




  CIVIL ENGINEERING ASSOCIATES, INC. 
  10 Mansfield View Lane                        Phone:                802-864-2323 

  South Burlington, VT 05403                    E-Mail:     jlarose@cea-vt.com 

 
 

 
June 3rd, 2026 
 
Natalie Kanner, Chair 
Town of Charlotte Selectboard 
P.O. Box 119 
Charlotte, Vermont 05445 
 
Re: Clemmons Family Farm 

2135 Greenbush  Road Charlotte, Vermont 

Highway Access Permit Application  

 

Dear Chair Kanner and Members of the Selectboard, 
 
On behalf of Clemmons Family Farm, Inc., please find enclosed a Highway Access Permit 
application and supporting plans for improvements to existing access drives serving the 
property located at 2135 Greenbush Road in Charlotte, Vermont. 
 
The proposed project consists of the adaptive reuse and expansion of the existing Big 
Barn as a visual and performing arts space. As part of the project, the existing northern 
access drive is proposed to be relocated and improved to provide access to a new parking 
area serving the Barn. The relocated access is proposed to meet applicable VTrans B-71 
access standards and will serve as the primary access point for visitors and event-related 
traffic. 
 
Minor improvements are also proposed to the existing southern access drive, which is 
intended to remain as historically provided and utilized only on an occasional basis for 
ADA accessibility to the lower level of the structure and limited service vehicle access 
associated with the artist studio spaces. The southern access is not intended to serve as a 
primary access point for artists, visitors, or event-related traffic and will remain 
approximately 10 feet in width, consistent with its historic use and limited function. The 
proposed access configuration has been reviewed with the Town Road Commissioner, 
including consideration of sight distance and drainage, and no concerns were identified 
regarding the proposed improvement locations. 
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This concludes our summary of the proposed project at 2135 Greenbush Road.   If you 
should have any questions or need any additional information on the attached application, 
please feel free to contact me at jlarose@cea-vt.com or 864-2323 x306. 
 
Respectfully, 

 
Jacques Larose, P.E. 
Project Engineer 
 
Enclosures: 
 1 – Highway Access Permit Application 
 2 – Adjoiners List with Stamped Envelopes  
 2 – Civil Site Plans: 
  C1.0 Overall Existing Conditions Plan Dated 06-02-2026 

C1.1 Existing Conditions Plan Dated 06-02-2026 
C2.0 Overall Proposed Conditions Plan Dated 06-02-2026 
C2.1 Proposed Conditions Plan Dated 06-02-2026 
C3.0 Details Dated 06-02-2026 
 

cc: Lydia Clemmons, President and Executive Director for Clemmons Family Farm, Inc. (email) 
      CEA File – 26133 (electronic) 
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Clemmons Family Farm, Inc. 

Adjoiner List 

2158 Greenbush Rd. – Parcel ID 00004-2158 

2025 
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Parcel ID # 

00004-1946 

Owner of Record 

Andrew & Nancy Milliken Trust  

Property Location: 

1946 Greenbush Rd. 

 

1946 Greenbush Rd 

Charlotte, VT 05445 

 

Parcel ID # 

00004-1962 

Owner of Record 

Theodore Roberts  

Beth Anne Sytsma 

Property Location: 

1962 Greenbush Rd. 

 

1962 Greenbush Rd 

Charlotte, VT 05445 

 

Parcel ID # 

00004-2030 

Owner of Record 

Charles Ashley  

Mayo Fujii 

Property Location: 

2030 Greenbush Rd. 

 

2030 Greenbush Rd 

Charlotte, VT 05445 

 

Parcel ID # 

00004-2071 

Owner of Record 

Katherine Taylor  

Property Location: 

2071 Greenbush Rd. 

 

2071 Greenbush Rd 

Charlotte, VT 05445 

 

Parcel ID # 

00004-2109 

Owner of Record 

Charles Proutt Trustee  

Proutt Family Trust 

Property Location: 

2109 Greenbush Rd. 

 

2109 Greenbush Rd 

Charlotte, VT 05445 

 

Parcel ID # 

00004-2213 

Owner of Record 

Lydia Clemmons  

Lydia Clemmons Family Trust 

Property Location: 

2213 Greenbush Rd. 

 

2213 Greenbush Rd 

Charlotte, VT 05445 

 



Clemmons Family Farm, Inc. 

Adjoiner List 

2158 Greenbush Rd. – Parcel ID 00004-2158 

2025 
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Parcel ID # 

00004-2206 

Owner of Record 

Geoffrey Scriver  

Jessica Scriver 

Property Location: 

2206 Greenbush Rd. 

 

2206 Greenbush Rd 

Charlotte, VT 05445 
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Notes:

1. This information is based on the use of Geoblock manufactured by Reynolds Presto Products, Inc.  All
rights reserved.  Any use of this information for any rigid porous paver product other than that
manufactured by Reynolds Presto Products, Inc. is strictly prohibited and makes this information invalid.

2. Engineered base is a homogenous mixture consisting of open graded crushed aggregate having an
AASHTO # 5 or similar designation blended with pulverized topsoil and a void component generally
containing air and/or water. This homogenous mixture will promote vegetative growth and provide
required structural support. The aggregate portion shall have a particle range from 0.375 to 1.0 in
(9.5 mm to 25 mm) with a D50 of 0.5 in (13 mm). The percentage void-space of the aggregate portion
when compacted shall be at least 30%. The pulverized topsoil portion shall equal 33% +/- of the total
volume and be added and blended to produce a homogenous mixture prior to placement.

3. provide a non-woven geotextile separation layer and install in accordance with Manufacturer
recommendations including overlaps based on sub grade CBR.

4. Connect Geoblock panels with the interlocking offset tab so that adjacent sections have horizontally
level profiles.

5. Refer to the Geoblock Design and Construction Overview for a complete description of the design and
construction methods.
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100 EXISTING CONTOUR

EXISTING PAVEMENT

APPROXIMATE SETBACK LINE

APPROXIMATE PROPERTY LINE

APPROXIMATE EASEMENT LINE
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PROPOSED GRAVEL

PROPOSED STORM

PROPOSED EDGE OF BRUSH/WOODS

WETLANDS (OBSERVED)

EXISTING UTILITY POLE

WETLANDS BUFFER

GENERAL NOTES

1. UTILITIES SHOWN DO NOT PURPORT TO CONSTITUTE OR REPRESENT
ALL UTILITIES LOCATED UPON OR ADJACENT TO THE SURVEYED
PREMISES. EXISTING UTILITY LOCATIONS ARE APPROXIMATE ONLY. THE
CONTRACTOR SHALL FIELD VERIFY ALL UTILITY CONFLICTS. ALL
DISCREPANCIES SHALL BE REPORTED TO THE ENGINEER. THE
CONTRACTOR SHALL CONTACT DIG SAFE (888-344-7233) PRIOR TO ANY
CONSTRUCTION. IN ADDITION, THE CONTRACTOR SHALL HIRE A PRIVATE
UTILITY LOCATING FIRM TO LOCATE OWNER OWNED UNDERGROUND
UTILITIES PRIOR TO START OF ANY EXCAVATION.

2. ALL EXISTING UTILITIES NOT INCORPORATED INTO THE FINAL DESIGN
SHALL BE REMOVED OR ABANDONED AS INDICATED ON THE PLANS OR
DIRECTED BY THE ENGINEER.

3. THE CONTRACTOR SHALL MAINTAIN AS-BUILT PLANS (WITH TIES) FOR
ALL UNDERGROUND UTILITIES. THOSE PLANS SHALL BE SUBMITTED TO
THE OWNER AT THE COMPLETION OF THE PROJECT.

4. THE CONTRACTOR SHALL REPAIR/RESTORE ALL DISTURBED AREAS (ON
OR OFF THE SITE) AS A DIRECT OR INDIRECT RESULT OF THE
CONSTRUCTION.

5. ALL GRASSED AREAS SHALL BE MAINTAINED UNTIL FULL VEGETATION IS
ESTABLISHED.

6. MAINTAIN ALL TREES OUTSIDE OF CONSTRUCTION LIMITS.

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL WORK NECESSARY
FOR COMPLETE AND OPERABLE FACILITIES AND UTILITIES.

8. THE CONTRACTOR SHALL SUBMIT SHOP DRAWINGS FOR ALL ITEMS AND
MATERIALS INCORPORATED INTO THE SITE WORK. WORK SHALL NOT
BEGIN ON ANY ITEM UNTIL SHOP DRAWING APPROVAL IS GRANTED.

9. IN ADDITION TO THE REQUIREMENTS SET IN THESE PLANS AND
SPECIFICATIONS, THE CONTRACTOR SHALL COMPLETE THE WORK IN
ACCORDANCE WITH ALL PERMIT CONDITIONS AND ANY LOCAL PUBLIC
WORKS STANDARDS.

10. THE TOLERANCE FOR FINISH GRADES FOR ALL PAVEMENT, WALKWAYS
AND LAWN AREAS SHALL BE 0.1 FEET. UNLESS NOTED OTHERWISE, ALL
EXISTING MANHOLE COVERS, VALVES, CURB STOPS AND OTHER ITEMS
TO REMAIN SHALL BE ADJUSTED TO THE NEW FINISH GRADE.

11. ANY DEWATERING NECESSARY FOR THE COMPLETION OF THE
SITEWORK SHALL BE CONSIDERED AS PART OF THE CONTRACT AND
SHALL BE THE CONTRACTOR'S RESPONSIBILITY.

12. THE CONTRACTOR SHALL COORDINATE ALL WORK WITHIN TOWN ROAD
R.O.W. WITH TOWN AUTHORITIES.

13. THE CONTRACTOR SHALL INSTALL THE ELECTRICAL, CABLE AND
TELEPHONE SERVICES IN ACCORDANCE WITH THE UTILITY COMPANIES
REQUIREMENTS.

14. EXISTING PAVEMENT AND TREE STUMPS TO BE REMOVED SHALL BE
DISPOSED OF AT AN APPROVED OFF-SITE LOCATION. ALL PAVEMENT
CUTS SHALL BE MADE WITH A PAVEMENT SAW.

15. IF THERE ARE ANY CONFLICTS OR INCONSISTENCIES WITH THE PLANS
OR SPECIFICATIONS, THE CONTRACTOR SHALL CONTACT THE ENGINEER
FOR VERIFICATION BEFORE WORK CONTINUES ON THE ITEM IN
QUESTION.

16. PROPERTY LINE INFORMATION IS APPROXIMATE AND BASED ON
EXISTING TAX MAP INFORMATION. THIS PLAN IS NOT A BOUNDARY
SURVEY AND IS NOT INTENDED TO BE USED AS ONE.

17. IF THE BUILDING IS TO BE SPRINKLERED, BACKFLOW PREVENTION SHALL
BE PROVIDED IN ACCORDANCE WITH AWWA M14. THE SITE CONTRACTOR
SHALL CONSTRUCT THE WATER LINE TO TWO FEET ABOVE THE FINISHED
FLOOR. SEE MECHANICAL PLANS FOR RISER DETAIL.

18. THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING TESTING AND
INSPECTION SERVICES INDICATED IN THE CONTRACT DOCUMENTS,
TYPICAL FOR CONCRETE AND SOIL TESTING.

19. THE CONTRACTOR IS RESPONSIBLE FOR ALL LAYOUT AND FIELD
ENGINEERING REQUIRED FOR COMPLETION OF THE PROJECT. CIVIL
ENGINEERING ASSOCIATES WILL PROVIDE AN AUTOCAD FILE WHERE
APPLICABLE.

20. THE OWNER SHALL BE RESPONSIBLE FOR THE INSTALLATION OF ANY
AND ALL SAFETY FENCES OR RAILS ABOVE EXISTING AND PROPOSED
WALLS.  THE OWNER SHALL VERIFY LOCAL, STATE AND INSURANCE
REQUIREMENT GUIDELINES FOR THE INSTALLATION AND VERIFY ANY
AND ALL PERMITTING REQUIREMENTS.
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NOTES

1. UTILITIES SHOWN DO NOT PURPORT TO CONSTITUTE OR REPRESENT ALL
UTILITIES LOCATED UPON OR ADJACENT TO THE SURVEYED PREMISES.
EXISTING UTILITY LOCATIONS ARE APPROXIMATE ONLY.  THE CONTRACTOR
SHALL FIELD VERIFY ALL UTILITY CONFLICTS.  ALL DISCREPANCIES SHALL BE
REPORTED TO THE ENGINEER. THE CONTRACTOR SHALL CONTACT DIG SAFE
(888-344-7233) PRIOR TO ANY CONSTRUCTION.

2. PROPERTY LINE INFORMATION IS APPROXIMATE AND BASED ON EXISTING TAX
MAP INFORMATION.  THIS PLAN IS NOT A BOUNDARY SURVEY AND IS NOT
INTENDED TO BE USED AS ONE.

3. SITE INFORMATION IS BASED ON A PLAN ENTITLED "SITE PLAN CLEMMONS
FAMILY FARM" PREPARED BY BOWMAN DATED 9/22/2025.  CIVIL ENGINEERING
ASSOCIATES, INC. SURVEY ORIENTATION IS "GRID NORTH", VERMONT
COORDINATE SYSTEM OF 1983 (HORIZONTAL) AND NAVD88 (VERTICAL)
ESTABLISHED FROM GPS OBSERVATIONS ON SITE.
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