'J ?f // // /ﬁ J K// L \ \ & & il < (BASED ON ANR ATLAS) e — / 4/20/2026
5. NO ATTEMPT HAS BEEN MADE TO LOCATE ANY UNDERGROUND UTILITIES BY BARNARD AND GERVAIS, LLC. o Ve J Py V- ) ( \ \ < 19— -
THE CONTRACTOR WILL BE RESPONSIBLE FOR CONTACTING DIG SAFE TO HAVE ANY UNDERGROUND UTILITIES ST~ - y, \ / - { _
MARKED PRIOR TO ANY EXCAVATION OR SITE WORK. THE CONTRACTOR SHALL NOTIFY THE DIG SAFE NETWORK Y ~ — 5 e va IR \ I S5 [i20m | REVISED Lo 5 BOUNGARY [NES 2 BULDING ENVELGPE =
AT LEAST 72 HOURS PRIOR TO THE START OF CONSTRUCTION.
;S - ( 04-01-2026 | DESIGNATE EMERGENCY VEHICLE TURN-AROUND AREA. SB
6. THE PRIMARY AND REPLACEMENT WASTEWATER DISPOSAL SYSTEMS SHOWN HEREON WERE DESIGNED / — // - - / / j 03182056 | REVISED LOT 6 BOUNDARY LINES 2 BUILDING ENVELOPE G
SIZED IN ACCORDANCE WITH THE STATE OF VERMONT, AGENCY OF NATURAL RESOURCES, ENVIRONMENTAL ) ) =y NIF e
PROTECTION RULES, CHAPTER 1, "WASTEWATER SYSTEM AND POTABLE WATER SUPPLY RULES" EFFECTIVE [ ) f ~ / DAVID L. & JANET L DATE DESCRIPTION BY
NOVEMBER 6, 2023, / / / /J c e B /)/ RUSSELL S — s \ REVISIONS
7. WETLANDS SHOWN ON THE SUBJECT PARCEL ARE BASED ON INFORMATION FROM THE "VERMONT NATURAL /] - \ o /A \ N BARNARD & Land Surveying
RESOURCES ATLAS" AND NO OTHER WETLAND DELINEATION OF SAID PARCEL HAD BEEN CONDUCTED OF WHICH J [ - ( P 4 Water & Wastewater
BARNARD & GERVAIS, LLC IS AWARE. BARNARD & GERVAIS, LLC MAKES NO WARRANTIES THAT WETLANDS OR ) ) - — \ ~ N GERVAIS : LLC Environmental Consulting
ASSOCIATED BUFFERS DO OR DO NOT EXIST ON SAID PARCEL. IT IS RECOMMENDED THAT THE LANDOWNER OR ( ) N\ ~ ) 167 Main Street. .0 Box 820 10523 VT Route 116 P.0.Box 133 | PROJECT NO.
CONTRACTOR CONTACT A WETLAND SPECIALIST TO CONFIRM NO WETLANDS EXIST PRIOR TO ANY EARTH WORK ( { \ ¢ s — OWNER: Enosburg Falls, VT 05450 Hinesburg, VT 05461 o5361
OR CONSTRUCTION. FOR REFERENCE, THIS PROJECT IS LOGGED WITH THE STATE OF VERMONT WETLANDS N ) )/ — /o _— ERADLEY BOSS & Telephone: (802) 933-5168 Telephone: (802) 482-2597
PROGRAM PROJECT #2026-0033. ( / — / » / CRYSTAL KELLY TWO-LOT SUBDIVISION DATE:
8. BARNARD & GERVAIS, LLC IS NOT RESPONSIBLE FOR ANY ASPECTS OF HEALTH AND SAFETY ASSOCIATED ) s ) / / { L/ / / ooan ;é‘i'é_ll%%_f&s‘r’lzz 12-30-2025
WITH THIS PROJECT. ( ~ — / // ( \ PARCEL ID # 10431 B RA D L EY B OSS & SCALE:
9. ALL EXCAVATION WORK SHALL BE PERFORMED IN ACCORDANCE WITH APPLICABLE STATE OF VERMONT, L \ [ S \/ / /o / ACRES: 153.2+ 1" =200
OCCUPATIONAL SAFETY AND HEALTH ADMINISTRATION (VOSHA) GUIDELINES FOR TRENCH EXCAVATIONS. 200150100 50 O 100 200 400 600 SIGNATURE: C RY ST A L K E L L Y SURVEY:
10. THE CONTRACTOR AND/OR LANDOWNER SHALL ADHERE TO THE GUIDELINES SET FORTH IN THE STATE OF DT, TW, TG
. A A - :
o S D ST AL MERSOC ISTUONSTE T e e 193 VT ROUTE 116, STARKSBORO, VERMONT |05
EROSION/SEDIMENT CONTROL MEASURES ARE MAINTAINED THROUGHOUT THE COURSE OF THE PROJECT. SESIGNER CERTIFICATION STATEMENT DRAET p——
11. IN THE EVENT THE REPLACEMENT WASTEWATER SYSTEM FOR LOT 1 ANDIOR LOT 6 NEEDS TO BE BUILT, A I\I/Il\-;ERREiBS\E)iIEAE-[E;;géglslsh:gnELEj(UEgggﬂEEcN); OVERALL SUBDIVISION PLAN [z |
FULL DESIGN SHALL BE COMPLETED AND A PERMIT AMENDMENT APPLIED FOR PRIOR TO THE START OF ANY THE DESIGN-RELATED INFORMATION
CONSTRUCTION. SUBMITTED WITH THIS APPLICATION IS TRUE DRAWING NO.
AND CORRECT AND THE DESIGN INCLUDED IN
12 THIS PROPERTY IS SUBJECT TO STATE OF VERMONT POTABLE WATER SUPPLY AND WASTEWATER SYSTEM THIS APPLICATION FOR A PERMIT COMPLIES :ESE PLANS WITiﬂrhéT;S;PF:)EsVEISsIagﬁvﬁ%ig\)/v?l\lLY BE USED FOR S-1
AND POTABLE WATER SUPPLY RULES. PRELIMINARY DRAFT FINAL STATE REVIEW | SheeT 10F 4
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~_ 20' WIDE WATERLINE
~ EASEMENT (CENTERED g
~ OVER EXISTING WATER /

\
AN
/ \

Bradley Boss & Crystal Kelly /
N/F

Existing Lot 1: 153.2+ Acres
Proposed Lot 1: 151.21+ Acres

well isolation zone

N

N

WASTEWATER

SERVICE PIPE)

\\

§/
/

/
,ﬂl
///

|
=
| |
\\
\é

approximate location of \
water service line \ \

(NOT FIELD VERIFIED) \

e

building

\

PROPOSED LOT 6
2.0+ ACRES

ISOLATION ZONE

approximate location of

existing leachfield

(NOT FIELD VERIFIED)

g
/
200 I
— N /
e \ \
/)
\ / / /
/ /
o/ /L
S -
/
/
/ /
/ /
/
C
~
~
survey contour boundary ~
(SEE NOTE #3 ON SHEET S-1) /

/

/

LOT 6 REPLACEMENT WASTEWATER AREA
(TWO 4' X 42' ABSORPTION TRENCHES WITH
1' OF STONE BENEATH THE LATERALS)

agrlcultural
gravel drive

FUTURE REPLACEMENT
DRILLED WELL SITE

agricultural
/ uilding

single famil
residence

/ BUILDING
/ ENVELOPE
1.3+ ACRES

uilding

{7/

4-bedroom /

Y
/

WELL ISOLATION

agricultural

.TBM (sp|ke in the
ground elev.=637.9)

Other Lands Of
Bradley Boss & Crystal Kelly
N/F

/ // S J /
/ S | o
(OAD
g
/& —
/ Q
’ /
0/]W l Q
/ Ohy, / / /
;A Ao
existing /
access
/ $
/
/
S
OWNER:

BRADLEY BOSS &
CRYSTAL KELLY

DEED - Vol. 126, PG. 522
SPAN # 615-193-10431
PARCEL ID # 10431
ACRES: 153.2N

a
o
O
-
=

/// LEGEND

- BOUNDARY LINE/ R.O.W. (EXISTING)
BOUNDARY LINE/ R.O.W. (PROPOSED)

— ——— BOUNDARY LINE/ R.O.W. (ABUTTING)

— BOUNDARY LINE/ R.O.W. (TO BE DISSOLVED)
—————————— SIDELINE OF EASEMENT
EDGE OF ROAD/DRIVE (SURFACE NOTED)

—— — 100 —— —— 1-FOOT LIDAR CONTOUR
(OBTAINED FROM VCGI DATABASE)

—— — —100 — — — — 1-FOOT GROUND SURVEY CONTOUR

— —.— —— FINISH GRADE

ZONING DISTRICT BOUNDARY
—————————— ZONING SETBACKS
TREE LINE

STONE WALL (EXISTING)
DITCHLINE

GRAVITY SEWER (EXISTING)
GRAVITY SEWER (PROPOSED)
FORCE MAIN

1-INCH DIAMETER CL200 POLYETHYLENE PLASTIC
WATER LINE (UNLESS OTHERWISE NOTED)

WELL ISOLATION

WASTEWATER ISOLATION
WL ————— WETLAND BOUNDARY
WwB ———————— WETLAND BUFFER

UE ———— UNDERGROUND ELECTRICAL CONDUIT
GAS ——— UNDERGROUND GAS LINE

tel ———— UNDERGROUND TELEPHONE LINE

ohw —% UTILITY POLE/ OVERHEAD WIRES

- A SURVEY TRAVERSE STATION

TEMPORARY BENCHMARK
(TYPE AND ELEVATION NOTED)

4  TESTPIT(TP-01)
(®  SOILBORING (B-01)

DRILLED WELL (UNLESS OTHERWISE NOTED)

Exhibit G

Town of Starksbort

RECEIVED

4/22/2026
04-13-2026 REVISED LOT 6 BOUNDARY LINES & BUILDING ENVELOPE JG
03-18-2026 REVISED LOT 6 BOUNDARY LINES & BUILDING ENVELOPE JG
DATE DESCRIPTION BY
REVISIONS

Land Surveying
Water & Wastewater
Environmental Consulting

BARNARD &
GERVAIS, LLC

167 Main Street, P.O.Box 820

10523 VT Route 116, P.0.Box 133 | PROJECT NO.
Enosburg Falls, VT 05450

Hinesburg, VT 05461

Telephone: (802) 933-5168 Telephone: (802) 482-2597 25361
TWO-LOT SUBDIVISION DATE:
12-30-2025

BRADLEY BOSS & s

SIGNATURE: CRYSTAL KELLY SURVEY:
DT, TW
793 VT ROUTE 116, STARKSBORO, VERMONT ng\;’éN:
DESIGNER CERTIFICATION STATEMENT
| HEREBY CERTIFY THAT, IN THE EXERCISE OF DRAFT CHECKED:
MY REASONABLE PROFESSIONAL JUDGEMENT, L OT 6 S ITE PLAN JB
THE DESIGN-RELATED INFORMATION
3022515 75 0 15 30 60 90 SUBMITTED WITH THIS APPLICATION IS TRUE DRAWING NO.
|
AND CORRECT AND THE DESIGN INCLUDED IN THESE PLANS WITH LATEST REVISIONS SHOULD ONLY BE USED FOR
THIS APPLICATION FOR A PERMIT COMPLIES THE PURPOSE SHOWN BELOW. S 2
GRAPHIC SCALE 1 INCH = 30 FEET WITH THE VERMONT WASTEWATER SYSTEM '
AND POTABLE WATER SUPPLY RULES. Il PRELIMINARY DRAFT [__] FINAL STATE REVIEW SHEET 2 OF 4
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=1 . /i X =
| | \ 5 - \ ~ Ty Ve e / / \ =t // /
) - \ BUILDING
\ - A A G RN T 7
‘ / \ \ o \ - / (g/ /
\ — \ | TN \ N ) e A |
| \ \ A A AR N AN N
BN @) AN /
7 ~ = -
/ = N N— /
\ | \ > Ny R / 2
2 / ! Nt 5 =
\ N\ N N T A0 >
s\a\ \\ \ \ AR N — = = / .
§/5.) \ AT > / |
/a7
S/s \© ‘ 200 an AN AN ~ ‘
SN G WELL ISOLATION ‘ \ \ AN o~ /
L. & o ZONE \ N\ — >~
. < 3 ~ \ \ \ \ RN D /
\ N N
~ / \ \ N\ )
\ \\ 4 \ ‘ \ \ N \ N 9
5) E | | ) \ \ T
| | \
I existing \ survey contour boundary | ‘ \ \ \
< o treeline / / / ) - \ (\SEE NOTE #3 ON SHEET S-1) \ \ \ \ -
| / / = = ( \ / _/_\_\ - 690 o ™~ \ \ \ \ \ W 730- —/— = =
4 / / B i \\ L o K \\ N\ \ \ / ~ —
o mintm— Fo e \ \ | /
ON ANR ATLAS) / B \ \ DRILLED WELL \
/ = = |\ (SEE DETAIL ON \ \ /
J = | CHE WL SHEET D-1) \ = PNE X
- : / \ oS P b ) V- / > N o
= / = - / \\ TAMILY RESIDENCE WATLR LINE (SEE SIFE IN \ N ~ \ ( / - 120 LEGEND
y _ 2o\ \ \TRENCH DETAIL ON SHEET D-) o \ \ \ \ =7 - 2 -
/ / = o \ \ \ g = - BOUNDARY LINE/ R.O.W. (EXISTING)
. \ ) Flg\L/JENFI{)TA %LOEQI/:OG%L?E \ \ \ \ \ \ i o \ y — = _— BOUNDARY LINE/ R.O.W. (PROPOSED)
. = = o \ \ { \ ‘ 03 — BOUNDARY LINE/ R.O.W. (ABUTTING)
\ = V4 — \ \\ \\ < . /! ~ \ \ K — BOUNDARY LINE/ R.O.W. (TO BE DISSOLVED)
= VU N Ny Yy Uy s N N e s Sy e Wy S T e SIDELINE OF EASEMENT
\ \ \ - -~ WASTEWATER ~ 4" DIA. SCH. 40 SO\LID PVC PIPE \ 100’ \ \ / \ \ I /. 7 I / EDGE OF ROAD/DRIVE (SURFACE NOTED)
. SORTONDNE | e ™ ! el 17 sl — 100 oo oo
= \ z / ) SEE PIPE IN TRENGH DETAIL O N \ \ 7 e \ } E (OBTAINED FROM VCGI DATABASE)
 ONSHEET D-1) \ > \ \ \\ \ \ 7/ 7 \ » ————100 — — — — 1-FOOT GROUND SURVEY CONTOUR
50' wetland buff J/\ \ \f\ / s 100° -gll { — /L \ \ \ ~ / / / 685 \ \ —‘—@ —— FINISH GRADE
wetland buffer 2 \ / s / / ; All\(l)go( S(.;EAELLD% Aﬁ?gl\lgﬁEsTﬁElsﬁpDT-lﬁ " JQ — 665\ __ \ \ ZONING DISTRICT BOUNDARY

__________ ZONING SETBACKS

1

g ~ L7 Emmem | Wy — SR\

D 4" DIA. SDR 35 GASKETED PVC \
PIPE (MIN. SLOPE =0.02 FT/FT,\
SEE PIPE IN TRENCH DETAIL

/ —
\ \ \ 7N \ \ \ PROPOSED LIMITS OF CLEARING
) J N\ W, ON SHEET D-1) \ / / / AN STONE WALL (EXISTING)
5 \ ~— W \ \ \ ) } ) d d DITCHLINE
/ LOT 1 REPLACEMENT N / / S s GRAVITY SEWER (EXISTING)
/ J ABSOR’%%%DBAE%EVAM(%S L oF / \ [ s s GRAVITY SEWER (PROPOSED)
4, / SAND BENEATH THE STONE. Bl BOSSN‘;‘FCWStaI el \ / / FM FM FORCE MAIN
EE NOTE #x ON SHEET S-1 . ;
Yz SEE NOTE #x ON SHEET S-1) Existing Lot 1: 153.2 + Acres “_ W W 1-INCH DIAMETER CL200 POLYETHYLENE PLASTIC
) _ X WATER LINE (UNLESS OTHERWISE NOTED)
/ I Proposed Lot 1: 148.36+ Acres _ WELL ISOLATION
———— — — —— \WASTEWATER ISOLATION
AN WL ————— WETLAND BOUNDARY
— —  WB ——— WETLAND BUFFER
——— UE —— UNDERGROUND ELECTRICAL CONDUIT
—— GAS ——— UNDERGROUND GAS LINE
& HOLE CONCRETE DISTRIBUTION ~_ —— tel ——— UNDERGROUND TELEPHONE LINE
BOX (SEE DETAILSONSHEETD-1) ~ ———— ohw —€{—)> UTILITY POLE/ OVERHEAD WIRES
— —_— A' ~_
~_ /o\  SURVEY TRAVERSE STATION
TEMPORARY BENCHMARK
@ (TYPE AND ELEVATION NOTED)
LOT 1 PRIMARY IN-GROUND - 4  TESTPIT(TP0)
WASTEWATER SYSTEM (THREE 4' X 45' ~
ABSORPTION TRENCHES WITH 24" OF - ~_ G SOIL BORING (SB-01)
STONE BENEATH THE LATERALS, SEE .
- DETAILS ON SHEET D-1) DRILLED WELL (UNLESS OTHERWISE NOTED)
107 T T~ Exhibit H
~ Frown of Starksbor
~ . RECEIVED
_ 2/2/26 3
DATE DESCRIPTION BY
REVISIONS
—— 665- .
. Land Surveying
[ — BARNARD & Water & Wastewater
/ G E RVA' S, |_ LC Environmental Consulting
167 Main Street, P.O.Box 820 10523 VT Route 116, P.0.Box 133 | PROJECT NO.
\ Enosburg Falls, VT 05450 Hinesburg, VT 05461
Telephone: (802) 933-5168 Telephone: (802) 482-2597 25361
BRADLEY BOSS &
\ AN CRYSTAL KELLY TWO-LOT SUBDIVISION DATE:
\ \ ) DEED - Vol. 126, PG. 522 12-30-2025
) SPAN # 615-193-10431 SCALE:
PARCEL ID # 10431 :
—m- — . .
o/ [sonarore CRYSTAL KELLY
/ /1 / DT, TW
o ~ N 793 VT ROUTE 116, STARKSBORO, VERMONT ?EAWN:
/ DESIGNER CERTIFICATION STATEMENT D R A I I CHECKED:
| HEREBY CERTIFY THAT, IN THE EXERCISE OF :
/ MY REASONABLE PROFESSIONAL JUDGEMENT, L OT 1 H O U S E S |T E P LA N JB
e THE DESIGN-RELATED INFORMATION S AING NG
02351575 015 30 60 90 AND CORRECT AND THE DESIGN INGLUDED IN |
/ THESE PLANS WITH LATEST REVISIONS SHOULD ONLY BE USED FOR
/ THIS APPLICATION FOR A PERMIT COMPLIES THE PURPOSE SHOWN BELOW. 8_3
| \ GRAPHIC SCALE 1 INCH — 30 FEET WITH THE VERMONT WASTEWATER SYSTEM | [ JASON S. BARNARD '
AND POTABLE WATER SUPPLY RULES. LICENSED DESIGNER #126179 | ] PRELIMINARY DRAFT Il FINAL STATE REVIEW SHEET 3 OF 4



zoningadministrator
Snapshot

zoningadministrator
Text Box
Exhibit H


SURVEY REFERENCES: f &« AL i . S
STUART \—\ 1. "LANDS OF THE ESTATE OF MITCHELL KELLY, VT ROUTE 116 & HILLSBORO ROAD Rl R SO " L
| MORROW STARKSBORO, VERMONT, TWO-LOT SUBDIVISION & BOUNDARY LINE . PROJECT | P TR
NIE LAURA'S RENTALS. LLC < ADJUSTMENT SURVEY PLAT" DATED 03-31-2025 BY BARNARD & GERVAIS, LLC AND - TR
\ | VOL. 53 PG. 334 / NE > RECORDED IN THE TOWN OF STARKSBORO MAP RECORDS MAP SLIDES 92 B, C, D. LOCATION i : 5*
.53, PG. 3 = il i
\ / VOL. 124, PG, 559 = . i i X ’t- a7
m 2. "PORTION OF PROPERTY OF DAVID L. & JANET G. RUSSELL, ADDISON COUNTY, i S I
= STARKSBORO, VT" DATED APRIL 26, 1983 BY RODNEY R. ORVIS AND RECORDED IN “
STEPHEN J. FORTNER oA THE TOWN OF STARKSBORO MAP RECORDS MAP SLIDE 23B.
NJF $82°40°04"W
OTHER LANDS OF VOL. 125. PG. 109 62.00° _ 3."SURVEY PLAT OF LANDS BELONGING TO THE ESTATE OF FRANCIS O'CONNOR -
CRYSTAL L. KELLY , ’ A - . N VERMONT ROUTE 116, TOWNS OF BRISTOL, MONKTON, & STARKSBORO, ADDISON
& BRADLEY A. BOSS — 5 8 MRgFGOA?Né's?' 5 COUNTY, VERMONT" DATED 7 JANUARY 2004 BYSOUTH MOUNTAIN SURVEYING &
N/F \ | L — ‘ ICCAINES " MAPPING AND RECORDED IN THE TOWN OF BRISTOL MAP RECORDS MAP SLIDE
VOL. 126, PG. 522 g - — ¥ #49, MAP #307.
NOT SURVEYED BY \ _ = . |
BARNARD & 3
GERVAIS, LLC. _— %
— N e’
/ M a
— . E
‘ KEITH PIKE & ©
— GRACE PIKE =
. ‘ VoL 126, PG Iy | CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE, THIS PLAN IS BASED ON LOCATION PLAN
\ . ‘ INFORMATION ABSTRACTED FROM PERTINENT DEEDS AND/OR OTHER OFFICIAL NTS.
/ RECORDS AND CONFORMS TO THE REQUIREMENTS OF 27 VSA  1403.
25 15 ACRES IN . - L DATED THIS DAY OF 20
FC ZONING DISTRICT At ©
S, 6 S LS. 0132699
(/g/g LANDS OF
@Q\ & CRYSTAL L. KELLY & BRADLEY A BOSS TOWN OF STARKSBORO BUILDING RIGHTS TABLE
L NIF
\ O§ N VOL. 126, PG. 522 IN ACCORDANCE WITH SECTION 351.D OF THE TOWN OF STARKSBORO, VERMONT LAND USE AND DEVELOPMENT REGULATIONS
N //\9 EXISTING LOT 1- 153.2+ ACRES 5" RBF 0.9' AG. ZONING BYLAWS EFFECTIVE 1/28/2020, THE TOTAL NUMBER OF BUILDING RIGHTS ON THE PARCEL PRIOR TO SUBDIVISION SHALL
Cf& . " M.C. GAINES s BE ALLOCATED AMONG THE RESULTING LOTS. CALCULATIONS OF THE BUILDING RIGHTS WERE MADE USING THE ACREAGES
& PROPOSED LOT 1: 151.2+ ACRES P>
. ¥ NOT SURVEYED BY BARNARD & GERVAIS, LLC. VILS 0132673 2 SHOWN HEREON AND ZONING DISTRICT DENSITY REQUIREMENTS STATED IN THE AFOREMENTIONED ZONING REGULATIONS. IT
SHOULD BE NOTED THAT THE ACREAGE OF LOT 1 IS APPROXIMATE AND THEREFORE THE NUMBER OF BUILDING RIGHTS ON
5 RBF0.5' AG. SAID LOT 1 ARE NOT WARRANTED BY BARNARD & GERVAIS, LLC. IT SHOULD BE FURTHER NOTED THAT THESE BUILDING RIGHTS
/ \%ES%?:ISQGE?SS ARE SUBJECT TO CHANGE IN THE EVENT OF AMENDMENTS TO THE CURRENT DENSITY REQUIREMENTS.
| LV 7 EXISTING PARCEL | TOTAL # OF BUILDING RIGHTS | PROPOSED PARCELS | BUILDING RIGHTS USED | BUILDING RIGHTS REMAINING
/ TIE LINE RBF TO RBTS \ LOT 12251 AC. (FC) 0 13N
\ 13N CALCULATED USING &126.1 AC. (ASRR)
PROPOSED 20" WIDE SHALLOW SANE LOT 1
: WATERLINE EASEMENT WELL 82278‘11 gw APPROXIMATE ACREAGES
o . (TO BE CENTERED OVER G : LOT 2= 2.0 AC. (ASRR) 1 0
G EXISTING PIPE)
z / /] DAVID RUSSELL
r —— T/ 2 REVOCABLE TRUST &
\ . —— Ng o5, LINE JANET RUSSELL
. — — _N81°2198m, /] THIS FINAL PLAT HAS BEEN APPROVED IN DECISION 26-DRB-02SD BY THE
— <546 REVOCABLE TRUST RECEIVED FOR RECORD IN THE TOWN OF STARKSBORO
PROPOSED
ROPOSEL 156283 — — — _ __ y NJF DEVELOPMENT REVIEW BOARD OF THE TOWN OF STARKSBORO, VERMONT;
/ ENVELOPE T —— / \  VOL.124, PG. 91-92 THIS___DAYOF___ 20, SUBJECT TO THE REQUIREMENTS THIS THIS IS AYBFR ELIMINARY P LAN, 20
. — @&RBTS AND CONDITIONS OF SAID DECISION.
. WA SIGNEDTHIS __ DAYOF .20 v gooRND SHWEM.D NOTsBde:
/ \)\// BY , DEVELOPMENT REVIEW BOARD CHAIR AT USED F@ROQONVEYAN@ES v
. ‘ e}
‘ / / 7 AND RECORDED IN STARKSBORO, VERMONT
/ 853
/ / INSET DETAIL ATTEST
DMV PROPERTIES, INC. AND o, ' / OTHER LANDS OF / TOWN CLERK
DAVID & VERONICA & RBTS @, 4 A CRYSTAL L. KELLY / / LINE TABLE
DENNIS & PEGGY CASEY . ,;\ & BRADLEY A. BOSS / /
N/F - /f N/F LINE | BEARING DISTANCE LEGEND
VOL. 77, PG. 216 / RETN P voL.126,PG. 522
' | s : LO“I' A : L1 |N23°58'07"E 192.26'
&9 / T SRR Y e L2 |s65°2255E 1408 - PROJECT BOUNDARY LINES (SURVEYED)
l'/" 2 AR CRYSTAL L. KELLY & BRADLEY A. BOSS L3 | N25°26'17"E 35.10'
5 GERVAIS. LG : : 135.1 —_ PROJECT BOUNDARY LINES (APPROX.)
GRAVEL DRive Il & e NIF —— .
< L4 |S64°07'12"E 25.00
/ 5 . EXISTING LOT 1: 153.2+ ACRES — ABUTTING BOUNDARY LINES
/LLSBO;?O 4%.\ PROPOSED LOT 1: 151.2+ ACRES L5 |N25°52'48"E 39.70'
TIE LINE RBTS TO RBTS 52%;023%--\,\, , RO NOT SURVEYED BY BARNARD & GERVAIS, LLC L6 | N64°07'12"W|  69.00' — — EXISTING EASEMENT / RIGHT OF WAY
/‘J L7 |N25°52'48"E 26.00" —_—— e — PROPOSED BOUNDARY LINES
\ J/ /7 wavNER. PLACE L8 |NGAOTIZW| 825 | PROPOSED BUILDING ENVELOPE
| 000W - 4 NIF L9 | SI13°4044"E | 38740 )
40 / )
13 |PE -/Sfi - VOL. 52, PG. 421 AGRICULTURAL 110 |saseorasw | 12636 ohw —A— ohw UTILITY POLE & OVERHEAD WIRES
3 pE | e WS AG, - 1232.7 / BUILDINGS N/ RBE
YAGy  S834 p / L11 | N66°38'0"W| 11010 L REBAR FOUND
256.42 DAVID L. & JANET 300225150 75 0O 150 300 600 PROPOSED LOT 6:
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DOCUMENTS FOR RECORDING

7~ VERMONT

State of Vermont Agency of Natural Resources
Department of Environmental Conservation Drinking Water and Groundwater Protection Division

WASTEWATER SYSTEM AND POTABLE WATER SUPPLY PERMIT

LAWS/REGULATIONS INVOLVED

10 V.S.A. Chapter 64, Potable Water Supply and Wastewater System Permit Exhibit J
Wastewater System and Potable Water Supply Rules, Effective November 6, 2023
Permittee(s): Bradley Boss Permit Number: WW-9-3425-2
Crystal Kelly Town of Starksbort
Starksboro, VT 05487
2/26/2026
This permit affects the following properties in Starksboro, Vermont:
Lot Parcel SPAN Acres Book(s)/Page(s)#
1 - Existing 10431 615-193-10431  153.20 Book:126 Page(s):522
1 - Proposed 148.36 Book:126 Page(s):522

6 - Proposed 4.84

This application, consisting of amending WW-9-3425-1 for the subdivision of existing Lot 1
into proposed Lot 6 with an existing 4- bedroom single family residence and proposed Lot 1
for the construction of a 4-bedroom single family residence, located at 793 VT Route 116 in
Starksboro, Vermont, is hereby approved under the requirements of the regulations named
above subject to the following conditions. Any person aggrieved by this permit may appeal to
the Environmental Court within 30 days of the date of issuance of this permit in accordance
with 10 V.S.A. Chapter 220 and the Vermont Rules of Environmental Court Proceedings.

1. GENERAL

1.1.The permittee is responsible for recording this permit in the Starksboro Land Records
within 30 days of issuance of this permit and prior to the conveyance of any ot subject to
the jurisdiction of this permit.

1.2.The permittee is responsible for recording the design and installation certifications and
other documents that are required to be filed under these Rules or under a permit
condition in the Starksboro Land Records.

1.3.Each assign or successor in interest shall be shown a copy of the Wastewater System and
Potable Water Supply Permit and the stamped plan(s) prior to the conveyance of a lot.

1.4. All conditions set forth in WW-9-3425 and amendments shall remain in effect except as
amended or modified herein.

1.5.The landowner is responsible for establishing any easement(s) shown on the approved
plans. The land deeds that establish and transfer ownership of the approved lot(s) shall
allow future owner(s) the right to construct, maintain, and repair the wastewater and/or
potable water supply systems approved herein. If the landowner does not properly
execute said easement(s), this permit becomes null and void for any subject lot conveyed
without easement(s).

L

Regional Offices - Montpelier/Essex Jct./Rutland/Springfield/St. Johnsbury
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DOCUMENTS FOR RECORDING
Wastewater System and Potable Water Supply Permit —
WW-9-3425-2 Exhibit J Page 2 of 4

1.6. By acceptance of this permit, the permittee agrees to allow representatives of the State
of Vermont access to the property covered by the permit, at reasonable times, for the
purpose of ascertaining compliance with the Vermont environmental and health statutes
and regulations, and permit conditions.

1.7.The Drinking Water and Groundwater Protection Division relied upon the Vermont
Licensed Designer’s certification that the design-related information submitted is true
and correct and complies with the Wastewater System and Potable Water Supply Rules.
This permit may be revoked if it is determined the design of the wastewater system or
potable water supply does not comply with these rules.

1.8.This permit does not relieve the landowner from obtaining all other approvals and permits
from other State Agencies or Departments or local officials prior to construction.

2. SUBDIVISION AND CONSTRUCTION

2.1.Subdivision and construction shall be completed as shown on the plans and/or
documents prepared by Jason Barnard, with the stamped plans listed as follows:

Title Sheet # Plan Date Revision
Water & Wastewater System Details and D-1 12/30/2025
Notes
Overall Subdivision Plan S-1 12/30/2025
Lot 6 Site Plan S-2 12/30/2025
Lot 1 House Site Plan S-3 12/30/2025

2.2.Construction of wastewater systems or potable water supplies, or buildings or structures
(as defined by the Wastewater System and Potable Water Supply Rules), or campgrounds,
not depicted on the stamped plans, or identified in this permit, is not allowed without prior
approval by the Drinking Water and Groundwater Protection Division.

2.3.No buildings, roads, water pipes, sewer services, earthwork, re-grading, excavation, or
other construction that might interfere with the operation of a wastewater system or a
potable water supply are allowed on or near the site-specific wastewater system,
wastewater replacement area, or potable water supply depicted on the stamped plans.
Adherence to all isolation distances that are set forth in the Wastewater System and
Potable Water Supply Rules are required.

3. INSPECTIONS

3.1.No permit issued by the Secretary shall be valid for a substantially completed potable
water supply and wastewater system until the Secretary receives a signed and dated
certification from a qualified Vermont Licensed Designer (or where allowed, the installer)
on a Secretary-approved form that states:

“l hereby certify that, in the exercise of my reasonable professional judgment, the
installation-related information submitted is true and correct and the potable water supply
and wastewater system were installed in accordance with the permitted design and all
permit conditions, were inspected, were properly tested, and have successfully met those
performance tests.”

or which satisfies the requirements of §1-311 of the referenced rules.
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Wastewater System and Potable Water Supply Permit —
WW-9-3425-2 ExhibitJ | page 30f4

3.2.Prior to the use of the potable water supply on Lot 1, the permittee shall test the water
for Arsenic, Escherichia coli (E. coli), Fluoride, Lead, Manganese, Nitrate as N, Nitrite as
N, Total Coliform Bacteria, Uranium, Adjusted Gross Alpha Particle Activity, Chloride,
Sodium, Iron, and pH. The Lead sample shall be a first-draw. All water quality tests shall
be conducted at a laboratory certified by the Vermont Department of Health (a list of
which can be found on the VDH website). Results of the water tests shall be submitted
to the Vermont Department of Health prior to use or within 60 days of the submission of
the Installation Certification required in Condition 3.1, whichever comes first.

4. DESIGN FLOW

4.1.The following table provides the flows that the wastewater system and potable water
supply are designed to accept based on existing and proposed lot and building uses. The
design flows in gallons per day (gpd) in the following table are derived from section 1-803

of the Rules:
Lot | Building Building Use / Design Flow Basis Wastewater | Water (gpd)
(gpd)
1 Proposed | Residential Living Unit with 4-bedrooms 490 490
(based on 7-person occupancy)
6 Existing | Residential Living Unit with 4-bedrooms 490 490
(based on 7-person occupancy)

4.2.The table above reflects the designed capacity for wastewater systems and potable
water supplies derived from the uses documented in the permit application. If additional
capacities are needed, a permit amendment will be required for the total design flows.

5. WASTEWATER SYSTEM

5.1.All wastewater system conditions set forth in WW-9-3425 and amendments shall remain
in effect except as amended or modified herein.

5.2.The 4-bedroom single family residence on Lot 6 is approved with an existing wastewater
system. No changes shall be made to the existing wastewater system unless otherwise
exempt without prior approval from the Drinking Water and Groundwater Protection
Division.

5.3. Prior to construction or site work on Lot 1, a designer shall flag the proposed leachfield,
and the owner shall maintain the flags until commencement of construction of the
system.

5.3. Future replacement wastewater areas are identified on the stamped plan(s). There shall
be no construction or other activities that will affect the suitability of these areas for the
design and construction of a wastewater system.

5.5. Prior to the construction of a replacement wastewater system in a replacement area, the
landowner shall file an application with the Drinking Water and Groundwater Protection
Division pursuant to the Wastewater System and Potable Water Supply Rules.

5.6.Should a wastewater system fail and not qualify as a minor repair or for an exemption,
the landowner shall engage a qualified Licensed Designer to evaluate the cause of the
failure and submit an application to the Drinking Water and Groundwater Protection
Division, and obtain approval thereof, prior to correcting the failure.

5.7.This permit does not relieve the permittee of the obligations of Title 10, Chapter 48,
Subchapter 4, for the protection of groundwater.
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Wastewater System and Potable Water Supply Permit
WW-9-3425-2 Exhibit J Page 4 of 4

6. POTABLE WATER SUPPLY

6.1.All potable water supply conditions set forth in WW-9-3425 and amendments shall remain
in effect except as amended or modified herein.

6.2.The 4-bedroom single family residence on Lot 6 is authorized to utilize the existing on site
water supply system provided the potable water supply is operated at all times in a
manner that keeps the supply free from contamination. No changes shall be made to the
existing water system, and no other means of obtaining potable water shall be allowed,
without prior review and approval by the Drinking Water and Groundwater Protection
Division unless otherwise exempt. The landowner shall immediately notify the Division if
the water supply system fails to function properly and becomes a “failed supply”.

6.3.A location for a future replacement potable water source is identified on the plan(s)
stamped by the Drinking Water and Groundwater Protection Division. There shall be no
construction or other activities that would impact the suitability of this location for a
potable water source. Unless otherwise exempt, the landowner shall submit to the
Drinking Water and Groundwater Protection Division an application and required plans
prepared by a Class 1, Class A, Class B, Class BW Designer for the use of the replacement
well prior to drilling the well.

6.4. Prior to construction or site work on Lot 1, a designer shall flag the center of the proposed
potable water source, and the owner shall maintain the flag until commencement of
construction of the source.

6.5.Should a potable water supply fail and not qualify as a minor repair or for an exemption,
the landowner shall engage a qualified Licensed Designer to evaluate the cause of the
failure and submit an application to the Drinking Water and Groundwater Protection
Division, and obtain approval thereof, prior to correcting the failure.

Julia S. Moore, Secretary
Agency of Natural Resources

L//’}, Z«r/zu’
By Dated February 26, 2026
Frederic Larsen
Environmental Analyst VI

Rutland Regional Office
Drinking Water and Groundwater Protection Division

CcC: Jason Barnard
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Exhibit K

Town of Starksboro Development Review Board

Notice of Findings and Preliminary Determination

In Reference to: Application No: 26-DRB-02SD
for a 2-lot Major Subdivision Preliminary Plan Review Hearing
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

INTRODUCTION AND PROCEDURAL HISTORY

1.

Application No. 26-DRB-02SD seeks approval for a 2-lot major subdivision on the West side
of VT Route 116 at 793 VT Route 116, Parcel 10431. The application is made pursuant to the
2020 Town of Starksboro Land Use and Development Regulations.

In accordance with Section 426.B, a Pre-Application meeting was held with the DRB on
December 11, 2025. As a Pre-Application meeting no discussion during the meeting is
considered “evidence” nor is it binding on the Applicant. The application was determined to
be a major subdivision due to Parcel 10431 having undergone a subdivision approval within
the last 5 years, per SLUDR Section 426.D(1). See DRB Decision 25-DRB-01SD dated May
10, 2025.

The preliminary application was formally submitted on February 2, 2026. The Zoning
Administrator deemed the preliminary application complete on February 5, 2026.

Public notice requirements for the Preliminary Plan Review Hearing for Application 26-DRB-
02SD were completed as required in Section 401 and evidenced in Exhibit A. Thisincludes
a warning in the Addison Independent on February 5, 2026, required public postings, notice
to abutting property owners and owner/applicant mailings on February 2, 2026. A copy of
the application and supporting materials were made available at the Starksboro Municipal
Office and on the Town Website.

The Major 2-Lot Subdivision Preliminary Plan Review Application was considered by the
Development Review Board (DRB) at a public hearing on February 26, 2026 at the
Starksboro Municipal Office and Virtually via Zoom. The hearing was closed on February 26,
2026.

The following members of the DRB attending the hearing:

a. Rob Liotard, Evelyn Boardman (Vice Chair), Arnell Paquette, Tom Perry, Ben Campbell.
Pursuant to 24 V.S.A.§ 4461(b), a record of the name and addresses of persons participating
at the hearing is part of the hearing record. The following persons attended the hearing on
February 26, 2026:

Bradley Boss and Crystal Kelly, Owner/Applicant.

Jason Barnard, Applicant’s Agent.

Sharon and Joe Kelly (abutters)

Dan Nugent, {(abutter)

Dennis Casey (abutter)

John Habersang (abutter, via Zoom)

"o 000D
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Exhibit K

Town of Starksboro Development Review Board, Notice of Findings and Preliminary Determination
Application No: 26-DRB-02SD Preliminary Plan Review Hearing
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

8. Prior to or at the hearing, exhibits were provided to the DRB and the following were accepted
by the DRB at the public hearing. All exhibits are available at the Starksboro Municipal

Office.
Exhibits A-
Exhibit# | Description " Date
entered
A Warming, Abutter Map, and Abutters 2/3/26
Mailing Affidavit .
B Cover Letter by Bamard & Gervais dated ~ 2/3/26
2/2/26

_ C___ | DRB Application signed 1/30/26 _____2/3/26_
D Owner Authorization Letter by Barnard * 2/3/26
=
F

__+&Gervais dated 11/18/25 o
. | ProjectNarrative __  2/3/26
Draft Drawing S-1 Overall Subdivision  2/3/26
{ Plan dated 12-30-25 !
G | DraftDrawing S-2Lot6Site ~ 2/3/26
__, dated 12-30-26 o w
H | Draft Drawing S-3 Lot 1 House 2/3/26
- Site Plan o
I {Draft Drawing PL-1 Two-Lot  ~ 2/9/26
- Subdivision Survey Plat dated 01-14-
2026 (rec’vd 2/9/26)

Exhibit J was entered into the record at the meeting:
Waste Water Permit WW-9-3425-2 dated 2/26/2026.

EINDINGS
Based on the application, testimony, exhibits, and other evidence presented, the DRB
makes the following findings:

1. The Applicant requested approval for a 2-lot subdivision involving Parcel 10431 at 793 VT
Route 116. Parcel 10431 is a tax parcel involving four contiguous lots on both the east and
west side of VT Route 116. The lot to be subdivided was defined in the previous 25-DRB-
1SD subdivision as Lot 1, which includes the original farmhouse and barns west of VT Route
116. See Exhibit A Abutter Map to see the full extent of the tax parcel. Lot 1 is further
defined in an Administrator’s Deed conveying the property from the Estate of Mitchell Kelly
to Bradley Boss and Crystal Kelly recorded in the Town of Starksboro Land Records in
Volume 126, Pages 522-524 dated August 25, 2025.

2. The Boss-Kelly Lot 1 property in the application is located in the Agricultural, Scenic and
Rural Residential (ASRR) and Forest and Conservation (FC) districts as shown on the Town
of Starksboro Land Use Map on record at the Town of Starksboro Municipal Office, and
subject to the Density and Dimensional Standards Table requirements shown in Section

Page 2 of 6
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Town of Starksboro Development Review Board, Notice of Findings and Preliminary Determination

Exhibit K

Application No: 26-DRB-02SD Preliminary Plan Review Hearng
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

10.

11.

12.

13.

211, Figure 4 of the Starksboro Land Use and Development Regulations (SLUDR) adopted in
2020.
The application proposes no development or new lot lines within the FC portion of the
involved lot.
Application 26-DRB-02SD proposes to subdivide Lot 1 into two lots as follows:
(1) Lot 1: 148.36 +/-acres, with an existing functioning sand and gravel pit, and a
proposed single-family home.
(2) Lot 6: 4.84+/-acres, with an existing single-family home and farm structures.

The Lot 6 numbering is a continuation of the Lot numbering from the previous

subdivision application 25-DRB-01SD.
The Application proposes residential uses permitted per Section 210 in the ASRR District.
The existing sand and gravel pit is an Extraction use allowed with conditional use review in
the ASRR district. The pit’s use pre-dates zoning. Itis unknown if the pit currently meets the
requirements of Section 335 Extraction of Earth Resources, so it is unknown if the pitis a
allowed pre-existing use meeting the requirements of Section 335, or an allowed non-
conforming use governed under Section 122.E.
The proposed subdivision and development meet the Density and Dimensional Standards
of Section 211, except for the size of Lot 6. As Lot 6 is larger than the minimum range and
smaller than the upper range sizes noted in SLUDR Section 252.B (Lot size in the ASRR
district), a waiver is requested as part of the application.
Building Rights for each subdivided lot are allocated on proposed Plat PL-1 per Section
351.D, and Building Envelopes are defined per 243.B in the ASRR District on proposed Plat
PL-1.
A Utility easement for the existing well for the existing single-family home on Lot 6 onto Lot 1
is indicated on proposed Plat PL-1.
The Applicant is in conversation with the State Agency of Transportation regarding the need
for a VT Route 116 right-of-way access permit to utilize the existing sand and gravel pit drive
for the new residence, and to bring new power across the road.
The Applicant is in conversation with the State Agency of Natural Resources regarding the
location and designation of the Class Il Wetlands to the west of the proposed house site.
The site plan currently indicates the approximate wetlands boundary based on state GIS
website date pending an actual field delineation.
The applicant did not provide information in regards to compliance with Section 331,
Stormwater Management.
The applicant provided application materials per Section 426.C and as noted in the Exhibits,
which the Board found sufficient to conduct the hearing. This included a Narrative providing
a written response to the review standards listed in Subsection 426.E (Exhibit E).

Waiver request for ASRR Lot size required by Section 252.B: The applicant provided a
separate narrative (Exhibit E) to provide a response to Waiver Section 423.E review criteria.

Page 3 of 6
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Town of Starksboro Development Review Board, Notice of Findings and Preliminary Determination
Application No: 26-DRB-02SD Preliminary Plan Review Hearing
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

Exhibit K

CONCLUSIONS

The DRB concludes the following based on the findings of fact, the application materials

and evidence and testimony received:

Section 252.B: Waiver Request. After due consideration of the bylaws and the
evidence presented in the record, the Board concludes that the waiver of the Lot 6
size required by SLUDR Section 252.B cannot be granted by the DRB, per Section
300.B, and Sections 423.A and 423.E(1) where in both locations it is stated “The
DRB shall not grant a waiver to allow the establishment of a prohibited or
conditional use, or the subdivision of a lot that does not conform to the
applicable provisions of these regulations.”

Extraction Use: Without historical baseline knowledge of the extent and operating
conditions of the existing sand and gravel pit, the Board is unable to determine if the
use is pre-existing and compliant with Section 335 and requires no further current
review, or if the use is non-conforming with Section 335. If non-conforming, having
baseline historical knowledge of the use would allow the Board to determine what
operational limits may apply for continued use pursuant to Section 122.E.

Section 426.E (1): Siting and Suitability. The siting, design and layout of the
proposed subdivision is compatible with its setting and context, and conforms to
the standards of these regulations with the exception of the requested lot size
waiver. Lots and development envelopes establish suitable sites for future land
development in terms of their size, shape, location, topography and capability.

Section 426.E(2): Natural Features. The natural landscape, vegetation and
topography are preserved to the maximum extent practical considering the site’s
capacity and constraints. The proposed subdivision is designed and located to
minimize the loss and fragmentation of farmland and forestland.

Section 426.E(3): Character of the Area and Privacy. The proposed subdivision does
not alter the character of the surrounding area in a manner that limits, impairs or
precludes lawful use of neighboring properties. The proposed subdivision creates or
retains appropriate transitions from public to private spaces within the subdivision
and between the subdivision and adjoining properties.

Section 426.E (4): Energy Conservation and Access to Renewable Energy. The
proposed subdivision is designed and located to minimize energy use and facilitate
solar access to the extent that is economically and physically feasible

Section 426.E (5): Access and Circulation. Vehicular access is provided to each
proposed lot or building envelope in accordance with the standards of these
regulations. Traffic generated by the proposed subdivision will not have an undue
adverse effect on the condition, capacity, safety and function of the transportation
infrastructure serving the subdivision. Pedestrian access is provided within the
subdivision and along roads as appropriate given the location of the subject
property.

Section 426.E (6): Infrastructure, Utilities, Facilities and Services. Public facilities
and services are adequate to accommodate the proposed subdivision.
Infrastructure and utilities are provided within the subdivision as necessary to

Page 4 of 6
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Town of Starksboro Development Review Board, Notice of Findings and Preliminary Determination Exhibit K

Application No: 26-DRB-02SD Preliminary Plan Review Hearing
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

accommodate the proposed land development. Infrastructure and utilities are
located underground to the extent economically and physically feasible.

9. Section 426.E (7): Lighting. Lighting will be designed, located and used to provide
the minimum amount of lighting needed to create a safe environment for human
activity, to avoid increasing pre-existing light levels beyond the subject property, to
prevent glare and shield light sources, and minimize energy use.

10. Section 426.E (8): Recreation Access. The proposed subdivision is designed and
located to provide private or shared outdoor space for recreation.

11. Section 331: Stormwater. The application does not address whether the project will
comply with Section 331. A statement from the applicant should be provided to
assist with this determination.

RELIMINAR TION

Based on the standards and criteria referenced in the Starksboro Land Use Development
Regulations, the Starksboro DRB provides the following determinations regarding Preliminary Plan
Review application 26-DRB-02SD.

1. The applicant shall revise the Lot 6 size to meet the requirements of Section 252.B prior to
applying for a Final Plan Review, including revisions to all submittals affected by this
revision.

a. The applicant may wish to consider other development options available
through PUD Sections 358 and 247, including lot size options in 358.G and
open space requirements of 358.H. Should the applicant wish to revise the
application to a PUD, a Preliminary Plan Review hearing will be required to
be warned and held per Section 401.

b. If the applicant wishes to consider addressing the future use of Lot 6 as non-
residential, the lot size would be compliant with Section 211, but the
development would require a Conditional Use (CU) review following the
application requirements of Section 425. If the application is revised for this
purpose, a Subdivision Preliminary Review hearing will be required to be
warned and held per Section 401. The CU review would be conducted
concurrently with this Preliminary Hearing prior to a Final Plan Review per
VSA 24 § 4462.

2. The applicant shall qualify the historical use of the sand and gravel pit. A statement by the
applicant or other knowledgeable party attesting to the current area of the pit, the range of
past extraction quantities and the pit’s current compliance with Section 335 is acceptable.
The board does not envision this to be a rigorous quantitative exercise.

3. The applicant shall provide confirmation from VTrans that the existing sand and gravel pit
driveway’s Route 116 road entrance meets their requirements for access for the new use,
and any requirements for the installation of the new power service across Route 116.

Page 5 of 6


zoningadministrator
Text Box
Exhibit K


7

Town of Starksboro Development Review Board, Notice of Findings and Preliminary Determination

Exhibit K

Application No: 26-DRB-02SD Preliminary Plan Review Hearing
by Bradley Boss and Crystal Kelly, Parcel ID: 10431, 793 VT Route 116

4. The emergency vehicle turnaround at the sand and gravel pit must be clearly defined and

maintained. The applicant shall address if maintenance costs will be shared and
addressed via a shared maintenance agreement or shouldered solely by the landowner.

The applicant shall provide confirmation of communication with the Vermont Wetlands
Program regarding the disposition of the existing driveway wetlands crossing and the
building envelope’s proximity to the wetlands buffer prior to filing a final plan review
application. A condition of final approval will be included as follows: Evidence of a State
Wetlands permit or Exemption shall be provided prior to the issuance of a zoning permit.
Changes to the approved plans resulting from final wetlands delineations and State
permitting shall be reviewed by the DRB under an amended permit application per Section
428, unless the ZA finds the changes qualify for administrative review under Section 415.

The applicant shall attest that the project is exempt from the requirements of Section 331
Stormwater Management, or provide an amended application with these details.

e
Dated at Starksboro, Vermont, this% day of Maxda | 2026.

MA\?/\#—

Evel

Boardman Vice Chair

E. Ben Campbell Tom Perry

Do a9 Paguuass SIS

Arnell Paquette

U A. Robert Liotard

Notice of Appeal Rights and Participant Status

Pursuant to 24 V.S.A. § 4471 and Rule 5(b) of the Vermont Rules for Environmental Court
Proceedings, an "interested person" who has participated in this municipal proceeding may appeal
this decision to the Vermont Superior Court, Environmental Division, within 30 days of the date of
this decision.

Please be advised:

Participant Record: Per 24 V.S.A. § 4461(b), the Board maintains a record of the name, address, and
topic of testimony for all participants to establish the official hearing record.

* Party Status: Participation in the DRB hearing does not automatically make you a "party” to a court
appeal, even if you are the applicant.

* Action Required: To participate in an appeal, you must enter a written appearance with the
Environmental Division within 21 days of receiving a Notice of Appeal. Failure to file a timely
appearance may result in the case proceeding without your involvement.
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Exhibit L

Town of Starksbor

Bradley Boss & Crystal Kelly R EC E IVE D

~

Two-Lot Subdivision 4/8/2026 >

793 VT Route 116
Starksboro, Vermont

Responses to Preliminary Hearing Decision

In accordance to the items presented in the Preliminary determinations section of the March
206, 2026 decision, the following responses are being submitted:

1. The proposed subdivision is being resubmitted as a Planned Unit Development (PUD).

2. The applicant has discussed the historic pit usage with the current lessee and historic
usage of the sand pit is not determined.

3. The applicant has met with the VTrans representative for this area, and VTrans
permitting for the existing access is being determined.

4. An emergency vehicle turn-around is provided at the entrance to the existing sand pit.
The location of the pit entrance is shown on the site plans, and a shared maintenance
agreement of the pit entrance/ emergency vehicle turn-around can be provided at the
final hearing.

5. See attached email from Zapata Courage.
6. The total amount of new impervious surface area being added is 7,350+ SF. Because

the new impervious surface area is less than 10,000 SF, a stormwater management plan
is not required.
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Exhibit M

Town of Starksboro Zoning Administrator
PO Box 91, Starksboro VT 05487 zoning@starksborovt.org
April 17, 2026

Brad Boss and Crystal Kelly
422 Hayden Hill Road E.
Hinesburg, VT 05461

CC:  Jason Barnard, Barnard & Gervais

RE: Notification of incomplete #26-DRB-02SD Final Plan Review application,
Parcel 10431, 793 VT Route | 16

Dear Brad, Crystal, and Jason,

We've received your application for a final plan review hearing for application 26-DRB-02SD on April |3t
and note that the 26-DRB-02PUD application has been withdrawn.

I've reviewed whether the submittals provided on 4/13/2026 address the preliminary determinations
noted in the DRB’s Notice of Findings and Preliminary Determinations dated May 26, 2026. In doing so,
| made the assumption that the attached Response to Preliminary Hearing Decision received on 4/8/2026 as
part of the 26-DRB-02PUD application applies to this application. This response should be updated and
resubmitted as necessary to reflect the discussion below.

In my review of the application materials plus the responses noted above | find the following with
regards to the Preliminary Determination Items:

Item |: The application has been revised to comply with Section 252.B minimum lot size.

Item 2: The application does not provide the information requested by the DRB to determine if
the pre-existing pit is conforming, or non-conforming and subject to Section 122.E. The
applicant should indicate whether more information will be provided prior to the hearing, or
whether they understand that the DRB will either deem the application incomplete at the
hearing, or make the above determination without assistance from the applicant.

Item 3: A letter of intent or a permit from VTrans for the Rt. |16 access work is not provided. |
understand from verbal communication with Brad that the site visit by the State has taken place
and that a permit is in the works. The permit must be provided prior to the hearing date to
avoid the application being deemed incomplete during the hearing.

Item 4: The revised site plan does not indicate the emergency turnaround. This was indicated on the
PUD site plan, and must be indicated on the revised site plan. If there will be a shared road
maintenance agreement, it must be provided before the hearing date to avoid the application
being deemed incomplete at the hearing. If there will not be an agreement, the Town will
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26-DRB-02SD Final Plan Review, ZA notice of incomplete application Exhibit I\/IApriI 17,2026
Boss-Kelly Parcel 10431, 793 VT Route 116

assume that the Owner takes all responsibility for maintenance of the road to the residence and
to the sand and gravel pit.

Item 5: Although no information is provided on the State wetlands review in this new application, an
update to the April 1, 2026 email from Zapata Courage to Barnard & Gervais provided in the
26-DRB-02PUD application, including the work Barnard & Gervais noted would be confirmed
must be provided before the hearing date to avoid the application being deemed incomplete at
the hearing.

Item 6: I'm assuming that the stormwater information provided in the April 6t response remains valid.
If so, this information should be included on the final site plan.

Other items noted:

I. Please confirm that you wish us to include Waste Water Permit WW-9-3425 (Exhibit ] in the
preliminary hearing) with this application. This permit may have required amending due to the
change in Lot 6 configuration. If an amended permit is not provided prior to the hearing, the
DRB will determine whether the application is complete.

2. Narrative bullet item “Natural Features”: | believe the last sentence of the paragraph is
intended to say “all proposed and existing infrastructure”.

3. Information on how power and telephone utilities will be run across the wetlands is requested
by the ZA and must be provided prior to the hearing date.

Fees: The previous fee paid for the 26-DRB-02SD preliminary hearing application covered this final
hearing, so no fees are due until recording.

Regards,

Stephen Rooney

Zoning Administrator

Town of Starksboro

Direct Line: 802-453-2768
zoning@starksborovt.org

Office Hours Mon & Tues 9am - 3:30pm

Encl: Responses to 02-DRB-02SD Preliminary Hearing Decision
included with application 02-DRB-02PUD.

CC:  Ben Campbell, Chair, DRB
Evelyn Boardman, Vice Chair, DRB
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BARNARD & GERVAIS. LLC

Land Surveyors, Licensed Designers, Environmental Consultants

www.barnardandgervais.com

, Exhibit N
April 20, 2026

Town of Starksboro Town of Starksborg
Attn: Steve Rooney R E C E IV E D
P.O. Box 91

Starksboro, VT 05487 4/20/2026

Subject:  Bradley Boss & Crystal Kelly — Two-Lot Subdivision, 793 VT Route 116, Starksboro, VT
— Response to Comments.

Dear Steve:

I have reviewed your letter dated April 17, 2026, and provide the following responses.
Based on the materials submitted with the initial application and the clarifications below, we believe
the application meets the requirements to proceed with scheduling a hearing. Any additional
materials, if warranted, will be provided during the DRB process and should not delay scheduling.
Our responses are as follows:
Item 1: Noted
Item 2: Please find attached a letter from Benjamin Putman regarding the gravel pit.
Item 3: This item is in process. The current access is existing and is being reviewed by VIRANS.
Item 4: Please see the revised drawing attached.
Item 5: Included below is correspondence with the state wetland ecologist, Zapata Courage. This
applies to the subdivision. At the time this letter is dated, the Addison County Growing Season (ie.
the window in which the state accepts wetland assessments) is not open yet. Once it is open, our
Wetland specialist will assess the site. This information will be gathered and shared before the next
hearing.
Item 6: The stormwater information submitted on April 6 remains valid.
Other items noted:
The wastewater permit is applicable and will be a simple amendment.

Addressed

Power and telephone utilities will not cross wetlands; they will be constructed within the same
footprint as the road.

Hinesburg: 10523 VT Route 116, P.O. Box 133, Hinesburg, VT 05461; Phone (802) 482-2597
Enosburg Falls: 167 Main Street Suite 10, P.O Box 820, Enosburg Falls, VT 05450; Phone (802) 933-5168
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BARNARD & GERVAIS. LLC

Land Surveyors, Licensed Designers, Environmental Consultants

www.barnardandgervais.com

Exhibit N

At this time, the application materials are sufficient to support scheduling of the DRB hearing. We
respectfully request that the application be advanced accordingly. Any remaining items can be
addressed as part of the hearing process.

Sincerely,

!

Jason S. Barnard
Licensed Designer #0126179

c: Bradley Boss & Crystal Kelly

Hinesburg: 10523 VT Route 116, P.O. Box 133, Hinesburg, VT 05461; Phone (802) 482-2597
Enosburg Falls: 167 Main Street Suite 10, P.O Box 820, Enosburg Falls, VT 05450; Phone (802) 933-5168
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UTNAM BENJAMIN W. PUTNAM, ESQ,

) AMY R. MENARD, ESQ,

&JME NA RD 0 P LC JUDSON E. HESCOCK, ESQ.
A

TTORNEYS AT LAW Exhibit O

Town of Starksbort

April 16, 2026 RECEIVED

4/20/2026

Development Review Board
Town of Starksboro

2849 Route 116

Starksboro, VT 05487

Re:  Crystal Kelly and Bradley Boss Two-Lot Subdivision, 793 Route 116, Starksboro
Dear Members of the DRB:

I represent Crystal Kelly and Bradley Boss, the applicants in the above matter. Ms. Kelly and
Mr. Boss have asked me to provide my opinion as to whether the DRB can impose a condition on the
subdivision approval requiring them to gather and report historical information on the pre-existing
gravel pit located on a portion of their property.

Ms. Kelly and Mr. Boss are seeking to subdivide their 153.2-acre parcel into two lots of 151.2
acres and 2.0 acres, in order to allow the 151.2-acre lot to be developed with a future residence. The
application does not propose any expansion, alteration, or change in use of the gravel pit.

I have reviewed the Starksboro Land Use Development Regulations, with a particular focus on
Section 350 (Subdivision and PUD Standards) and Section 426 (Subdivision Review). The standards
deal with the layout and configuration of the proposed subdivision. I have not been able to locate any
provisions that would provide a basis for requiring landowners to report on historical usage of a facility
such as a gravel pit. As noted above, the pit on the Kelly/Boss property is not proposed to be expanded
or altered in any way. The existence of the pit is irrelevant to the matter before the DRB (the proposed
division of the property into two lots).

Based on the foregoing, it is my opinion that the DRB must base any conditions on the
enumerated standards in the Regulations, and does not have authority to impose a condition requiring
the applicants to obtain information and report on past or current usage of the gravel pit.

Thank you for your attention to this matter.

Sincerely,

</~\

cc: Crystal Kelly and Bradley Boss Benjamin W. Putnam, Esq.
benj@pmlawvt.com

ONE CROSS STREET, MIDDLEBURY, VERMONT 05753 PMLAWVT.COM TEL 802.388.7966 FAX 802.388.9713
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M G ma i I Scott Baker <scott@barnardandgervais.com>

Fwd: WW-9-3425-2, 2026-0033 793 VT-116-Starksboro

Jason Barnard <jason@barnardandgervais.com> Wed, Apr 1, 2026 at 1:52 PM
To: Scott Baker <scott@barnardandgervais.com>
Scott, Exhibit P Town of Starksbor
Here is the email from Zapata. R EC E IVE D
4/20/2026

Jason

---------- Forwarded message ---------

From: Courage, Zapata <Zapata.Courage@vermont.gov>

Date: Wed, Apr 1, 2026 at 1:45 PM

Subject: RE: WW-9-3425-2, 2026-0033 793 VT-116-Starksboro

To: Jason Barnard <jason@barnardandgervais.com>

Cc: babinco3@gmavt.net <babinco3@gmavt.net>, crystal.kelly77@gmail.com <crystal.kelly77@gmail.com>, Derek
Thibodeau <derek@barnardandgervais.com>

Hi Jason,
Thanks for sending these over. So a couple of things:

1. The use of the access road to the gravel pit can be used as a driveway without a wetland permit, since no
widening of it is necessary. If there is a culvert in place, it can be replaced, maintained, and repaired in its existing
footprint without a wetland permit. Upsizing may require a Registration form.

2. Yes, have Derek confirm that the building envelope near the gravel pit is outside wetlands/buffers,

3. Also have Derek confirm that the proposed well location for Lot 6 is outside of wetlands and buffer.

I will not need a site visit unless something is really funky out there.

Please reference #2026-0033 793 VT-116-Starksboro in future communications about this project please!

Cheers,

Zap

From: Jason Barnard <jason@barnardandgervais.com>

Sent: Tuesday, March 31, 2026 12:34 PM

To: Courage, Zapata <Zapata.Courage@vermont.gov>

Cc: babinco3@gmavt.net; crystal.kelly77@gmail.com; Derek Thibodeau <derek@barnardandgervais.com>
Subject: Re: FW: WW Application in Starksboro with recommended Wetlands Permit: WW-9-3425-2, Submission:
HQJ-QBN2-EQ3PS

EXTERNAL SENDER: Do not open attachments or click on links unless you recognize and trust the sender.

Good Morning Zapata,


zoningadministrator
Received Stamp

zoningadministrator
Text Box
4/20/2026

zoningadministrator
Text Box
Exhibit P


Hope you are doing well and thanks for your recent issuance of the wetlands crossing permit in Bristol. As always, it is a
pleasure working with you on these projects.

Exhibit P

I am following up regarding the property listed above and have included our site plans for the project. This project is
relatively simple, utilizing an existing gravel farm road that

crosses a wetland complex and a new parcel with a building envelope created outside the ANR Class 2 wetland buffer,
based on the ANR wetland mapping program.

Regarding the existing access road that crosses the wetland complex, this pit road has existed for as long as anyone can
remember and no widening of the drive

is required as part of the project. Near the proposed building envelope, | was planning to have Derek review and
delineate (if necessary) any wetlands at this location

when the growing season is underway. Once this is done, | will have Derek reach out to you to review his findings and
likely rule this one out via a desktop review.

In the meantime, | wanted to touch base with you on this and provide a status update. Please feel free to reach out with
any questions.

Best Regards,

Jason

On Thu, Feb 5, 2026 at 9:58 AM ANR - WSMD Wetlands <ANR.WSMDWetlands@vermont.gov> wrote:

PLEASE DO NOT REPLY. This is an automated message. This is a courtesy reminder that there may be other state
environmental permits needed for your project. You have applied for a Wastewater permit. According to the Permit
Navigator, your project may require a wetland permit before work starts. Most projects within 50-feet (ft) of a wetland
require a wetland permit. This includes driveways, house locations, utility crossings, or grading for lawns. It is the
responsibility of the landowner or their representative to identify Class Il wetlands and obtain any necessary wetland
permits. Not sure where there are wetlands? State wetland maps are approximate and not for project design. Wetland
delineations following protocol are the only accurate way to determine the boundary of the wetland in relation to your
project. You can find a list of consultants who perform that work here: https://dec.vermont.gov/
watershed/wetlands/what/id/wetland-consultant-list Wetland boundary work needs to take place during the growing
season (typically April — Oct). Your State District Wetlands Ecologist is copied on this email. They can help you. Just
submit an inquiry using this link: https://forms.office.com/g/NYE1dgvnud and send your site plan for wetland review.
Thank you.

From: State Of Vermont Waste Water Install Certs <ANR.WWiInstallCerts@vermont.gov>

Sent: Thursday, February 5, 2026 2:55:05 PM

To: ANR - WSMD Wetlands <ANR.WSMDWetlands@vermont.gov>

Subject: WW Application in Starksboro with recommended Wetlands Permit: WW-9-3425-2, Submission: HQJ-
QBN2-EQ3PS

User selected that Permit Navigator Recommended a Wetlands Permit.

Submission: HQJ-QBN2-EQ3PS
Permit Number: WW-9-3425-2
Project: Bradley Boss & Crystal Kelly Two-Lot Subdivision
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Description: This project is relative to a 153.2+ acre property located at 793 VT Route 116 in Starksboro. The property
is improved with a 4-bedroom single family farm house and several agricultural outbuildings. The existing residence is
served by an on-site in ground wastewater system and provided water by an on-site shallow well. Mr. Boss & Ms. Kelly
are proposing a two-lot subdivision to create two (2) new parcels.
Project Address: 793 VT Route 116 Starksboro

Applicant Email: babinco3@gmavt.net; crystal.kelly77@gmail.com
Form Submitter Email: jason@barnardandgervais.com Exhibit P
District: District 9

Sincerely,

Jason Barnard
Licensed Designer
P: (802) 482-2597

jason@barnardandgervais.com

Office Hours:
Monday through Friday, 8:00 a.m. until 5:00 p.m.

Sincerely,

Jason Barnard

Licensed Designer

P: (802) 482-2597
jason@barnardandgervais.com

Office Hours:
Monday through Friday, 8:00 a.m. until 5:00 p.m.
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