
Starksboro Development Review Board Agenda 

Thursday, March 12, 2026 @ 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). 

6:35 Public Comment for non-agenda items only 

6:45 Review and approve minutes from 1/22/26, and 2/26/26 

7:00 Minor Subdivision 26-DRB-01SD Harper-Herr 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 

 



Applicant name(s): Harper / Herr Application # 26-DRB-01SD 

Date of Hearing: March 12, 2026 Type: Minor Subdivision Final Plan Review 
 

Town of Starksboro 

Exhibit List 
 

 

Exhibit # Description Date 

entered 

notes 

A Warning and Abutters Mailing Affidavit 2/3/26  

B Harper-Herr Cover Letter dated 
1/25/26 

2/2/26  

C DRB Application signed 1/12/26 2/2/26  

D Project Narrative received 1/27/26 2/2/26  

E Draft Subdivision Plat dated 1/19/26 2/2/26  

F Draft Boundary Line Adjustment Plat for 

VanSteamburg-Bedard and 

Dickason-Namy dated 1/20/2025 

2/2/26  

G Draft Plan “Proposed Compiled Lands 

of Eugene Vansteamburg and Kristi 

Bedard” dated 12/22/2025 

2/2/26  

H Boundary Line Adjustment Exemption 

Form – VanSteamburg/Bedard and 

Dickason-Namy dated 1/25/26 

2/2/26  

I Plot Plan (undated) depicting septic 

setback from VanSteamburg-Bedard / 

Dickason-Namy boundary adjustment 

2/2/26  

J Draft Warranty Deed – Dickason- 

Namy to VanSteamburg-Bedard 

2/2/26  

K Draft Warranty Deed – Harper-Herr to 

VanSteamburg-Bedard 

2/2/26  

L Draft Warranty Deed – 

VanSteamburg-Bedard Lot Merger 

2/2/26  

M Contract for Deed – Property Sale, 

Harper-Herr to VanSteamburg- 

Bedard, with Warranty Deed and 

Power of Attorney dated 9/8/23 

2/2/26  

N Water/Wastewater Permit 

Amendment WW-9-3432-1 dated 

3/5/2026 

3/10/26  

 



Town of Starksboro 

Development Review Board 

Notice of Hearing 

 

Kevin Harper and Julie Herr submitted a minor subdivision application (26-DRB-01SD) for Final Plan 

Review of a Two-Lot Subdivision located on a 198 +/- acre parcel (10340) at 579 Frank Orvis Road, 

Starksboro.  The proposed subdivision is in the LDRC/FC Districts.  The hearing on the application 

will be held per Sec. 426 of the Starksboro Land Use and Development Regulations (SLUDR). 

The Starksboro Development Review Board will conduct the hearing on March 12, 2026, starting at 

6:30p.m. at the Starksboro Town O7ice with remote access (info below).  The full application is 

available to review by request of the Starksboro zoning o7ice, and on the website at 

https://www.starksborovt.org/agendas-and-minutes 

Pursuant to 24 V.S.A. §§ 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 

Date :  February 2, 2026 
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EXHIBIT B

Town of
Starksboro
Received
1/27/26



EXHIBIT C

2/5/26 3/12/26

2/2/26

Town of Starksboro
Received
1/27/26



EXHIBIT  D
Town of
Starksboro
Received
1/27/26



EXHIBIT  DTown of
Starksboro
Received
1/27/26



EXHIBIT  DTown of
Starksboro
Received
1/27/26



EXHIBIT  E

Town of
Starksboro
Received
1/27/26



EXHIBIT  F

Town of
Starksboro
Received
1/27/26



Town of
Starksboro
Received
2/3/26
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Town of
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1/27/26
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Town of
Starksboro
Received
1/27/26
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Town of
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1/27/26
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Town of
Starksboro
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Town of
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Town of
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1/27/26
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Town of
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1/27/26
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Town of
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1/27/26
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Town of
Starksboro
Received
1/27/26



EXHIBIT M

Town of
Starksboro
Received
1/27/26
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Town of
Starksboro
Received
1/27/26
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Town of
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1/27/26
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Town of
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Town of
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EXHIBIT M
Town of
Starksboro
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EXHIBIT MTown of
Starksboro
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Town of
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Town of
Starksboro
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1/27/26



   
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 

Wastewater System and Potable Water Supply Rules, Effective November 6, 2023 
 

 

Regional Offices – Montpelier/Essex Jct./Rutland/Springfield/St. Johnsbury 
 

Permittee(s): Kevin Harper 
Julie Herr 
579 Frank Orvis Road  
Bristol, VT 05443 

 Permit Number: 
 

WW-9-3432-1 
 

This permit affects the following properties in Starksboro, Vermont: 
Lot Parcel SPAN Acres Book(s)/Page(s)# 

1 – Existing 14-03-044 615-193-10340 198.00 Book:40 Page(s):198, 
Book:41 Page(s):340, 
Book:67 Page(s):401, 

Book:94 Page(s):52, Book:95 
Page(s):547 

1 – Proposed 
  

115.00 Book:40 Page(s):198, 
Book:41 Page(s):340, 
Book:67 Page(s):401, 

Book:94 Page(s):52, Book:95 
Page(s):547 

2 - Proposed 
  

83.00 
 

This project, consisting of amending WW-9-3432 for the subdivision of existing Lot 1 into 
proposed Lot 1 with an existing 3-bedroom single family residence and proposed Lot 2 which 
remains subject to notice of permit requirements, located at 579 Frank Orvis Road 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 lot 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. No buildings, roads, water pipes, sewer services, earthwork, re-grading, excavation, or 
other construction that might interfere with the operation of the wastewater system or 
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. 
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Wastewater System and Potable Water Supply Permit  
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1.4. All conditions set forth in WW-9-3432 shall remain in effect except as amended or 
modified herein. 

1.5. 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.  

1.6. Lot 2 is NOT approved for construction at this time.  Any deed for this parcel shall contain 
the following language until a permit has been obtained from the Drinking Water and 
Groundwater Protection Division: “Notice of permit requirements. In order to comply with 
applicable state Rules concerning potable water supplies and wastewater systems, a 
person shall not construct or erect any structure or building on the lot of land described 
in this deed if the use or useful occupancy of that structure or building will require the 
installation or connection to a potable water supply or wastewater system, without first 
complying with the applicable rules and obtaining any required permit. Any person who 
owns this property acknowledges that this lot may not be able to meet state standards 
for a potable water supply or wastewater system and therefore this lot may not be able 
to be improved.” 

1.7. 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. 

1.8. 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. 

1.9. 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 

2.1. Subdivision of the property/properties shall be completed as shown on the plans and/or 
documents prepared by Spencer Harris, with the stamped plans listed as follows: 

Title Sheet # Plan Date Revision 

HARPER/HERR Subdivision 1 of 1 02/18/2026  

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 stamped plans, or identified in this permit, is not allowed without prior 
approval by the Drinking Water and Groundwater Protection Division. 

3. DESIGN FLOW 

3.1. 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 
(gpd) 

Water (gpd) 

1 Existing Residential Living Unit with 3-bedrooms 
(based on 6-person occupancy) 

420 420 
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3.2. 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. 

4.  WASTEWATER SYSTEM 

4.1 All wastewater system conditions set forth in WW-9-3432 shall remain in effect except 
as amended or modified herein. 

5. POTABLE WATER SUPPLY 

5.1 All potable water supply conditions set forth in WW-9-3432 shall remain in effect except 
as amended or modified herein. 

 

Julia S. Moore, Secretary 
Agency of Natural Resources 
 
 
 
By ________________________________ Dated March 5, 2026  

Frederic Larsen 
Environmental Analyst VI 
Rutland Regional Office 
Drinking Water and Groundwater Protection Division 
 

cc: Spencer Harris 
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Town of Starksboro 

Development Review Board 

Minutes (DRAFT) 

January 22, 2026 
_____________________________________________________________________________________ 

Members Present: Ben Campbell, Rob Liotard (via Zoom), Luke McCarthy (via Zoom), Tom 

Perry. 

Members Not Present: Rich Warren, Evelyn Boardman, Arnell Paquette 

Applicants Present:  None 

Visitors: None 

Others Present:  Stephen Rooney, Zoning Administrator 

_____________________________________________________________________________________ 

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

 

Public Comment: None  

 

Agenda Review: No agenda modifications were proposed. 

 

Review of DRB Rules and Procedures: 

 

This review is being done to comply with Starksboro Land Use and Development Regulation 

420.C: The DRB shall perform development review functions in accordance with their adopted 

rules of procedure and conflict of interest policy. 

 

Review of: 

1. DRB Rules and Procedures approved in 2008.  Unfortunately this double sided document 

was scanned single-sided so even pages are missing. 

2. A copy of the similar Hinesburg version from 2012 marked up by E.Boardman 

3. The source Template II version of the same document provided by the Vermont Land 

Use Education & Training Collaborative – May 2005. 

 

The group reviewed the template version and discussed issues included in each document.   

 

The group completed a review of Section I: Authority through Section X: Decisions. 

 

The group will review Section IX Conflicts of Interest through Section XV: Amendments 

at the next meeting. 

 

S.Rooney took notes on the suggested edits, and will produce a partial draft for the next meeting 

for the board to review.  Once all sections are reviewed a final draft will be produced for final 

board review and approval.  For a full review of the discussion, see the video link below. 

(link is also available on the Town website under Agendas and Minutes). 

1-22-2026 DRB meeting video 



Town of Starksboro Development Review Board, Minutes of January 22, 2026 Meeting 
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12-11-2025 Minutes Review: 

 

Motion: L.McCarthy moved to defer approval of the accept the 12/11/25 minutes to the next 

meeting.  T.Perry seconded.  

Vote: All in favor. 

 

Motion: T.Perry moved to adjourn at 8:45pm.  B.Campbell seconded. 

Vote: All in favor.  

 

 

S.Rooney post meeting note: See attached 1-23-26 draft rules of procedure. 
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Town of Starksboro 

Development Review Board 

Minutes (DRAFT) 

February 26, 2026 
_____________________________________________________________________________________ 

Members Present: Ben Campbell, Evelyn Boardman, Rob Liotard, Tom Perry, Arnell Paquette 

Members Not Present: Luke McCarthy, Rich Warren 

Applicants Present: Bradley Boss, Crystal Kelly, Jason Barnard, Applicant’s Agent 

Visitors: Dennis Casey, Dan Nugent, Sharon Kelly, Joe Kelly, John Habersang (via Zoom). 

Others Present:  None. 

Minutes prepared by S.Rooney on 3/3/2026 from reviewing Zoom video. 

_____________________________________________________________________________________ 

Meeting called to order by Vice Chair Evelyn Boardman at 6:38 pm 

 

Changes to the Agenda: 

 

Motion: 

B.Campbell moved to move the minutes review to the beginning of the agenda. 

R. Liotard seconded. 

Vote: All in favor. 

 

2/12/2026 Minutes Review: 

 

Motion: 

B.Campbell moved to accept the minutes of 2/12/2026  

A.Paquette seconded. 

Vote:  All in favor 

 

1/22/2025 Minutes Review: 

 

Review of 1/22/2026 minutes tabled due to lack of attending members present. 

 

Public Comment: None  

 

Hearing #26-DRB-02SD Boss-Kelly 2-Lot Major Subdivision Preliminary Plan Review. 

 

Introductions and Sign-in Sheet distributed. 

 

Preliminary Plan Review Hearing opened at 6:46pm 

Vice Chair E.Boardman read the warning. 

 

 



Town of Starksboro Development Review Board, Minutes of February 26, 2026 Meeting 

And Preliminary Plan Review Hearing for #26-DRB-02SD Boss-Kelly Subdivision   
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E.Boardman swore in applicants and visitors, except J.Habersang on Zoom. 

 

E.Boardman asked if there were any conflicts of interest or Ex parte communications.  

 

B.Campbell noted that he prepared a forestry management plan 10 years ago for the applicants.  

There were no objections from the Board for B.Campbell’s continued participation. 

 

Testimony: 

 

J.Barnard reviewed the application and plans, and noted the following. 

 

• The new lot at original farmhouse labelled Lot 6 to continue lot numbering from earlier 

2025 subdivision. 

• Test pits and soils tests have been conducted at house site. The State Wastewater permit 

has been received WW-9-3425-2 issued 2/26/26. 

• The original house and farmhouse structures are being cleaned up and some structures 

have been taken down. 

• The Owner has no current plans for existing farmhouse and structures. 

• Wetlands boundary for new house is estimated from ANR website, as it can’t be 

delineated during the winter.  Barnard & Gervais has been in email contact with State 

Wetlands office.  Building envelope is currently shown 10feet outside of the assumed 

wetlands buffer, and may need to be adjusted once the wetlands extent is determined. 

 

B.Boss noted they have no plans for an ADU, the only plan for future buildings is a horse barn. 

 

E.Boardman asked if a baseline had been set for the sand pit use, in yards or otherwise.  

J.Barnard stated that this had not been done, due to the fluctuation in use that occurs between 

years, and that the use will not change from the historical use. 

 

E.Boardman asked if the board needed a statement of historical use to evaluate any future 

change.  R.Liotard noted this could be a range of use. 

 

T.Perry asked if the future anticipated change in the pit use would affect the subdivision.  

J.Barnard noted this would occur regardless of the proposed subdivision. 

 

B.Campbell asked about the ASRR district lot size waiver.  J.Barnard explained the farmhouse 

lot was difficult to contain in a lot less than the 4.8 acres indicated and capture the required road 

frontage, and to subdivide out a 25 acre parcel would break out too large an area of the 

remaining lot. 

 

J. Barnard noted the existing gravel drive predates the wetlands rules. 

 

R.Liotard asked if the house would be visible from the road, J.Barnard noted how it would be 

hidden behind the sand pit topography. 

 



Town of Starksboro Development Review Board, Minutes of February 26, 2026 Meeting 

And Preliminary Plan Review Hearing for #26-DRB-02SD Boss-Kelly Subdivision   
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J.Barnard noted that it needs to be confirmed with VTrans if an access permit will be needed to 

continue to use the existing sand pit road for the new residence.  B.Boss noted that a VTrans 

permit will be required to bring the power across from the east side of Route 116 to the west side 

of the road to a new pole.  Power will then go underground to the house site. 

 

R. Liotard asked about an emergency vehicle turn-around.  J.Barnard noted that the sand pit 

entry can be used as a turn-around location. 

 

B.Boss noted that all land in agricultural use now will remain in that use. 

 

J.Barnard reviewed the written Waiver request of ASRR Lot 6 size restrictions (Exhibit E) 

(SRooney note:  See SLUDR Section 252.B). 

 

B.Campbell asked if Lot 6 could be made 2 acres once other old farm buildings are removed.   

 

B.Boss noted this would create a financial hardship, and J.Barnard pointed out the issue with lot 

frontage mentioned earlier, as capturing the two Route 116 access drives and the rear of the 

existing structures make a 2 acre shape difficult. 

 

J.Barnard explained that the building envelope setbacks for Lot 6 are based on encompassing the 

footprints of the existing buildings.  The non-conforming Route 116 setback is based on the 

location of the northern existing barn.  This envelope line carries over from the earlier 2025 

subdivision application. 

 

E.Boardman read the Exhibit List.  J.Barnard submitted Wastewater Permit WW-9-3425-2 

issued 2/26/26 as Exhibit J. 

 

Motion: B.Campbell made a motion to accept the application as meeting the definition of a 

major subdivision application. T.Perry asked why it was a major.  J.Barnard noted it was due to 

the parcel being subdivided previously within 5 years (SRooney note: SLUDR Sect. 426.D(1))  

R. Liotard seconded.  

Vote:  All were in favor. 

 

A discussion of how to proceed between the preliminary and final review hearings was 

conducted. 

 

Motion: B.Campbell withdrew an earlier motion to continue the hearing to a time and date 

certain, and made a motion to close the preliminary hearing and resume the process at a time and 

date certain.  A.Paquette seconded.  The time was 7:53pm. 

 

Vote: All in favor 

 

Applicants and Visitors were dismissed. 

 

Deliberative Session: 

The board went into deliberative session at 8:00pm, and the meeting was adjourned at 8:30.  


