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TOWN OF STARKSBORO 

DEVELOPMENT REVIEW BOARD  

NOTICE OF HEARING 

Bradley and Alexandra Thompson submi�ed applica�on 26-DRB-02WVR for a Waiver to build a garage 

addi�on 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 applica�on will 

be held per the 2020 Starksboro Land Use and Development Regula�ons (SLUDR). 

The Starksboro Development Review Board will conduct the hearing on May 28, 2026, star�ng at 

6:30p.m. at the Starksboro Town Office with remote access (info below).  The full applica�on is available 

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

h�ps://www.starksborovt.org/agendas-and-minutes 

Pursuant to 24 V.S.A. §§ 4464(a)(1)(C) par�cipa�on in this local proceeding is prerequisite to the right to 

take any subsequent appeal. 

Town of Starksboro is invi�ng you to a scheduled Zoom mee�ng. 

h�ps://us02web.zoom.us/j/89617415124 

 

Mee�ng ID: 896 1741 5124 

Or by Phone: +13052241968 

 

Warning Date :  April 30, 2026 
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Town of Starksboro Development Review Board 

Notice of Findings and Decision 

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

E2116L2W.2 
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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 1st 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. 

• 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 
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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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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”.  

 

CONCLUSIONS 

1. 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.  

2. As proposed application 08-121-SD complies with the stated purpose of section 1.2. 

3. 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.  

4. 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. 

5. 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).  

6. Wastewater permit from VTDEC will be required prior to further development. 

7. 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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6,336 sf

172,110 sf

Thompson Parcel 11061
140 VT Route 116
Set-Aside Adjustment
Example 
ZA/SRooney  4/20/2026

Adjust building area
to encompass cleared
land, pools, parking
and storage outside
the original envelope

178,446sf =  4.09 acres
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