TOWN OF CHARLOTTE RECEIVED

DEVELOPMENT REVIEW BOARD

P.0. Box 119, Charlotte, VT 05445 SEP 262024
Phone: 802-425-3533 Fax: 802-425-4241

CHARLOTTE
APPLICATION FOR PLANNING & ZONING

O SKETCH PLAN SUBDIVISION [ PRELIM. [XFINAL O AMENDMENT

* Applicant must return complete application and all supporting documents to the Planning & Zoning office prior to being scheduled for a public hearing.
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If applicant is agent for owner, written authorization signed by owner must
be filed with application.
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SUBDIVISION DESIGN GUIDE (TABLE 6.3)

Step 1. Identify Areas of High Public Value. The applicant shall clearly identify and delineate the boundaries
of all Areas of High Public Value, as defined in Table 7.1, from maps, orthophotos, and site investigation.
Appropriate management strategies shall be identified to ensure their preservation to the extent feasible. The
Charlotte Conservation Commission and other appropriate organizations should be consulted with regard to
determining which management strategies are most appropriate for particular resources.

Step 2. Identify Potential Development Areas. The applicant will identify potential development areas that
minimize impact on Areas of High Public Value.

Step 3. Identify Building Envelopes. Building envelopes, to include all areas to be set aside for structures and
parking areas, shall be identified. See Section 7.2(E)

Step 4. Identify Connecting Roads, Pedestrian Paths, Trails & Utilities. See Section 7.3(D).

Step 5. Identify Lot Lines (Boundaries). See Section 7.2(C).
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Water System: Showve ) w el for 3314 +33 ¢4 Spﬂ&r Chvect duﬁ’-“iﬂg S
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Other unusual circumstances:
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The following are to be submitted with Subdivision and Amendment applications, (please check all items included):

O
O
O

Included Waiver

Request for a waiver of any of the requirements not considered applicable to this application. Please include a
written explanation of the waiver request.

Names and addresses of all adjoining property owners, including those across a road right-of-way (include
stamped and addressed envelopes for each propetty).

Plat or plan (1 original [24”X36”] and 5 copies [11”X17”]; and 1 digital copy) with preparer information,
certifications, North Arrow, Legend, Date, Scale (minimum 1% =200°, 1” =100’ preferred) to include:

4. vicinity map, which may consist of town parcel map, and which may be an inset on the
preliminary/final plan; minimum scale = 1” =2,000’;

5. project boundaries, property lines, existing and proposed lot lines, dimensions (drawn for
preliminary plan; surveyed for final plan);

6. roads and drainage infrastructure, facilities and improvements in the immediate vicinity of the
project which may be affected or used by the project;

7. zoning district designations and boundaries;

8. general indication of existing land cover (e.g., forested areas, tree lines and land in agricultural
use within the last 5 years);

9. location of areas of high public value (refer to Table 7.1 of Land Use Regulations),

10. existing conservation and agricultural easement areas or open space areas, including any on
adjacent parcels;

11. proposed conservation areas or open space areas;

12. existing and proposed elevations (contour lines) near the development area (5° intervals);
13. existing buildings (footprints) near area to be developed or conserved:

14. proposed building envelopes with dimensions;

15. existing and proposed roads, parking areas, associated rights-of-way or easements with
dimensions and distances (drawn for preliminary plan; surveyed for final plan);

16. existing and proposed park, playground, public access or other recreational areas (drawn for
preliminary plan; surveyed for final plan);

17. existing and proposed utility, water and wastewater system locations and associated rights-of-
way or easements;

18. existing and proposed monument locations.

The following supporting information, as applicable, is to be submitted with Preliminary Plan and Final Plan

1. Stormwater and erosion control plans.

2. Engineering reports (water and wastewater systems), wastewater disposal plan (plan and section
views) shall be presented at a minimum scale of 1”=100’, although a scale of 1°=30’ is preferred. -

3. Existing and proposed traffic generation rates, volumes.

4. Road profiles, road intersection and parking area geometry and construction schematics (or as
shown on the plat).

. Proposed landscaping and screening.
. Off-site easements (e.g., for water, wastewater, access).
. Proposed phasing schedule.

o0 & h

. Proposed covenants, easements, conserved land agreements, road maintenance agreements, roadway
waiver, wastewater system maintenance agreement, wastewater waiver, fire pond agreement, trail
casements and offer, and other associated deed restrictions, in both paper and electronic format.

9. Proposed homeowner or tenant association or agreements.

Requested
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10. Proposed performance bond or surety.

0:\P&Z. Office\FORMS & TEMPLATES\DRB Forms\2023 Sketch Plan&Subdivision& Amendment_Application Form.doc (3 pages)




NICHOLS TWO LOT FINAL SUBDIVISION NARRATIVE

Diane and Dave Nichols plan to do a Phase 2 sale in 2024 to Nick Powden
Farmer/Owner Green Mountain Hay LLC of their farm and buildings located
west of Spear St and adjoining Morningside Drive. Prior to the sale they plan to
do a 2-lot minor subdivision so the Nichols will keep the 40-acre Lot 1 and sell
to Green Mountain Hay LLC (Nick Powden) Lot 2’s 45.79 acres, pole barn for
hay and equipment storage, large Quonset Barn for hay storage, farm shop, 2
barn apartments, 2 apartment affordable duplex at 3314 Spear Street, and a
single-family dwelling and barn at 3364 Spear Street

Dave purchased 261 acres, large Quonset Barn and the two existing rental
dwellings from Ronald and Beatrice Marble in 1971 and milked cows in the
Quonset and adjoining south attached barns. until 1979. He purchased an
additional 57 acres from Nancy and Clark Hinsdale lll. Dave switched to hay
production/sales to New England horse farms in 1979. In 40 years, he
developed a strong New England market that has been expanded by present
owner Nick Powden’s Green Mountain Hay LLC.

Dave built a two bedroom house southwest of Morningside Drive in 1984 and
a hanger/hay barnin 2003. Both are on the VT Land Trust 230.18 acres that

were preserved lands in 2012 and purchased by Green Mountain Hay LLC in
2022.

Lots 1 and 2 propose no additional development and ask to defer any building
envelopes at this time. Lot One has some old pasture land that has regrown to
about 20 acres of forest and about 20 acres of hay land that will continue to
be rented by Nick.

ROWs

Lot 1 does not have direct road frontage on Spear St or on Morningside Drive.
Its access will be from Morningside Drive but it does not have direct road
frontage on Morningside Drive.

There is an existing ROW for Lot 1 through Lot 2 and Green Mountain Hay’s
existing lands shown and approved as part of a boundary adjustment
recorded in Map Slide 209 page 3. It is further defined in a Warranty Deed



between David and Diane Nichols and Green Mountain Hay LLC in Book 257
pages 64-68. It meets the 300-foot frontage requirement.

Nichol’s minor 2 lot subdivision proposes a northern 50-foot ROW accessing
Lot 2 at the end of Morningside Drive and continuing along the northern
boundary of Lot 2 to Lot 1. It too meets the 300-foot frontage requirement,

In 2012 Nichols received a $15,000 Charlotte Affordable Housing Grant to
upgrade the duplex. The two rental units presently meet affordable income
guidelines. David is presently speaking with the Selectboard to update the
Housing Trust Fund Grant Agreement as a new tenant meets the affordable
income guidelines.

Nick will continue to lease both Spear Street dwellings. His Warranty Deed will
include the duplex affordability restriction.

The North Barn apartment will soon be rented by a farm employee and meets
the 1988 conditional use permit. Nick’s Warranty Deed will note that the North
barn apartment is limited to farmhand occupancy. The South Barn apartment
has a recent Certificate of Compliance and will continue to be rented by
Dave’s retired farm employee. The two barn apartments were in a Clean Slate
but will now be connected to a to be built replacement mound system behind
the pole barn. Lincoln Applied Geology has applied for a WW permit. Water
will continue to be from a shared spring well located on Lot 2. The Mound will
be built as soon as the WW permit is approved

Presently Nick leases 85 acres of Dave’s remaining farmland, the barns, and
shop. He lives with his wife Marley and 2 children at Garen Road in Charlotte
where he also has hay fields. Nick is leasing 56 acres of Clark Hinsdale llI’s
adjoining VT Land Trust conserved lands with a plan to purchase. Plus he hays
30 acres of neighboring hayfields.

The to be purchased 45.79 acres will continue to be part of the staging area
for the Charlotte Tractor Parade.



Above written by David Miskell with assistance from Dave, Diane and Nick’s
memories and zoning file records from Zoning Administrator Aaron Brown.



August 5, 2024

Dave & Diane Nichols
1255 Bean Rd
Charlotte, VT 05443

RE: Nichols Fodder Farm Property-Site Visits & Findings

Dear Dave & Diane,

Atyour request, | conducted two site visits to define the status of the existing disposal
system serving the one- and two-bedroom apartments above the Fodder Farm hay barn. The
first visit conducted on May 14, 2024, was a visual inspection of the 1000 gallon precast
septic tank, distribution box and leachfield. The septic tank was pumped and found to be in
good condition. The distribution box was found with a camera under water because the two
trench type leachfield was found clogged and not accepting effluent.

A second visit was conducted on May 22, 2024, to excavate 3 test pits to locate a
replacement disposal area in the open meadow below the western barn. The 3 test pits were
similar and indicated very fine sandy loam textured soils above gravelly loam textured soils.
A shallow seasonal groundwater system was indicated at a depth of 12 to 14" because
redoximorphic features were observed. Based on the presence of these features, a 75" long
mound with 2.5’ of sand beneath the application area is required.

An application for a water supply and wastewater disposal system permit is in
process. If there are any questions related to this matter, please do not hesitate to contact
me.

Sincerely, e
Lincoln Applied Geg ( '

Ly e
Senior Designer & Hydrogeologist

CC: David Miskell
FACLIENTS\2009\09023\Letter to Dave & Diane 09023.docx

EXCELLENGE
LNCOLH AFPLED §
(EOLOGY, INC
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List of Property Abutters (Information available from Town Lister and Tax Map)
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will request a septic test pit waiver for Lot 1. | must have been asleep last night when reading it.
a good time for you today for me to submit the application?

thanks

David m

On 9/26/2024 10:40 AM, Aaron Brown wrote:

Hi David,

We have Steve Revell’s letter regarding test pits for Lot 2. It's Lot 1 — you either need to request a waiver
from test pit data (stating that no development is planned) or provide test pit data.

Aaron

Aaron Brown

Zoning Administrator | Town Health Officer
Town of Charlotte

Physical: 159 Ferry Road, Charlotte, VT 05445
Mailing: PO Box 131, Charlotte, VT 05445
(802) 425-3071 ext. 207

www.charlottevt.org

From: misktome <misktome@gmavt.net>

Sent: Wednesday, September 25, 2024 10:28 PM

To: Aaron Brown <zoningadmin@townofcharlotte.com>; Dave Nichols <hayfarmer67 @gmail.com>;
Diane and David Nichols <dbnich825@gmavt.net>

Cc: Rebecca Kaplan <pza@townofcharlotte.com>; Steve Revell <srevell@lagvt.com>

Subject: RE: Re: nichols site plan

Aaron

Do you want to call me when you have finished your 11 am .meeting?

2



