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Mitch and Liam,

We have reviewed HZR 4.5.1, 4.5.5 and 4.5.6 in light of Reindinger/Mello's comments
submitted to the Town on July 28, 2023. After further consideration and discussion, the
applicant hereby confirms to the Town that the preliminary plat submitted to the Town
reflecting an 8-lot subdivision, with 7 lots situated on the eastern half of the property and 1
large lot on the western half of the property, represents the overall and long-term master plan
and full buildout of the property. It sets forth the entire proposed and anticipated future
development of this parcel. It is not our plan or intention to wait 5 years (or some other period
of time) and then further subdivide Lot 1 to avoid having to start over at sketch plan review for
this application, or to avoid Act 250 jurisdiction.

While we certainly appreciate that many of our neighbors do not wish to see development in their
backyards, we do not feel that that is a valid objection to our master plan, so long as we have
otherwise met the Town requirements for our PUD.
 
Renee L. Mobbs
Direct: 802.865.6323 
Email: rmobbs@sheeheyvt.com

 
 

From: Liam Murphy <LMurphy@mskvt.com> 
Sent: Thursday, July 27, 2023 4:45 PM
To: Renee L. Mobbs <rmobbs@sheeheyvt.com>
Cc: Bob Mello <atforestedge@gmavt.net>; P Reidinger <preidinger@gmavt.net>
Subject: FW: R&R Development LLC (Ryan & Renee Mobbs)
 

Renee
I just emailed the attached to the Town. Let me know if you wish to
discuss.
 
Liam
 
From: Liam Murphy 
Sent: Thursday, July 27, 2023 4:42 PM
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Via E-Mail Only 


 


July 28, 2023 


 


Mitchel Cypes 


Development Review Coordinator 


Town of Hinesburg 


10632 Route 116 


Hinesburg, VT 05461 


mcypes@hinesburg.org 


 


Re: R&R Development LLC (Ryan & Renee Mobbs), 8-Lot Subdivision Preliminary Plat, 


Planned Unit Development & Development On A Private Right-Of-Way. 


 


Dear Mitchel: 


 


I hope this letter finds you well. I represent Robert Mello and Priscilla Reidinger, who live adjacent 


to the above referenced proposed subdivision and development. 


 


It is with reluctance that my clients engage in a public dispute with their neighbors in regard to the 


application, but given the testimony at the hearing on July 18, they believe they have no choice. 


 


My clients and their neighbors have been concerned about the potential direct effect of any 


proposed development of the Goodrich Farm property since the first proposal by Steve Pcolar in 


2016. As you may recall, the Sketch Plan “approval” was appealed to the Environmental Court by 


Mr. Pcolar and my clients and their neighbors filed a cross appeal. Ultimately, those appeals were 


dismissed without prejudice, allowing the parties to preserve any issues for possible future 


decisions and appeals.  


 


In the prior proceedings, my clients were concerned solely with the potential development of the 


lands immediately adjacent to their properties. In a letter to Mr. Pcolar at the time, I wrote: 


 


 …they do not generally oppose the current proposed 9-lot subdivision. However, they 


 do have concerns about the potential future subdivision or development of “Lot 9”, the 


 undeveloped lot which is located directly adjacent to their properties and which Steve 


 have indicated that he intends to subdivide or develop in the future.  


 


 The specific concerns of my clients relate to the potential extension of the existing road 


 along their boundaries and the development of homes close to the boundaries. 


 
When the current Applicants obtained control of the Goodrich Farm property and revealed their 


development plans, my clients immediately reached out and raised the same concerns. In an email 
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to the Applicants in July 2021, in response to the development of their home and wastewater 


system,  I wrote:  


 


 As previously mentioned, they are not generally opposed to the future development of the 


 property with the exception of the area behind their home. They have no issue with your 


 proposed driveway, house and wastewater system. However, I have advised them that it 


 would still be possible to put in a road or other development between your proposed 


 house and their boundary…, they remain concerned about the possibility of future 


 development in that area.  


  


 


The Applicants wrote: 


 


 I also wanted to let your clients know that our future subdivision plans concern the 


 eastern half of our property only. My husband and I will personally own the western half 


 of the property, approximately 30+/- acres, including the section directly behind your 


 clients’ property, as our homestead lot, and we do not plan to further develop that 


 section. But of course, your clients will have the opportunity to review and comment on 


 any subdivision plans when we go through DRB review!  


 


Further, in an August 30, 2021 email to Mitchel Cypes, the Applicants wrote 


 


 Other than the clearing for the driveway and the two structures, we do not intend to do 


 much clearing of the forest. We may have a small lawn around the main house, but the 


 area between the garage/accessory dwelling and the southerly[Mello/Reidinger]  


 property line (which is gradually downslope of the buildings) will be maintained 


 as  forest for privacy. 


 


In reliance upon those assurances that the property behind their home was not going to be 


developed, my clients did not raise any concerns about the proposed home and wastewater system 


or the proposed subdivision when filed. However, immediately before the July 18 hearing, they 


sought to confirm the assurance and asked the Applicants if they would be willing to note on the 


plat that the area between their house lot wastewater system and my clients’ boundary would not 


be developed. The Applicants’ response was non-committal. Then, at the July 18 hearing, the 


Applicants stated: “we may to want something with the west side of Lot 1”.  


 


As a result of the lack of commitment to keep undeveloped the area between the wastewater system 


and my client’s boundary, my clients believe they have no option but to publicly comment on the 


proposal. 


 


The area being discussed is a small portion of land about 100’ wide by 350’ long and is shown in 


red on the plan below. While it would be possible for the Applicants to use their own driveway for 


any access to further development on Lot 1, it is likely that this strip of land, immediately adjacent 


to my clients’ property, could become a future extension of the development road. The Applicants 


or some successor could squeeze in a 60’ wide right of way between the 25’ setback from the 


wastewater system and the 10’ boundary setback.  
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It is clear that the Board and the neighbors cannot rely on the representations of the Applicants. 


Therefore, the board should insist that the Applicants submit a Master Plan for the entire project. 


The plan should describe in writing, and show on the plans, the full build out of the property 


including any future development plans for Lot 1, including the potential access. The Board and 


the neighbors are entitled to review the full and complete details of the entire potential 


development plans for the property. 


 


Such Master Plan is required by the existing regulations as noted in the Staff comments on the top 


of page 2: “Section 4.5.1 of the HZR requires a master plan for the entire property. It is our 


understanding that this is a full buildout of the property. The Applicant should clarify and/or confirm 


this.” 


 


The regulations define “Master Plan” as 
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Master Plan: A document that describes, in narrative and with maps, an overall and long-term 


land use concept for a property or collection of properties, including natural resource areas, 


present property uses, and future land development plans. 
  


We note that Section 4.5.1 provides “In return for greater flexibility and density bonuses, PUD 


projects are expected to design a master plan for the entire property and set aside substantial 


greenspace (or suitable community facilities).”  


 


Further,  Section 4.5.5 provides that any application for a PUD must include: 


 


(3) A master plan for the overall parcel(s) including both proposed and likely future development 


areas, greenspace, access and infrastructure. 


 


And Section 4.5.6 provides that all PUDs shall be in accordance with certain standards including: 


 


(2) The project shall be an efficient and unified treatment of the development possibilities of the 


site. The master plan shall anticipate and describe a full build out of the property. 


 


If the Master Plan shows any possible future development of Lot 1, then the Board should close 


the hearing and require the Applicants to resubmit their application at the Sketch Plan level since 


such development would be a significant material change to the plans that were considered at 


Sketch Plan and the plans submitted and warned for hearing for Preliminary Plat review. A major 


change in the plans during the hearing process deprives those parties who had decided not to 


participate based on the current plans showing Lot 1 remaining undeveloped. Further, the various 


wetland, wildlife and other natural resources evaluations of the current project would have to be 


revised in order to take into account the proposed development on Lot 1.  


 


If the Board determines to proceed with the current application, my clients request that any 


approval include a condition that the plans include a specific notation that the area between my 


clients’ boundary and the Lot 1 wastewater system shall remain forested and undeveloped for any 


purpose. 


 


Please let me know if I can provide any additional information that would be helpful to the DRB. 


 


Very truly yours, 


 


MSK ATTOREYS 


 


 


By: /s/ Liam L/ Murphy 


 ___________________ 


 Liam L. Murphy, Esq. 


  


 


cc: Robert Mello and Priscilla Reidinger 
 







To: mcypes@hinesburg.org
Cc: Bob Mello <atforestedge@gmavt.net>; P Reidinger <preidinger@gmavt.net>
Subject: R&R Development LLC (Ryan & Renee Mobbs)
 
Mitchel
 
I hope all is well with you.
 
As you may recall, I represent Bob Mello and Priscilla Reidinger, adjacent
property owners to the proposed R & R subdivision.
 
I am attaching a letter in regard to their concerns for consideration by the
DRB at the reconvened hearing next week.
 
Please let me know if you have any questions or comments.
 
Liam
 
 
Liam L. Murphy, Esq.
MSK Attorneys
275 College Street, P.O. Box 4485
Burlington, VT 05401
Phone: (802) 861-7000 | fax: (802) 861-7007
lmurphy@mskvt.com | www.mskvt.com
 
 
This e-mail message is for the sole use of the intended recipient(s) and may contain
confidential and privileged information.  If you are not the intended recipient, please contact
the sender by reply e-mail and destroy all copies or records of the original message. 
 

WARNING: EXTERNAL E-MAIL.
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