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Background: 

On August 8, 1965, Marjory L. Place transferred a farm, with buildings, consisting of 158 acres, located in the Towns of Essex and Jericho to Richard Bowler, Jr. and Mary F. Bowler.

On October 10, 1984, a Simple Parcel was approved to create 2 lots from the 158-acre parcel owned by Richard Bowler, Jr. Lot #1 was a 36.15-acre parcel with 23.27 acres in Essex and 12.88 acres in Jericho. This lot later came to be known as 835 Old Pump Road.

On July 2, 1997, the previous owner of 835 Old Pump Road sold the property to the current owners, Robert Hill and Laura Shea. 

FINDINGS:

1. Applicant:

Robert Hill and Laura Shea
835 Old Pump Road
Jericho, VT 05465

2. Proposal:

The applicant is proposing a 3-lot minor subdivision of 835 Old Pump Road (Parcel ID parcel 2-012-030-001 located in the Conservation (C1) district. The existing parcel is approximately 36.52 acres, contains an existing single-family dwelling and spans across the town boundary between Essex and Jericho. The proposed lots will consist of:

Lot 1: approximately 10.54 acres, including the existing residential structure, spanning across the boundary with +/- 0.63 acres in Jericho and the remaining +/- 9.91 acres in Essex. This lot will be accessed through the existing curb cut in Essex.

Lot 2: approximately 13.59 acres in Essex, with 223’ of proposed frontage. This lot is intended for future residential development. While this lot is entirely in Essex, access will be provided from a shared drive with a curb cut in Jericho. 

Lot 3: approximately 12.39 acres and is entirely in Jericho.

The Applicant has submitted the following plans:

· Sheet 1, “Shea & Hill Subdivision, 100-Scale Site Plan,” prepared by O’Leary-Burke Civil Associates, PLC, dated 11/11/2025

3. Article II of the Subdivision Regulations: Subdivision Procedures 

A. A minor subdivision is as follows: 
Subdivision, Minor: A subdivision containing three (3), four (4) or five (5) lots, all of which front on an existing street and not requiring a new street or extension of public water or sewage facilities.
Subdivision Regulation 2.2(C) indicates that Minor Subdivisions require Sketch Plan and Final subdivision approval in accordance with SR 2.6 and SR 2.8, and may require a Master Plan in accordance with SR 2.7, which states: 
[bookmark: _Hlk180754197]As determined by the DRB at Sketch Plan Approval, a Master Plan shall be required for any project which is intended to be developed in phases and for which approval of only one phase is currently requested, or for any project where development of only part of the parcel is proposed and the remaining land exceeds in area three times the minimum lot size in the district in which the subdivision is located.
This subdivision is not in phases and there are no remaining lands. No Master Plan will be required. 
B. The purpose of sketch review is to explore the options for the overall subdivision concept and layout, including uses and open spaces, in relation to the objectives of the Town Plan, the characteristics of the site and characteristics of the surrounding area, and to determine that the proposed subdivision appears consistent with the requirements of the zoning and subdivision regulations.
1. This parcel spans the Town of Essex and Town of Jericho municipal boundary. Due to wetlands along the Northwestern edge of the parcel, Lot 2 will be accessed through Lot 3 which is in the Town of Jericho. Lot 2 does have sufficient frontage in the Town of Essex for the C1 district. Staff have reviewed access through a curb cut in Jericho and have no issues. See additional comments from Public Works in lines 106-117.
2. Lot 1 is a non-conforming lot. The minimum lot acreage in the Conservation (C1) district is 10 acres. Currently the lot acreage in Essex is only 9.91 acres. Staff recommends a minor adjustment in the boundary line between Lot 1 and Lot 2 to ensure that Lot 1 has 10 acres in Essex.
3. Due to the wetlands on Lot 2, staff recommends that the applicant show a building envelope. This will ensure that future development will remain out of the wetlands and wetland buffer.
4. Comments from Parks & Recreation, the Fire Dept., Police Dept., and Public Works:

Parks & Recreation (email dated 1/9/2026): 
No comments from Parks & Recreation. When the new lots are developed for residential use, they will be subject to recreation impact fees.

Fire Department (email dated 2/6/2026): 
Since the road is serving more than a single residence it must meet the NFPA standards for emergency access, which will mean a minimum of 20’ wide and weight rated.
Staff note: Fire impact fees will be accessed at the time of permitting for residential development.

Police Department:  
No comments provided by the Police Department.

Public Works (memo dated 2/4/2026):
The Sketch Plan and other documentation for the proposed 3-lot subdivision have been reviewed by the Public Works office and comments have been provided below.  Public Works recommends that all comments below be addressed by the applicant in subsequent submissions and reserves the right to provide future comment on all future submissions.

Traffic:
1. The portion of the driveway for Lot 2 that is within the Town of Essex will need to meet the requirements of the Driveway (Type A), A-10 detail in the Town of Essex Standard Specifications for Construction. Although a majority of the proposed driveway is outside of the Town of Essex, the driveway appears to be more than 900-ft in length. See note #5 of detail A-10, “driveways exceeding 900’ in length shall include pull-offs for emergency vehicles. The number and placement of pulls-offs shall be determined by the Town of Essex”. Public Works recommends that the applicant coordinates with emergency services to determine the number and placement of pull-offs. 

1. Most of the driveway to Lot 2 is located on Lot 1. A driveway easement shall be provided from Lot 1 to Lot 2. The easement should include information regarding the shared portion, as well as the portion only serving Lot 2. 

Water/Sewer:
1. The applicant shall provide a copy of the approved Wastewater System and Potable Water Supply Permit for Lot 2 prior to the issuance of a building permit. 

Staff Report prepared by Brittany McGregor, Planning Technician
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