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Exhibit A

TOWN OF STARKSBORO
DEVELOPMENT REVIEW BOARD
NOTICE OF HEARING

Bradley and Alexandra Thompson submitted application 26-DRB-02WVR for a Waiver to build a garage
addition on set-aside land located on a 5+/- acre parcel #11061 at 140 VT Route 116 in the Town of
Starksboro. The proposed subdivision is in the ASRR district. The Waiver Hearing on this 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 28, 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. §§ 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 30, 2026



TAYLOR ROBERT Il
SMITH MICHELLE
12 IRELAND ROAD
STARKSEORO, VT 05487

615-193-10283
LAND & DWELLING

615-193-10733
LAND & BUILDING

RUSSELL DAVID
RUSSELL JANET
REVOCABLE TRUST

1248 VERMONT ROUTE . e ' DESMARAIS RICHARD
] ~ 1_'
STARKSBORO, VT 05487 !

PO BOX 17

STARKSBORO, VT 05487

615-133-109?3
LAND & DWELLING

DMV PROPERTIES INC

CASEY DAVID & | 01

VERONICA & DENNIS o) LAND & DWELLING

& PEGGY

PO BOX 3

STARKSBORO, VT 05487 . THOMPSON BRADLEY
THOMPSON

Sl J0eay ALEXANDRA

140 VT ROUTE 116
BRISTOL, VT 05443

HEARING 3 MCCORMICK
26-DRB-02WVR DONALD R I

THOMPSON MCCORMICK AMY L -
ABUTTERS i PO BOX 33 615-193-10972

iF

—— - LAND & DWELLING
4/28/26 b STARKSBORO, VT 05487




Town of Starksboro

PO Box 91, Starksboro VT 05487 ABUTTERS MAILING AFFADAVIT Exhibit C
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 71/ A ?/ o2 (7 that | sent by

US It class mail the attached “notice of public hearing”, for application 26-DRB-0ZWVR to the following list of
abutting property owners and others requesting notice.

%M—j Date: 5&/0/> 7426/

Stephéﬂ—Rﬁ)ney. Zopifig Administrator

| attest by my signature below that | have reviewed this list and that it was mailed on L// 30/ 242 (/
Attest: 6 fVW‘) Lu /(“ /{l M’M’{ = .. Town Clerk/ Assistant Town Clerk/ Town Admin
) a e ST

Applicants: Bradley and Alexandra Thompson, Parcel 11061, 140 VT Route 116

Abutters or Participants

Parcel # Name and Address

10283 ROBERT Il TAYLOR
SMITH MICHELLE

12 IRELAND ROAD
STARKSBORO, VT 05487

10973 RICHARD ) DESMARAIS
PO BOX 17
STARKSBORO, VT 05487

10972 DONALD R Il MCCORMICK
AMY L MCCORMICK

PO BOX 33

STARKSBORO, VT 05487

10609 DMV PROPERTIES INC

DAVID & VERONICA & DENNIS & PEGGY CASEY
PO BOX 31

STARKSBORO, VT 05487

10733 DAVID RUSSELL

JANET RUSSELL REVOCABLE TRUST
1248 VERMONT ROUTE | 16
STARKSBORO, VT 05487




Town of Starksborq

RECEIVED April 17, 2026

Bradley & Alexandra Thompson
140 VT Route 116 411712026
Bristol, VT 05443

Exhibit D

Garage Addition
Waiver Request
Dear members of the Development Review Board,

We are writing today to request a waiver to immediately build a 12’°x32’ addition to our existing
garage on the eastern side of the building. This waiver request is being brought forth because
our proposed addition is partially (2.5°) outside of our building envelope.

When considering all the required setbacks (100 feet from the road centerline and 20 feet from
all adjoining property boundaries) the remaining building envelope represents only
approximately 67 % of the one-acre parcel we were allocated.

It is important to note that we are fully complying with all required setback distances from
neighboring properties and roadways. As such, our proposed use of the land does not create
any impact on adjacent properties or their owners.

Additionally, we would like to point out that the restrictions within a building envelope was not
referenced in the permit application. Had this been clearly identified, it would have been a
reminder to us to consider our limitations long before completing the application. This likely
would have made us reconsider the original placement of our garage back in 2014 to give us
the option to build or expand upon on either side.

In response to each of the review standards as listed in Section 423:

423.E (1) The waiver requested will not go against any permitted, by-right use of the lot and
will benefit the continued, reasonable use of the property. There is no Flood Hazard Overlay
District on or neighboring this lot.

423.E (2) The waiver requested will not adversely affect the character of the area. Nor will
this have an effect on the adjacent property considering the boundary set-backs.

423.E (3) The waiver requested will not be detrimental to the public health, safety or welfare,
or have the effect of nullifying the intent and purpose of application provisions of any
regulations, plans, bylaws and ordinances. There will no impact to the public highway, any
private road or to any property line; and the structure will not prohibit any required
construction and maintenance.

423.E (4) The proposed land development is most beneficial to the eastern side of the
building - for personal reasons as well as what we feel is best for the town. Due to the size
of the slope on the western side and for the safety and security of our town, we would like to
keep equipment as minimally visible to the main highway as possible.

Given these factors, we respectfully ask the Board to take this request and supporting
information into consideration as you review our application.

Thank you for your time and consideration.



Brad & Ali Thompson

Facing N showing a 3’ retaining wall to the left (western side).

Facing N/E (below)

Exhibit D




Town of Sta.rksbo;

e Development Review Board 0. Box 51
"~ VERMONT Application Zoning Phone: 8024532768

‘ B - S www.starksborovt.org/zoning

Address of property: {40 YT Roure b Parcel ID (last 5 digits of SPAN):_|1 Olp |

Property Owner (see Page2): =0 uile | Tho ;'\;:&:w\) -
‘ Property Owner_R\oyopuclica Ao RSO

Mailing Address: 14D NT Route 1lle  Buistol VT OMU3R

Signature of Owner: ,;;‘/fj_, G P e Date_ 415124

Signature of Owner: J o _;__ S ¥ Date Wlslat,

Applicant (see Page 2): £ =00 -

‘ Mailing Address: _ —

Signature of Applicant: ZZ J/«':" __{ el B Date ‘—‘II‘D'?JP
QWMW Town of Starksborfq
Application Type (check all that apply): RECEIVED Exhibit E
O Variance (per section 422) 4/17/2026

Specific relief requested: R N
jZ/Waiver (per section 423) ORI

Specific relief requested: S (. vitioad 10 be byt 3.5 cudside of
L Site Plan Review (per section 424, “S” (jesignation in Use Table, or other Section). | ld& enve(ope.

Project description and Zoning Permit # o
[ Conditional Use Review (per section 425, “C” designation in Use Table, or other Section)

Project description and Zoning Permit #:
| 0 Subdivision (per Section 426). Pre-application meeting date :
| Minor Major Total # Lots
' {0 Planned Unit Development (per Section 427). Pre-application meeting date:
QO Appeal of decision by Zoning Administrator (per section 421)

Permit # or other decision being appealed:

O Other (specify) _ _ _ I

> 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.

Administrator/DRB use only

DRB Application Number: 26-DRB-02WVR  Fee Paid: Date Deemed Complete; 4/20/2027
Warning Public Notice date: 4/30/26  Final Hearing date: 5/28/26 Date of decision: -
DRB Chair: DRB Clerk/ZA:

Zoning office notes: S

DRB Application 10/14/2025 Page | of 3
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Exhibit F

Town of Starksbor(

RECEIVED

4/17/2026

Richard J.
Ni



Permit # 26-ZP-09

e

Jfﬁ—/@ﬁdpj ZONING PERMIT APPLICATION

VERMONT A Zaning Permic is required prior to any land development, as definad in the Starksboro
Lend Use & Development Regulations, Additional local permits and approvals, such as
Conditionz| Use Review and Site Plan Reviaw, may be required to file the Zoning Permit.
After-the-fact permits are charged at 3x the original permit fee,

Site Information:

PhysicalAddres_sofProper:y:__,( Yo gt Cort? |G Starushord  prcelip: HQof
Zoning Districe: A’: L Ovartay District?: Lot size (acrasy <=, (O
Property Owner Information: AN o TR i Applicant information:

Froperty Owner Name: Py h “‘(1‘*"'* . Applicane Name: bXza g Lhaowséem D S0y
Owner Mailing Address: 140 /T 1 cst€, 10b___ Applicant Mailing Address: 14D _J1 Ytowlt 112 ”
P ANhY uraunt o ddS e ekl L oranant 35S

Town of Starksborq

RECEIVED| [exnibite

4/2/2026

Description of Project: |2 KST Caclafed  lento  add'fo~ W Exibting
18)(5 z’ ;‘_'/_\CU'& -‘}:I-
ACKNOWLEDGEMENTS:

The Adminixerative Officer has 30 daps to act on 2 complute permic applicanen. Parmit approvals will be efective st the and of the t5-day wppeal pariod.
Neo construction i alfowed during the appeal pericd. The applicant o an interested party has the right to- appeal this permn. decision within F5-days of
issusnce go the Sarksboro Devekopment Review Board. LocaL stata, and federal regubtions may pply w0 projects and additom| octl, state and fedsral parmits may
be required. It Is the applicant’s responsibifity to scquirs additional local, state, and faderal permits. If those repuiItions ars not 23 restrbve as the
Smrlabore Land Use & Development Regulations, the Starkshara Reguleoons wit apply. Please contact the State of Vermons Parmit Specubsr (BO2-477.224)) for
rhers informanan on stte permits. Plsase contact the Surksborn Road Foreman regarding Reghe-of-Way und Access perrnits, All ressdentcd projeees must comply
with the ¥ermont Residentsd Bullding Enargy Standards. All represenmdons nmiade on applicatvon forms, deawingt, and amachments. we Binding. Failure to buid
accarding co the approved 2oning permit npplication is & vioktlon of the Sarksbora Land Usc & Developavent Regulations The Adminisorative Officer shalf hava the
right T conduet intpecbons at any tme during construction. A Certificare of Orcupency is required for new single-famdy home,

Signawsres: The undersigned hereby certifies che information within this application to ba trus and accurate, and accepts the
acknowledgements as noted above and in the Starksboro Zoning Regulations.

: . \ P .
Prpprtotr—" YL [2¢ Frag et 4 /12.4

Applicant Signacure Date Progierty Owner Signamure " Date
e {

PERMIT DECISION

Decislon: DENIED/ APPROVED ¢ APPROVED WITH CONDITIONS LISTED BELOW

Zoning Administrator signature: Cert. of Occupancy req? 1 Yes LI Ne
Drate of Signature: Data Zening Permit takes effect: Permit Expiration Data:

Date the Application was received by Swaff 4/3/26 Fee: § 80 Check # iA_gtl

Zoning Adminstrator's Comments: APP COMPLETE 4/6/26 -

TOWN CLERK'S OFFICE Reczeived for Record: AD. at o'clock AM / PM

Arnd Recorded in Book__ pags Attest Town Clerk/Assistant Tewn Clerk

AXEhopusn tionied July 202}



s 26-ZP-09
Exhibit G Permies_cocr 0

Review Checidis: TO BE COMPLETED BY THE APPLICANT:
Type of Project (check one): [ New Construction [ Change in Use & Addition/Alteration 1 Sign O Accessory Dwelling Unit

L Home Business 0 Renovation 1 Other:

Related Prior Approvals (Permits, Subdivision, Conditional Use, Site Plan) #

20 -
Total new square footage: g QL‘ Size in ft: Length 51 Width [ Height o

Wastewater permit, amendment. or waiver info (from State of Vermont):

Project setbacks: Distance from the property boundaries (ft):

+—
Right:sﬁ Lefe_") { Rear; S0 Frone_{ 50# Lot Coverage %
* With this completed application form please submit: A ADiagram [ The Permit Fee *

Does the property have any of the following conditions or is located within particular protection areas:

O Fleodphin 01 50 feet from a waterbody, stream, etc.
O Wetlands (Class | or Il) O Water Source Protection Arca

O Steep Slopes (20% or greater) O Conservation Easement lands

* Permir Fee: Sec Zoning Fee Schedule ZA to confirm fee prior to submission of completed application

Additional notes:



I Zl'!mmn

Please include a sketch of the proposed development.
You may use the space below to sketch your plan or
provide a professional prepared plan,

Include the following property information; boundary
lines and rights-of-ways, setbacks, surface warters and
wetlands, dimensions of existing and proposed struc-
tures. existing /proposed accesses (curb cuts) driveways
and parking areas, existing /proposed utilities. existing /
proposed water and wastewater systems. Additienal in-
formation may be required depending on the nature of

the project,

Diagram:

Diagram example: Exhibit G

rPl_l
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26-ZP-09
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Steve Roonez

From: Bradley Thompson Exhibit H
Sent: Monday, April 20, 2026 12:36 PM

To: Steve Rooney

Subject: Re: Permit Application

Steve,

We addressed 423e 2 in our letter to the Drb. We would like an official meeting with the DRB.

Thank you,

Brad Thompson
Townline Power Equipment
Starksboro, Vermont

On Apr 20, 2026, at 12:23 PM, Steve Rooney <srooney@starksborovt.org> wrote:

| meant to reference 423.E(2) below.

Regards,
<image001.png>

Stephen Rooney

Zoning Administrator

Town of Starksboro

Direct Line: 802-453-2768

zoning@starksborovt.org

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

From: Steve Rooney On Behalf Of Starksboro Zoning Administrator
Sent: Monday, April 20, 2026 12:22 PM

To: 'Bradley Thompson'
Subject: RE: Permit Application

Brad, ’'m considering the encroachment on your conservation boundary
to apply to 423.E(3). You are entitled to disagree, and | can note that in the materials
provided to the DRB if you’d prefer.

Regards,
<image001.png>

Stephen Rooney
Zoning Administrator



Town of Starksboro
Direct Line: 802-453-2768

zoning@starksborovt.org Exhibit H
Office Hours Mon & Tues 9am - §;3_.(_)pm

From: Bradley Thompson

Sent: Monday, April 20, 2026 12:13 PM

To: Starksboro Zoning Administrator <zoning@starksborovt.org>
Subject: Re: Permit Application

What is the reasoning for needing a support letter from my neighbors when | am nowhere
near the required setbacks from my property lines? Can you show me in the zoning bylaws
where support letters are required when complying with the required setbacks? | can
understand if | was trying to build something within the 20’ setback. Which plenty of
waivers have been approved for that in the past.

Thankyou,

Brad Thompson
Townline Power Equipment
Starksboro, Vermont

On Apr 20, 2026, at 11:56 AM, Starksboro Zoning Administrator
<zoning@starksborovt.org> wrote:

Brad, if you want an official decision on this, we’ll need to warn a hearing,
and I’ll need the abutter support letters noted below before | can consider
the application

complete for that purpose. | can send an example if you need one.

If you’d like an informal meeting with the DRB to discuss the issue, | can
set that up as part of aregular meeting. What is discussed at that time
is not legally binding on either party, and the DRB may make a different
determination

after the formal hearing is held.

Let me know which approach you wish to take.

Regards,
<image001.png>

Stephen Rooney

Zoning Administrator
Town of Starksboro

Direct Line: 802-453-2768



zoning@starksborovt.org
Office Hours Mon & Tues 9am - 3:30pm

From: Bradley Thompson

Sent: Monday, April 20, 2026 11:49 AM

To: Starksboro Zoning Administrator <zoning@starksborovt.org>

Cc: Alexandra Thompson Ben Campbell

Subject: Re: Permit Application

Steve,

Exhibit H

| submitted an application to get a meeting with the Drb to see if we can
proceed with this. Please set us up with this meeting.

Thank you,

Brad Thompson
Townline Power Equipment
Starksboro, Vermont

On Apr 20, 2026, at 11:12 AM, Starksboro Zoning Administrator
<zoning@starkshaorovt.org> wrote:

Brad and Ali,

I’'ve received your waiver application and check dated April 17,
2026.

I’m questioning the approach to apply for a waiver here.

The critical issue here is that there are 4acres of set-aside
conserved, undeveloped land required by

the original subdivision approval. The waiver request will
reduce the 4acres, and set-aside

restrictions are typically viewed as critical subdivision
conditions. Reducing that requirement

may be problematic for the DRB, as it can set a precedent for
other similar waivers to reduce the effectiveness of

the set-aside requirement.

In addition to questioning the waiver, I'm not on the purpose of
this statement, nor clear which permit is being referenced:
<image002.png>




I understand you were not a party to the original subdivision
decision, but you should have been aware or

made aware of the restrictions at the time of the land
purchase. | do know that the original house permit

you applied for references the subdivision decision, and the
shed permit issued to you prior to the garage includes a sketch
showing

the shed inside the set-aside zone.

If you’d prefer to continue with the waiver request, note thatin
423.E(4), you’re required to prove to

the DRB that the proposed land development cannot be
reasonably constructed in conformance with these
regulations, and they could deny

the application if they believe there are alternative locations
that might be reasonably considered, versus reducing the
area of a set-aside that was required by a previous decision.

Review Standard 423.E(2) also requires that you obtain
approval of your abutting property owner(s) affected by

this waiver request. In this instance | would interpret that to
mean getting a letter of support from your neighbor to the
north and to the east.

When you came in to meet with me last week, an alternative
approach we discussed

that would retain the 4acres would be to amend the
subdivision and the outline of the 1 acre envelope

to provide more room around the buildings, not just for this
addition but for parking, a pool, and misc. storage that

| can see from the aerial photos, and for any future additions to
the garage or house.

I’ve attached an example that overlays the aerial photo over
the original plat so you can see

the approximate area in the conserved land that has been
cleared and you’ve utilized for parking, a pool, and storage.

If the conserved land is adjusted to take advantage of the
setbacks along the road, you may be able to

conform the building area to areas you’ve developed and still
retain the 4 acres.

Note that ’'m ignoring the septic system in this discussion, as
the septic was shown in the approved

plat provided with the decision being located inside the
conserved area.

Exhibit H




| can’t guarantee that the DRB will approve of this approach, as
the northwest corner conserved land is not connected to the
other conserved land. They might require a northern strip be
added including some new plantings, for example.

Let me know if you wish to continue with the waiver, or want to
discuss the above or other options further.

Regards,
<image001.png>

Stephen Rooney

Zoning Administrator
Town of Starksboro

Direct Line: 802-453-2768

zoning@starksborovt.org
Office Hours Mon & Tues 9am - 3:30pm

From: Alexandra Thompson

Sent: Friday, April 17, 2026 11:45 AM

To: Starksboro Zoning Administrator <zoning@starksborovt.org>
Cc: Bradley Thompson

Subject: Re: Permit Application

Hi Steve,

We've put together an application and supporting
documentation/information for a DRB waiver. Please find attached.
There will be a check left in the drop box at the office along with
original copies.

Thanks,

Ali

> 0n Apr 3, 2026, at 6:37 AM, Alexandra Thompson
wrote:
>
> Steve,
>
> Attached is our permit application for putting an addition on our
garage. Please let us know if you have any questions. Brad can be

reached at
>

>Thanks,
>

> Ali
> <Thompson Permit App.pdf>

<ZA-SRooney 4 acre setaside ajdustment example.pdf>

5
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Town of Starksboro Development Review Board Exhibit |

Notice of Findings and Decision
In re: Joshua Larocque- Final Plat Application No. 08-121-SD, minor 2-lot subdivision of parcel #
E2116L2W.2

INTRODUCTION AND PROCEDURAL HISTORY

1. This proceeding involves review of an application for subdivision of land submitted by Joshua Larocque
for subdivision approval under the Town of Starksboro Subdivision Regulations (SSR), adopted April 20,
1993.
2. The Final Plat application # 08-1210-SD and plat were received by Zoning Administrator, David Wetmore
on March 23, 2009. A copy of the application is available at Starksboro Town Office.
3. On April 2, 2009, notice of a public hearing was published in the Addison Independent, a bi-weekly
newspaper, distributed county wide.
4. On April 2, 2009, notice of a public hearing was posted at the following places:
1. The municipal clerk’s office.
2. VT Rte. 116, within view of the public-right-of-way most nearly adjacent to the property for which
the application was made.
3. Starksboro Public Library
4. Post Office parking lot notice board
5. On March 30, 2009, a copy of the notice of a public hearing was mailed to Applicants. On March 30,
2009, ZA David Wetmore mailed (US 1* class) to the following owners of properties adjoining the property
(parcel #F4171E4) subject to the application. Town Clerk, Cheryl Estey certified that this was completed.
This requirement is known as exhibit # 2:
*  Town of Bristol, Donald and Amy McCormick, Melissa Cousino, Richard LaFayette and April
Vaughn, Gerald Rheaume and Ester Sederburg, David and Janet Russell, DMV Properties.
6. The application was considered by the Starksboro Development Review Board at a public hearing on April
23, 2009 and April 30, 2009. The hearing was closed on 4/30/09. The DRB reviewed the application under
the Town of Starksboro Subdivision Regulations, adopted April 20, 1993. Prior to the hearing a Sketch Plan
Meeting was held on June 12, 2008 on the Larocque proposed 2-lot subdivision. Based on the DRB’s review
of the sketch plan proposal and the Regulations, the 2-lot subdivision was determined to be a minor
subdivision.
7. Present at the hearing were the following members of the DRB:
* Liz Choiniere, Dan Baker, Dennis Casey, Hugh Johnson, Norm Cota, Arnell Paquette, and Dan
Nugent
8. At the outset of the hearing, the DRB Chair, Liz Choiniere afforded those persons wishing to achieve
status as an interested person an opportunity under 24 V.S.A. § 4465(b) to demonstrate that the criteria set
forth in that statute could be met. A record of the name and address of persons wishing status as an interested
person, a summary of their evidence with regard to the criteria, and a record of their participation at the
hearing is in minutes of the record. The following persons were in attendance at the hearing.
e Dave Wetmore, ZA
9. During the course of the hearing the following exhibits were submitted and accepted by the DRB on a
motion and vote: These exhibits are part of the subdivision application record and are available at the
Starksboro Town Office.
1. Complete SD application, fee, and related submissions, including information from Sketch Plan

2. Certification of public and adjoiner notification

3. VTrans “letter of intent” regarding access to VT Rte. 116

4. Kevin LaRose septic letter dated 10/21/08

5. Proposed final plat/survey prepared by Ron LaRose dated 4/29/09
FINDINGS of FACT



Town of Starksboro Development Review Board Exhibit |

Notice of Findings and Decision

In re: Joshua Larocque- Final Plat Application No. 08-121-SD, minor 2-lot subdivision of parcel #
E2116L2W.2

Based on the application, testimony by the applicant, exhibits, and other evidence the DRB makes the
following findings:

1. Joshua Larocque (owner of record) seeks approval for a minor 2-lot subdivision. The subject property is a
21.6 acre parcel located on east side of VT Rte 116 in the Town of Starksboro (parcel no. E2116L2W.2). The
applicant has proposed to subdivide his parcel into two complying parcels. Lot #1 is a 16.6 acre parcel with
904+/- feet of frontage along Ireland Road. Lot #2 is a 5 acre parcel with 790-feet along VT Rte 116. The
property is more fully described in a deed from Melissa Larocque to Joshua Larocque, dated February 18,
2008, and recorded in Book 90, Page 576, in the Starksboro Town Land Records.
2. The applicants parcel, # E2116L2W.2 is located in the Agricultural Scenic and Rural Residential (ASRR)
corridor as described on the Town of Starksboro Land Use Zoning Map on record at the Town of Starksboro
Municipal Office and outlined in section 1.5 of the Starksboro Zoning Bylaw (SZB).
3. The application for final Plat review was determined to be complete by Dave Wetmore, ZA on March 23,
2009, as required in Section 2.2. Subdivision approval is requested for the project pursuant to review under
the following sections of the Town of Starksboro Subdivision Regulations (SSR) and Starksboro Zoning
Bylaws (SZB):
*  Section 2.2 and Article 3 (SSR)
* Section 1.8.1 (SZB)

4. Lot #1 is currently developed with a single-family home. The applicant anticipates that a single-family
home will be built on lot #2. The applicant testified that there is not any “open agricultural” land as defined
in Article 6 (SZB). The applicant is applying for the minor subdivision under section 1.8.1 of the Starksboro
Zoning Bylaws. Mr. Larocque proposes to create a 1 acre building envelope (BE) on lot #2. The BE as
shown on exhibit #5 is located adjacent to VT Rte 116 and near the north boundary of the parcel. A new road
cut off of VT Rte 116 (exhibit # 3) will provide access to lot #2. The balance of lot #2 (4 acres) will be “set
aside” (developmentally restricted) as required in section 1.8. Additionally, 5 acres are being set aside on lot
#1 for the benefit of lot #2. In total, 9 acres will be set aside in order to permit creation (subdivision) of lot
#2. As shown on the final plat, exhibit #5, lot #1 was created in Subdivision decision # 02-101-SD with the
benefit of a 9 acre set aside. The approval of this application will result in a total of 18.1 acres of set aside
land on lots #1 and 2 as required in section 1.8.
4. Review General Standards 3.2- The applicant testified

3.2.1.1- The entire 21.6 acres is generally wooded or forested, except where it has been cleared for
his current home. The 1 acre BE on lot #2 is also wooded. No structures are proposed within 100 feet of
existing stream, pond or wetland, per section 2.14 (SZB). Lot #2 and the proposed building envelope (BE)
consist of well drained soils and are well suited for residential building. The BE is located to avoid two stone
walls on the property. The topography of BE is gently sloping and it is not located in a flood hazard zone.
Any proposed development will comply with all State and Local regulation or bylaws.

3.2.1.2 — Lot #2 will likely be developed with a single-family home at some time in the future. Set
aside land will be limited to only agricultural or forestry uses. There is no significant man made or natural
features that would be negatively impacted by the SD being proposed. No historic features except the stone
walls are identified.

3.2.1.3- Lots #1 and #2 meet the minimum lot size required in section 1.6 and 1.8 (SZB) and provide
suitable recreational space required for residential uses. Each lot has ample recreational area for future
development of a permitted use. Both parcels are a mixed forested landscape.

3.2.1.4- Grading plans are minimal. The SD or any future permitted use should not noticeably
change existing runoff or cause erosion. Any construction on lot #2 will comply with the “VT Handbook on
Soil Erosion and Sediment Control on Construction Sites”. A stormwater permit is not required because the
applicant is not proposing to develop greater than 1 acre. A wastewater permit is required and a letter from
Kevin LaRose, dated 10/21/087, exhibit # 4, states the soils will support a conventional waste water system.
The “Potable Water and Wastewater” permit has not been issued as of this date.
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In re: Joshua Larocque- Final Plat Application No. 08-121-SD, minor 2-lot subdivision of parcel #
E2116L2W.2

3.2.1.5- The Larocque parcel is located entirely in the ASRR district. As proposed both lots 1 and 2

conform to the minimum district requirements in section 1.6 or 1.8 (SZR). Lot #1 is 16.6 acres, of which all
but 2.5 acres are set aside. Lot #2 is 5 acres of which 4 acres will be set aside. Both lots comply with the
minimum required in section 3.5 (SZR, road frontage) exhibit # 5.

3.2.1.6- Residential uses are considered permitted uses in the ASRR district. The ASRR district

purpose is to “provide an incentive for development to occur on the smallest possible lot size in order to
preserve the remainder of the land for agriculture ... Rural residential and agricultural uses have priority
....”. The Driveway Access “letter of intent” was issued (exhibit #3) for lot #2 by the VT AOT on February
2, 2009. Police services are provided by the VT State Police. Residential solid waste (trash and recyclables)
is the responsibility of the property owner. The Town does not provide curbside pickup services.

3.2.1.7- The development of lot #2 is expected to be residential uses. Both lots are located in a

district where residential uses are allowed by permitted use. The Town Plan (expired) section on, “Housing
Goals and Strategies” encourage a diverse range of housing types, affordable and high quality. As proposed
the applicant’s SD will comply with all State and local regulations.

3.2.1.8 — Letter from Kevin LaRose, Design Technician, confirms that lot #2 will meet the minimum

site criteria for on-site waste disposal. No further pollution beyond that commonly associated with residential
uses is expected.

3.2.1.9- Any new construction will comply with the “VT Residential Building Energy Code

handbook™.

W

o

CONCLUSIONS
The idea of a shared set aside is a new interpretation of section 1.8. However, the DRB’s review of
section 1.8 concludes that the overall objective of conserving agricultural land is not compromised
by this proposal and in reality allows for less fragmentation of lot #1 and provides more forest
management opportunities.
As proposed application 08-121-SD complies with the stated purpose of section 1.2.
Lot #2 complies with minimum acreage required in section 1.8.1 (SZR) providing a minimum of 9
acres is setaside (development restricted) by deed and identified on the approved final plat.
Proposed Lots 1 and 2 comply with section 3.2.1.5 as evidenced on the proposed final plat/survey
and review of the Starksboro parcel maps. Based on review of 3.2.1.5, lot #1 requires 1/5 of the
depth of lot to be road frontage. Lot #2 requires 1/6 of the depth of the lot to be road frontage. Each
lot exceeds the minimum acreage required in section 1.6 (SZB) and any structures can be developed
to be in conformance with section 2.3 (setbacks). Additionally, the location of this proposed SD
(adjacent to VT Rte. 116) should not place an unreasonable burden on the Towns municipal services.
As proposed the applicant has provided all the information required for review of a minor
subdivision as outlined in sections 2.2 and 3.2 (SSR).
Wastewater permit from VTDEC will be required prior to further development.
Based on review of Starksboro’s Subdivision Regulations adopted in 1993, the application, and
supporting documents and testimony the DRB determines that application 08-121-SD complies with
the stated purpose and objectives of the Starksboro Regulations and therefore should be granted
approval.

DECISION AND CONDITIONS

Based upon these findings and conclusion hereby established, and subject to the conditions set forth below,
the Starksboro DRB hereby APPROVES final plat application #08-121-SD for a 2-lot SD of parcel
E2116L2W.2. The approval of this subdivision shall be conditioned as follows:

Zoning Administrator shall be furnished all appropriate local and State Permits as determined by
State Permit Specialist and Project Review Sheet prior to issuance of local permit for any
development as stated in section 1.3.1 of the Starksboro Zoning Bylaws, dated July 2006.
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*  All exterior lighting, including (but not limited to) flood lights and spot lights, shall be down-
shielded and aimed so that illumination is directed only to the area to be lighted and does not cast
direct illumination or cause glare beyond the boundaries of a Lot. Use of motion detectors, timers,
and turning lights off when not in use is strongly encouraged to increase energy conservation and
decrease off-site impacts of interior and exterior lighting. No dusk to dawn lighting.

Dated at Starksboro, Vermont, this 14th day of May, 2009.

, Liz Choiniere, Chair

NOTICE: This decision may be appealed to the Vermont Environmental Court by an interested person who
participated in the proceeding(s) before the DRB. Such appeal must be taken within 30 days of the date of
this decision, pursuant to 24 V.S.A. § 4471 and Rule 5(b) of the Vermont Rules for Environmental Court
Proceedings.
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