
Starksboro Development Review Board Agenda 

Thursday, December 11, 2025 @ 6:30 pm. 

 

*TOWN CLERK’S OFFICE AND VIA ZOOM* 

 Instructions for remote participation below 

 

TIME TOPIC 

  

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

 

 Public Comment for non-agenda items only 

6:31 Hammerbeam Holdings LLC (dba Vermont Frames) 25-DRB-04CU Conditional Use 
Permit Amendment/25-DRB-03WVR Waiver request, 22 Varney Hill Road, Parcel 10544.  
The proposed subdivision is in the ASRR District.   

7:30 Boss-Kelly Major Subdivision Pre-application meeting (non-binding, informal). 793 VT 
Route 116, Parcel 1043. Subdivision is in the ASRR District 

8:30 Review and approve minutes from 11/6/25 

8:35 Deliberative Session 

9:00 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 

 



Applicant name(s)Hammerbeam Holdings Application # 25-DRB-04CU/03WVR 

 

Date of Hearing:  Dec 11, 2025  Type: Conditional Use / Waiver 

 

 

 

Town of Starksboro 

Exhibit List 

 
Exhibit # Description Date 

entered 

notes 

A Warning / Abutters Mailings 11/25/25  

B Zoning Permit Application dated 

11/19/25, rec’vd 11/20/25 

11/25/25  

C DRB CU/WVR Application dated 

11/19/25, rec’vd. 11/20/25 

11/25/25  

D Cover Letter (2pgs) from Kevin Moyer to 

DRB dated 11/19/25, rec’vd 11/20/25 

11/25/25  

E Applicant responses to Sections 423.E and 

425.D (4 pages) dated 11/17/25, rec’vd 

11/20/25 

11/25/25  

F Abutter Support Letter, Kurt 11/25/25  

G Site Plan Sheet F-01, 11x17, dated 

11/19/25, Revision #1.  

11/25/25  

H Site Plan-3D views Sheet F02, dated 

11/19/25, Revision #1 

11/25/25  

I ZA email review-referral letter to 

applicant (4 pages) dated 11/10/25 

11/25/25  
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Steve Rooney

From: Starksboro Zoning Administrator

Sent: Monday, November 10, 2025 4:35 PM

To: Lindsay Hildebrand; Kevin Moyer

Cc: Ben Campbell

Subject: RE: Vermont Frames Storage Shed Project - Parcel 10544

Attachments: Vermont Frames 22 Varney Hill Road Parcel 10544 Permit History 11-10-2025.pdf

Hi Lindsay and Kevin, 

 

I spent some time today going through our zoning files on your parcel 

to understand the permit history.  See attached markup of your 10-14-25 site plan 

with my notes of how I interpreted what was in our files. 

 

There are several past permits that were issued where the permitted work was either 

modified slightly during construction, or not built at all.  For instance, your connecting 

shed in your current permit proposal was permitted prior in 2019, but never apparently never built. 

 

There are a couple of sheds in dark blue where I do not find an associated permit, and they do not show 

up in the site plans submitted for earlier permits.  We might consider lumping those into this current 

permit request to get things up-to-date. 

 

 

Initial review notes: 

1. Expansion  / modification of your existing industrial use is an amendment to your past conditional 

use approvals granted by the Town, 

so you’ll need to file a DRB application for a Conditional Use Review, see below. 

2. The new 16x72 storage shed on the south side may be inside the required non-residential 50ft. 

setback in the ASRR district from abutting properties. 

If so, you’ll need to file a Waiver request, which can be done concurrently on the same DRB form 

that you file for the Conditional Use Review. 

Note that in the Waiver request you’ll need to demonstrate that the shed cannot be placed 

outside of the setback without undue hardship. 

3. The new connection shed abuts two sheds that existed prior to 1993 which are considered non-

conforming as far as the setback to Route 116. 

The new connector can expand this footprint as it does not make the sheds more non-conforming 

per Sect. 122.D.(3), Figure 1, see below. 

 

EXHIBIT I
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Process to move forward: 

1. You provided a separate zoning permit application for each of the new proposed sheds.  These 

should all be lumped under one application (and potentially the unpermitted existing sheds).  This 

will reduce confusion and filing fees. 

2. You should go online and download the DRB application from the zoning page, and fill it 

out.  Select “Conditional Use Review” and “Waiver Request”, and see pages 2 and 3 for 

instructions on how to complete the application.   You don’t need to duplicate any submittals 

you’ve already sent. 

3. On the site plan, you’ll need to note the distance from the proposed sheds to the closest property 

line, or the centerline of Route 116. 

4. Under Lot Coverage on page 2 of the zoning permit, you should note “No increase to existing 

impervious areas”. 

5. You can reference the attachment to fill in some of the permit numbers on page 2 of the zoning 

permit. 

6. Pay the fees.  I will send a calculation later this week. 

 

Once I receive all this, I will warn a hearing.  It’s likely to be December 11, let me know if that causes any 

issues on your end. 

 

Please feel free to contact me with any further questions. 

 

 

Regards, 

EXHIBIT I
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Stephen Rooney 

Zoning Administrator 

Town of Starksboro 

Direct Line: 802-453-2768 

zoning@starksborovt.org 

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

 

 

 

From: Lindsay Hildebrand <lindsay@vermontframes.com>  

Sent: Wednesday, November 5, 2025 10:29 AM 

To: Kevin Moyer <kevin@vermontframes.com>; Starksboro Zoning Administrator <zoning@starksborovt.org> 

Cc: Lindsay Hildebrand <lindsay@vermontframes.com> 

Subject: RE: Vermont Frames Storage Shed Project 

 

Hi Steve, 

 

Thanks for your time yesterday.   

 

Please see attached zoning permit applications for the 3 sheds (2 sheds and 1 connector) in addition to the site 

plans Kevin sent you yesterday.  

 

Let me know if we missed anything or if you need anything else.  

 

Thanks, 

Lindsay 

 

Lindsay Hildebrand | Bookkeeper and Office Manager 

Phone: (802) 453-3727   Direct: (802) 453-7816 
Email: lindsay@vermontframes.com 

22 Varney Hill Road Starksboro, Vermont 05487 

Vermontframes.com 

Foamlaminates.com 

  

 

 
Divisions of Mortise and Tenon LLC 

  

 

From: Kevin Moyer <kevin@vermontframes.com>  

Sent: Tuesday, November 4, 2025 10:54 AM 

To: Starksboro Zoning Administrator <zoning@starksborovt.org>; Lindsay Hildebrand <lindsay@vermontframes.com> 

Subject: Vermont Frames Storage Shed Project 
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Steve, 

 

Thanks for your time, here are the files we were screen sharing. 

 

@Lindsay Hildebrand will submit a permit request to the Town of Starksboro.  

 

Kevin 

 

_______________________________________________________ 
Kevin Moyer 
Vermont Frames & Foam Laminates of Vermont 
Phone: (802) 453-3727| Email: kevin@vermontframes.com 
22 Varney Hill Road Starksboro, Vermont 05487 
www.vermontframes.com 
www.foamlaminates.com 
Divisions of Mortise and Tenon LLC 
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PARCEL ID # 10431

ACRES: 153.2± ACRES

PROJECT NOTES:
1. THIS IS NOT A BOUNDARY SURVEY. PROJECT PERIMETER LINES ARE BASED ON A PLAN ENTITLED "THE ESTATE
OF MITCHELL KELLY, VT ROUTE 116 AND HILLSBORO ROAD, STARKSBORO, VERMONT, TWO-LOT SUBDIVISION AND
BOUNDARY LINE ADJUSTMENT PLAT" BY BARNARD AND GERVAIS, LLC, DATED 03/31/2025.

2. THE LOCATIONS OF EXISTING PHYSICAL FEATURES ON THIS PLAN ARE BASED ON A TOPOGRAPHIC SURVEY
COMPLETED BY BARNARD AND GERVAIS, LLC IN FEBRUARY 2025.

3. THE ELEVATIONS ON THIS PLAN WITHIN THE DASHED BOUNDARIES SHOWN ARE 1-FOOT CONTOURS BASED ON
NAVD88 (GEOID18) ESTABLISHED FROM SURVEY GRADE GNSS READINGS COLLECTED WITH A TRIMBLE R12i GNSS
RECEIVER ADJUSTED TO VERMONT GRID ON RANDOM CONTROL POINTS USING REAL TIME KINEMATIC
CORRECTIONS FROM A VIRTUAL REFERENCE STATION OF THE VT CORS NETWORK.  THE ELEVATIONS ON THIS
PLAN OUTSIDE THE DASHED BOUNDARIES SHOWN ARE 1-FOOT LIDAR CONTOURS OBTAINED FROM THE STATE
OF VERMONT VCGI OPEN DATA PORTAL DATABASE.

4. FOR CLARITY, TEXT IDENTIFYING EXISTING ITEMS IS LOWER CASE; TEXT IDENTIFYING PROPOSED ITEMS IS
UPPER CASE.

5. NO ATTEMPT HAS BEEN MADE TO LOCATE ANY UNDERGROUND UTILITIES BY BARNARD AND GERVAIS, LLC.
THE CONTRACTOR WILL BE RESPONSIBLE FOR CONTACTING DIG SAFE TO HAVE ANY UNDERGROUND UTILITIES
MARKED PRIOR TO ANY EXCAVATION OR SITE WORK.  THE CONTRACTOR SHALL NOTIFY THE DIG SAFE NETWORK
AT LEAST 72 HOURS PRIOR TO THE START OF CONSTRUCTION.

6. BASED ON THE RESULTS OF RECENT TEST PIT SOIL EVALUATIONS, AN AREA THAT IS SUITABLE FOR A PRIMARY
AND REPLACEMENT IN-GROUND WASTEWATER DISPOSAL SYSTEM HAS BEEN IDENTIFIED FOR THE PROPOSED
LOT 1 RESIDENCE. IN ADDITION, A REPLACEMENT WASTEWATER SYSTEM AREA HAS BEEN IDENTIFIED FOR THE
EXISTING FARMHOUSE ON LOT 6.

7. NO WETLANDS WERE SHOWN ON THE SUBJECT PARCEL ON THE "VERMONT NATURAL RESOURCES ATLAS" AND
NO OTHER WETLAND DELINEATION OF SAID PARCEL HAD BEEN CONDUCTED OF WHICH BARNARD & GERVAIS, LLC
IS AWARE. BARNARD & GERVAIS, LLC MAKES NO WARRANTIES THAT WETLANDS OR ASSOCIATED BUFFERS DO
OR DO NOT EXIST ON SAID PARCEL.  IT IS RECOMMENDED THAT THE LANDOWNER OR CONTRACTOR CONTACT A
WETLAND SPECIALIST TO CONFIRM NO WETLANDS EXIST PRIOR TO ANY EARTH WORK OR CONSTRUCTION.

8. BARNARD & GERVAIS, LLC IS NOT RESPONSIBLE FOR ANY ASPECTS OF HEALTH AND SAFETY ASSOCIATED
WITH THIS PROJECT.

9. ALL EXCAVATION WORK SHALL BE PERFORMED IN ACCORDANCE WITH APPLICABLE STATE OF VERMONT,
OCCUPATIONAL SAFETY AND HEALTH ADMINISTRATION (VOSHA) GUIDELINES FOR TRENCH EXCAVATIONS.

10. THE CONTRACTOR AND/OR LANDOWNER SHALL ADHERE TO THE GUIDELINES SET FORTH IN THE STATE OF
VERMONT EROSION AND SEDIMENT CONTROL HANDBOOK FOR CONSTRUCTION SITES.  IT IS THE RESPONSIBILITY
OF THE LANDOWNER OR SITE CONTRACTOR TO ENSURE THESE GUIDELINES ARE FOLLOWED AND
EROSION/SEDIMENT CONTROL MEASURES ARE MAINTAINED THROUGHOUT THE COURSE OF THE PROJECT.
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NO MAX.

BUILDING HEIGHT: 35 FT. MAX.

BUILDING FOOTPRINT (1- & 2- FAMILY RES.):

OR 3 ACRES MAX.

PER TOWN OF STARKSBORO LAND USE AND DEVELOPMENT
REGULATIONS ADOPTED JANUARY 7, 2020.
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Bradley Boss & Crystal Kelly 
Two-Lot Subdivision 

793 VT Route 116 
Starksboro, Vermont 

 
 
 

Project Description 
 
 Bradley Boss and Crystal Kelly own a parcel of land (Lot 1) located at 793 VT Route 116 in 
Starksboro. The parcel is 153.2 +/- acres in size and contains a 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 148.35 +/- acres and is proposed to be improved with a single 
family residence that will be served by an on-site wastewater system and provided water by an on-site 
drilled well. Lot 6 will be 4.85 +/- acres and contain the existing farmhouse, barn, 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.  
 
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. 

 
• Siting and Suitability – The proposed subdivision will create one (1) new developable parcel. 

The proposed residential home is situated at a location that contains well drained soils and 
gently sloped topography. The proposed subdivision has been designed in accordance 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 
following the DRB’s evaluation of the sketch plan and the subdivisions general conformance 
with the Land Use and Development Regulations. 

 
• Natural Features – The proposed subdivision boundaries are based on existing natural 

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 to reduce impacts on the existing 
landscape. 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 II wetlands 
associated with the parcel and all existing infrastructure will be adequately isolated from any 
Class II wetlands.   
 

• Character of the Area and Privacy – The general character of the area associated with this 
area 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 driveway and will be built several 
hundred feet from any property lines. There is no new development proposed on Lot 6, so the 
character of the area will remain the same with the existing buildings.  
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• Energy Conservation and Access to Renewable Energy – The proposed new residential 
homes 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. A permit will be obtained from 
VTRANS 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 VTRANS. 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 in woodlands 

and fields.   
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Town of Starksboro 

Development Review Board 

Minutes (DRAFT) 

November 6, 2025 
_____________________________________________________________________________________ 

Members Present: Ben Campbell, Rich Warren, Rob Liotard (via Zoom), Tom Perry. 

Members Not Present: Evelyn Boardman, Luke McCarthy, Arnell Paquette 

Applicants Present: Jay Caron 

Visitors: none 

Others Present:  Stephen Rooney, Zoning Administrator 

   

_____________________________________________________________________________________ 

Meeting called to order by Chair Ben Campbell at 6:30 pm 

 

Public Comment: None  

 

Hearing #25-DRB-02WVR Caron Waiver. 

Hearing opened at 6:35pm 

Chair Ben 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 Jay Caron, the Applicant. 

 

Testimony: 

 

J.Caron reviewed the application and plans, his letter to the Town on Sept. 29, 2025 explaining 

the need for the waiver (Exhibit D), and the letters from his abutters in support of his application. 

He also described the difficulty in locating the new mobile home in another location on the 

parcel that met the frontage setback from Varney Hill Road. 

 

S.Rooney reviewed his letter to J.Caron of July 10, 2025 (Exhibit G), and the interpretation of 

the zoning bylaws that required the replacement mobile home to be considered a new non-

conforming structure. 

 

Questions from the Board centered mainly on why the replacement home could not be 

considered a continuance of the existing non-conforming home per the bylaws. 

 

R.Warren confirmed with J.Caron the extent and thickness of the new concrete foundation pad 

that was poured over the existing slab. 

 



Town of Starksboro Development Review Board, Minutes of November 6, 2025 Meeting 

And Public Hearing for #25-DRB-02WVR Caron Waiver  
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R.Liotard asked about the actual waiver distance from the road.  J.Caron replied it’s 46ft as 

opposed to the required 100ft.  R.Liotard noted that this distance. although non-conforming, does 

not appear to pose a hazard. 

 

S.Rooney read through Section 424.E Waiver Review Criteria and explained how the 

replacement mobile home met these criteria.  There were no objections or questions from the 

Board. 

 

S.Rooney noted that a temporary storage permit had been issued to allow the mobile home to be 

stored on the pad on wheels pending this decision. 

 

 

Motion: B. Campbell made a motion to accept the waiver application as appropriate and 

complete.  T.Perry seconded.  

Vote:  All were in favor. 

 

B.Campbell read the Exhibit List.  There were no additions or corrections. 

 

Motion: B.Campbell motioned to close the public hearing at 7:03pm, R.Warren seconded. 

Vote: All in favor. 

 

Motion: R.Warren motioned to approve the waiver request.  B.Campbell seconded. 

Vote: All in favor. 

 

Minutes Review: 

Minutes from 10-23-25 DRB Meeting were reviewed. 

 

Corrections noted: 

Second paragraph under “Testimony”: delete the word “drawing” after “S-2”. 

Page 2 paragraph 4: Remove the word “to” before the word “investigating”. 

 

Motion: R.Perry moved to accept the 10/23/25 minutes with corrections noted.  R.Liotard 

seconded.  

Vote: All in favor. 

 

The Applicant was dismissed. 

 

Deliberative Session (to further discuss the 25-DRB-08SD Castonguay decision): 

Motion: R.Warren moved to go into Deliberative Session at 7:45pm.  B.Campbell seconded. 

Vote: All in favor. 

 

Motion: R.Warren moved to adjourn at 8:03pm.  B.Campbell seconded. 

Vote: All in favor.  

 


