
Starksboro Development Review Board Agenda 

Thursday, June 11, 2026 @ 6:30 pm. 

 

*TOWN CLERK’S OFFICE AND VIA ZOOM* 

 Instructions for remote participation below 

 

TIME TOPIC 

  

6:30 Meeting called to order 

Introductions, Review agenda for addition, removal, or adjustment of any items per 1 V.S.A. 

§312(d)(3)(A). 

 

6:33 Public Comment for non-agenda items only 

6:35 Review and approve any outstanding minutes 
 

6:40 26-DRB-03CU/01SP Mendell CU Amendment / AOFB Site Plan Review 

7:40 26-DRB-02SP Haney-Fisher AOFB Site Plan Review 

8:40 Deliberative Session. 

8:30 Adjournment 

        

 

The Town of Starksboro is inviting you to a scheduled Zoom meeting. 

https://us02web.zoom.us/j/89617415124 

 

Meeting ID: 896 1741 5124 

 

Join by Phone: 

1-305-224-1968 

 

 

 



 

Town of Starksboro Development Review Board Hearing 

Exhibit List 

 

Applicant:   Mendell 

Application #  26-DRB-03CU/01SP 

 

Date of Hearing: 6/11/2026 

Hearing Type: Conditional use amendment / AOFB Site Plan Review 

 

 

Exhibit # Description Date 

entered 

Submitted by: 

A Warning dated May 14,2026 5/26/26 ZA 

B Abutter Map dated 5/8/26 5/26/26 ZA 

C Abutter Mailing Affidavit dated 

5/11/26 

5/26/26 ZA 

D Applicant Cover Letter dated 

4/14/26 

5/26/26 Applicant 

E Zoning Permit Application recvd 

4/20/26 

5/8/26 Applicant 

F Proposed addition drawings: 3D 

drawing, elevations plans, 

foundation details  

5/26/26 Applicant 

G DRB Application dated 4/17/26 5/26/26 Applicant 

H Overall and detail Site Plan recvd 

4/20/26 

5/26/26 Applicant 

I Project description and CU/SP 

review criteria responses 

5/26/26 Applicant 

J Email from VT State Wetlands office 

(Zapata Courage) dated 1/27/26 

5/26/26 Applicant 

K Farm Determination Letter from VT 

Dept of Ag. dated 4/20/26 

5/26/26 Applicant 

L Original Conditional Use approval 

2017-DRB-06-CU dated 11/16/2017 

5/26/26 ZA 

M Drawing C1.2, Proposed Partial Site 

Plan from 2017DRB-06-CU (original 

exhibit 4),  

5/26/26 ZA 



TOWN OF STARKSBORO 

DEVELOPMENT REVIEW BOARD  

NOTICE OF HEARING 

Taylor and Jake Mendell submi�ed applica�on 26-DRB-03CU-01SP to amend Condi�onal Use Approval 

17-DRB-06CU to build a processing room addi�on and obtain Site Plan Review approval for an On-Farm 

Business.  The proposed development is located on a 30.95+/- acre parcel #11101 at 760 Tatro Road and 

is located in the FC district.  The Condi�onal Use and Site Plan Review 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 June 11, 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 :  May 14, 2026 
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116 State Street  
Montpelier, VT 05620-2901 
Agriculture.vermont.gov  

 
 
Taylor Mendell (via email: taylor@footprintfarmvt.com) 
760 Tatro Road 
Starksboro, VT 05487 
Footprint Farm 
 
RE: Determination of a Farm Operation 

Dear Taylor Mendell, 

Thank you for submitting your “farming” request.  The Agency of Agriculture, Food & Markets (the Agency) renders 
opinions, based on the Agency’s Required Agricultural Practices Regulations (RAPs) as to whether a person is “farming” 
and the RAPs apply.  
 
After reviewing your request, the Agency determines that you are “farming” and required to comply with the RAPs. The 
Agency provides more detail below. 
 
Farm Operation Determination 
This letter is documenting that activities occurring on  acres, of a 32 total acre farm operation, located at 760 Tatro Road, 
Starksboro, VT, meets the definition of “farming,” per the RAPs. 
 
Section 2.14 of the RAPs in part, states “farm” means a parcel or parcels of land owned, leased, or managed by a person 
and devoted primarily to farming, … and that meets the threshold criteria as established in Section 3 of the RAPs, 
provided that the lessee controls the leased lands to the extent they would be considered as part of the lessee’s own farm. 
 
Section 2.16 of the RAPs states “farming” means: 
(a) the cultivation or other use of land for growing food, fiber, Christmas trees, maple sap, or horticultural, 
silvicultural, and orchard crops; or 
(b) the raising, feeding, or management of livestock, poultry, fish, or bees; or 
(c) the operation of greenhouses; or 
(d) the production of maple syrup; or 
(e) the on-site storage, preparation, and sale of agricultural products principally produced on the farm; or 
(f)     the on-site storage, preparation, production, and sale of fuel or power from agricultural products or wastes 
principally produced on the farm; or 
(g)    the raising, feeding, or management of four or more equines owned or boarded by the farmer, including training, 
showing, and providing instruction and lessons in riding, training, and the management of equines. 
 
In part, you have described your farm operation as a diversified vegetable operation specializing in year-round greens 
and CSA sales, and therefore meets the definition of farming in Section 2.16 of the RAPs by meeting the provisions listed 
below: 
 
(a) the cultivation or other use of land for growing food, fiber, Christmas trees, maple sap, or horticultural, 
viticultural, and orchard crops; 
(c) the operation of greenhouses; and 
(e) the on-site storage, preparation, and sale of agricultural products principally produced on the farm. 
 
Your description also suggests that your farm meets the minimum thresholds enumerated in Section 3.1 of the RAPs that 

Docusign Envelope ID: E2BA1534-A101-874C-81E4-B52940CE1914
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makes the RAPs applicable. You indicated that you meet at least the following minimum criteria in Section 3.1: 
 
(b) has produced an annual gross income from the sale of agricultural products of $2,000.00 or more in an average 
year; 
(c) is preparing, tilling, fertilizing, planting, protecting, irrigating, and harvesting crops for sale on a farm that is 
no less than 4.0 contiguous acres in size; and 
(f) is managed by a farmer filing with the Internal Revenue Service a 1040(F) income tax statement in at least one 
of the past two years; 
 
 
Agency Determination 
Based upon this information presented at this time, the Agency has determined the activities described above occurring at 
760 Tatro Road, Starksboro, VT, meet the definition of farming pursuant the RAPs and are therefore considered a 
farming operation.  

This farm operation determination does not exempt the Farm from compliance with any other provisions of the RAPs or 
any other applicable laws or regulations. 

Farm operations that fall under the jurisdiction of the RAPs and operate an Accessory on Farm Business (AOFB) enjoy 
some zoning protections but may be required to participate in site plan review with their municipality and follow any 
relevant municipal performance standards. The Agency recommends that farms discuss their future operational plans with 
their municipality and work to comply with any/all AOFB requirements upfront to ensure a successful business plan.  In 
part, an AOFB means the following activities conducted on a farm:  
 

• The storage, preparation, processing, and sale of qualifying products, provided that the qualifying products are 
produced on a farm; the sale of products that name, describe or promote the farm or accessory on-farm business, 
including merchandise or apparel that features the farm or accessory on-farm business; or the sale of bread or 
baked goods; and 

• educational, recreational, and social events that feature agricultural practices and /or qualifying agricultural 
products.  
 

For more information, please review 24 V.S.A. § 4412 (11), visit: https://agriculture.vermont.gov/land-use-renewable-
energy-0/accessory-farm-business, and talk to your town.  
 
 
This letter outlines the Agency’s position based on the information provided and may change should the relevant 
information change. Please be aware that you will be required to comply with the Required Agricultural Practices 
(https://agriculture.vermont.gov/rap) by virtue of this determination by the Agency, and any other regulations applicable 
to your operation. 
 
Please reach out with any additional questions.  

Sincerely, 

 

            
Laura DiPietro       Date 
Director of Water Quality  
Agency of Agriculture, Food & Markets 
 
CC: Steven Rooney - Zoning Administrator, Starksboro, VT (sent via email: zoning@starksborovt.org)

Docusign Envelope ID: E2BA1534-A101-874C-81E4-B52940CE1914
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Please also be aware of the following, and contact the appropriate authorities if necessary: 
 
Flood Hazard Area and River Corridor Construction: Construction of farm structures otherwise 
exempt from municipal regulation are subject to the Flood Hazard Area and River Corridor Rule 
administered by the Department of Environmental Conservation, Agency of Natural Resources. 
Obtaining appropriate permits in advance of construction will ensure compliance with National 
Flood Insurance Program (NFIP) criteria and enhance flood resilience. 
 
Public Drinking Water Supplies: Nutrients, sediment, organic matter and microorganisms may 
also impact drinking water supplies derived from surface waters. Agricultural operations should 
be aware of the locations of surface drinking water source intakes and appropriately manage 
agricultural activities to reduce potential negative impacts. 
 
Wetlands: Although wetlands are not mentioned in the RAPs, landowners need to be aware of 
existing rules pertaining to wetlands under state and federal jurisdiction. The Natural Resources 
Conservation Service, U.S. Army Corps of Engineers, and the Vermont Department of 
Environmental Conservation coordinate all agriculture/wetland issues in Vermont. It is strongly 
suggested that landowners contact the U.S. Army Corps of Engineers at 802-872-2893 and the 
Vermont Department of Environmental Conservation at 802-241-3760 before initiating farm 
related activities in or near wetlands. 
 
Construction of New Farm Structures: Construction of new farm structures, specifically buildings 
and other farm related structures that disturb one or more acres of land must obtain authorization 
from the ANR before commencing with land disturbance or construction activities. Approval will 
be issued by ANR upon receipt of a Notice of Intent (NOI) which certifies that adequate measures 
for the control of erosion and sedimentation will be used during land disturbance and construction 
efforts. Persons needing additional information about the Construction General Permit/NOI 
concerning one or more acres of land disturbance are advised to contact the Water Quality Division 
of the Department of Environmental Conservation at 802- 241-3770 or visit the web site at 
www.vtwaterquality.org/stormwater. Authorization by ANR is not needed for construction or land 
disturbance related to cultivation, irrigation, drainage and fencing. 
 
Vermont Fire and Building Codes: Farm structures, as determined by the Vermont Agency of 
Agriculture, Food & Markets (the Agency), may be required to comply with all applicable 
Vermont fire and building code regulations. In no way does a designation as a farm structure by 
the Agency limit the need for the structure to meet requirements listed under Title 20 of the V.S.A. 
Chapter 173, including obtaining a construction permit for eligible structures as defined in Chapter 
173. For more information please visit: www.firesafety.vermont.gov   
 
Solid and Hazardous Waste Management: Agricultural operations are advised to manage all wastes 
generated on the farm consistent with all applicable solid waste rules and hazardous waste rules. 
Information regarding the proper storage and disposal of waste oil, petroleum products 
and empty containers can be obtained from the Vermont Waste Management Division at 802- 241-
3888. 
 
 

Docusign Envelope ID: E2BA1534-A101-874C-81E4-B52940CE1914
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Wastewater Management and Residuals Management: Farm operations generating wastewater 
indirect discharges or discharges to underground injection wells are advised that permits may be 
required from the Department of Environmental Conservation Watershed Management Division 
or Groundwater Protection and Management Division. The management of sewage, biosolids, and 
septage on a farm must be conducted consistent with the Vermont Solid Waste Management Rules 
and any Solid Waste Management Facility Certification authorizing these activities. Information 
regarding these requirements can be obtained by calling (802) 828-1535. 
 
Water Withdrawal and Irrigation: Farm operations utilizing surface waters for irrigation purposes 
are advised that water withdrawals above a de minimis rate are required to obtain a permit from 
the Department of Environmental Conservation consistent with the Procedure for Determining 
Acceptable Minimum Stream Flows. More information regarding water withdrawals for irrigation 
purposes and permitting requirements can be obtained by calling the Watershed Management 
Division at (802) 828- 1535. 
 
Alteration of Streams: Stream alteration permits regulate activities that take place in or along 
streams. The permit program is intended to prevent the creation of flood hazards, protect against 
damage to aquatic life, and protect the rights of neighboring landowners. The types of activities 
that are regulated include streambank stabilization, road improvements that encroach on streams, 
bridge construction or repair, and utility crossings under streambeds. More information regarding 
stream alteration and permitting requirements can be obtained by calling the River Management 
Division at (802) 828-1535. 
 
Spill Prevention, Control, and Countermeasure (SPCC): EPA’s oil pollution prevention regulation 
requires facilities that are subject to regulation to prepare and implement a plan to prevent any 
discharge of oil into navigable waters or adjoining shorelines of the U.S. A farm must prepare a 
SPCC Plan if it has an aggregate aboveground storage capacity of greater than 1,320 gallons. Only 
containers of oil with a capacity of 55-gallons or greater are counted toward this aggregate capacity 
threshold. The plan is referred to as a Spill Prevention, Control, and Countermeasure (SPCC) plan. 
More information regarding SPCC and permitting requirements can be obtained by calling the 
Environmental Assistance Office at 1(800) 974- 9559. 
 
Vermont Act 250: Act 250 is Vermont’s land use and development law, enacted in 1970 at a 
time when Vermont was undergoing significant development pressure. The law provides a 
public, quasi-judicial process for reviewing and managing the environmental, social and fiscal 
consequences of major subdivisions and developments in Vermont. “Farming” is defined 
similarly under both Act 250 and the RAPs, and “farming” is generally exempt from Act 250 
review.  But, the Agency does not have the authority to determine whether Act 250 applies to 
your farming activities and/or building project. If there are questions regarding whether Act 250 
applies, please contact the Natural Resources Board (NRB) District Coordinator. Please also be 
advised that if you have an existing Act 250 permit it may attach to your new activity or project. 
The NRB District Coordinator can help you assess the potential impact.  More information 
regarding Act 250 can be obtained by calling the NRB at (802) 828-3309.  
 

Docusign Envelope ID: E2BA1534-A101-874C-81E4-B52940CE1914
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Town of Starksboro Development Review Board Hearing 

Exhibit List 

 

Applicant:   Haney-Fisher 

Application #  26-DRB-02SP 

 

Date of Hearing: 6/11/2026 

Hearing Type: AOFB Site Plan Review 

 

Exhibit # Description Date 

entered 

Submitted by: 

A Warning dated May 14,2026, rev 

5/27/26 

5/27/26 ZA 

B Abutter Map dated 5/6/26 5/26/26 ZA 

C Abutter Mailing Affidavit dated 

5/26/26 

5/26/26 ZA 

D Applicant Cover Letter dated 

5/6/26 

5/26/26 Applicant 

E Zoning Permit Application recvd 

5/6/26 

5/8/26 Applicant 

F DRB Application dated 4/7/26, 

recvd 5/6/26 

5/26/26 Applicant 

G Site Plan and Site photos for sign 

locations, recvd 5/6/26 

5/26/26 Applicant 

H List of abutters recvd 5/6/26 5/26/26 Applicant 

I Project Narrative, Site Plan Review 

criteria responses recvd 5/6/26 

5/26/26 Applicant 

J Letter and photograph to the DRB 

from Carin and Dale Hoffman 

dated June 11, 2026 

6/11/26 Interested Party 

K Email to ZA from Joanne Swierz 

dated June 11, 2026 

6/11/26 Interested Party 

L Copy of prepared statement read 

at the hearing by Bonita Bedard 

6/11/26 Interested Party 

M Copy of prepared statement read 

at the by Kirsten St. Louis 

6/15/26 Interested Party 

 

Revised 6/15/2026
to add exhibits
provided at the
hearing



TOWN OF STARKSBORO 

DEVELOPMENT REVIEW BOARD  

REVISED NOTICE OF HEARING 

Dwyer Haney and Emily Fisher submi�ed applica�on 26-DRB-02SP for an On-Farm Business Site Plan 

Review on a 26+/- acre parcel #10615 at 685 Dan Sargent Road.  The proposed business is in the LDRC 

district.  The Site Plan Review 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 June 11, 2026, star�ng at 

7:40p.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 :  May 14, 2026, revised 5/27/26 
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Site Plan Review for an Accessory On-Farm Business 

Dwyer Haney and Emily Fisher - Bending Birch Homestead - May 6, 2026 
 

 
 
 
 
We are applying for a DRB Site Plan Review for our farm, Bending Birch Homestead, so that we 
may become an Accessory On-Farm Business.  In addition to the change of business 
designation, we are applying for a zoning permit so that we may paint our farm name on our 
barn and put a small sign at the entrance to our driveway where folks will be parking.  There is 
no additional construction or infrastructure associated with this site plan review. 
 
Enclosed, you will find: 

A.​ Zoning Permit Application 
B.​ Development Review Board Application 
C.​ Site Plan 
D.​ List of Abutting Property Owners 
E.​ Project Narrative and Review Criteria 

 

​
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Permit #   

 

Application version September 2025 

 

Review Checklist to be completed by the applicant: 

Type of Project (check all that apply):    □ New Construction / Sitework  □ Change in Use  □ Addition/Alteration  □ Sign   

□ Accessory Dwelling Unit □ Home Business  □ Renovation  □ Other: __________________________ 

Related Prior DRB Approval Numbers #    

For New Structures or Additions: 

Total new square footage:       Size in ft: Length _______ Width _______ Height _______ 

Total Lot Coverage (includes driveways and other impervious surfaces)   %  

Project setbacks: Show distance from the property boundaries in feet on an attached diagram (see below and next page). 

Show any of the following conditions and / or note if the property is located within these protection areas: 

     Floodplain 

 Wetlands (Class I or II) 

 Steep Slopes (20% or greater)  

 50 feet from a waterbody, stream, etc. 

 Water Source Protection Area 

 Conservation Easement lands
 

Other regulatory permits (note NA if not applicable): 

New E-911 Address Required? 

State Highway Right-of-Way Access Permit Number: 

Town Driveway/Right-of-Way Access Permit Number: 

State Water / Wastewater Permit Number : 

State Stormwater Discharge Permit Number: 

Prior or New State Act 250 Permit Number(s): 

State Building Construction Permit Number: 

Definitions: 

Property Owner (also referred to as “owner" or "landowner" or "Owner of Record" or "developer"): Name of Person(s) or 

Entities noted as the Owner of the Parcel on the current Grand List or most recent Warranty Deed Filing.  If multiple names are 

provided, all must be noted and must sign all applications.  If an Entity is noted (i.e. Star Farms, LLC), then the contact information 

for the person authorized to represent the entity must be provided. 

Applicant: The person(s) or entity or firm authorized by the Owner to submit the application, act on the Owner's behalf in all 

matters relating to the application, and be responsible for communications between the Town and the Owner.  If the person(s) or 

entity or firm submitting the application and acting on the Owner's behalf does not wish to be is not listed as the Applicant, then a 

separate letter of authorization signed by the Owner must accompany the application allowing this party to act on the Owner's 

behalf. 

Site Diagram Base Plan Hint:  

If you do not have a survey or map of your property to sketch a site diagram on, you can go online to the Vermont Parcel Viewer 

Program (see link at www.starksborovt.org/zoning).  Type your Parcel Number into the search bar (193 - last 5 digits of your SPAN 

number from your tax bill, example 193-10454).  Confirm the new view matches your parcel and Owner information. Click on the 

Print icon at the bottom of the screen. In the Print dialog box that appears, click on Print, then click the Results tab.  Print the map 

that appears in the pop-up window using your browser’s print commands.  Use this diagram to sketch your proposed project and 

attach in lieu of the diagram sheet on the next page.

N/A

26-ZP-16

x On-Farm Business (Sect. 342.B)
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Permit #   

 

Application version September 2025 

 

 

Diagram: 

Please include a sketch of the proposed development. 

You may use the space below to sketch your plan or 

provide a professionally prepared plan. 

 

Include the following property information: boundary 

lines and rights-of-ways, setbacks, surface waters and 

wetlands, dimensions of existing and proposed struc- 

tures, existing /proposed accesses (curb cuts) driveways 

and parking areas, existing /proposed utilities, existing / 

proposed water and wastewater systems. Additional in- 

formation may be required depending on the nature of 

the project. 

 

Diagram example: 

 

 
 

 
 

Diagram: 
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C) Site Plan with locations of parking areas and signs 

 

Photos of sign locations: 
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D) List of Abutting Property Owners 

To the west: 

​​ PORTER MARTIN HANEY & KIRSTY BEVERIDGE 
​​ 687 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

To the north: 

​​ DAVID BEDARD LIFE ESTATE & BONITA BEDARD LIFE ESTATE 
​​ 711 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

To the northeast: 

​​ RICHARD & BARBARA MOFFI 
​​ 660 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

To the east: 

​​ WILLIAM D & CARIN L HOFFMAN 

​​ 548 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

To the southeast:  

​​ GREGORY M & JOANNE SWIERZ 

​​ 496 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

At the southeast corner: 

​​ STARKSBORO QUAKER MEETING HOUSE 

​​ 430 DAN SARGENT ROAD 
​​ STARKSBORO, VT 05487 

To the south: 

​​ MICHAEL & KRISTEN ST LOUIS 
​​ 9318 WOODEN RD 
​​ RALEIGH, NC 27617 
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E) Project Narrative 
Bending Birch Homestead is a diverse agroforestry farm that seeks to develop perennial (and 
often, tree-based) solutions to the climate crisis.  Instead of growing corn that requires annual 
tillage and synthetic fertilizers & pesticides (and results in expansive monocultures, soil erosion, 
and massive carbon expenditures), we grow chestnuts that can produce more food per acre 
while requiring no tillage or outside inputs (and resulting in diverse, intact ecosystems, soil 
building, and carbon sequestration).  Each approach grows a staple starch with many uses, but 
the impact each approach has on our landscape couldn’t be more different.  We grow many 
things besides chestnuts, but they serve a good example that illustrates our view of agriculture.   
 
A big part of our goal in doing this work is to educate folks about these new (but also ancient) 
ways of agriculture and how they can change our world (and our communities) for the better.  In 
order to meet these goals, we seek to become an Accessory On-Farm Business so that we can 
begin to conduct activities (farm tours, events, courses, etc) to share the work we are doing and 
celebrate tree-based agriculture.     
 
In addition to the change of our business designation, we will be mowing two areas of our 
pasture to allow for parking and adding two signs to identify our AOFB to folks driving up Dan 
Sargent Road.  These parking areas will not be near any septic systems, wells, streams, or 
other pieces of infrastructure. 
 

Review Criteria from 424.D 

(1) Siting and Design 
The two parking areas are immediately adjacent to existing curb cuts and limit impact to 
agricultural areas of the property.  The parking areas will  be mown pasture, and won’t appear 
different from the surrounding pasture when  not actively being used for parking.   
 
The design of the signs will be very simple - wooden construction with our farm logo - nothing 
that stands out or draws undue attention. 
 

(2) Vehicular Traffic and Circulation 
 
Traffic generated will be generally infrequent and won’t be taking place during times of the year 
when Dan Sargent Rd. requires frequent maintenance (no mud season programming planned).  
Parking will be immediately adjacent to the existing curb cuts so as to separate vehicular traffic 
from pedestrian traffic and minimize vehicular usage on the property.  All access points will still 
be passable for emergency vehicles and because no programming is planned for the winter, the 
parking areas won’t be plowed or used when snow is present.  Carpooling will be encouraged in 
advertising to limit vehicular traffic. 
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(3) Pedestrian Traffic and Circulation 
 
Pedestrians will access different parts of the property on mown paths through the pasture.   
 

(4) Parking 
 
The northerly parking area will accommodate approximately 22 cars and the southerly parking 
area by the barn will accommodate approximately 7 cars for a total of 29 parking spaces.  This 
limits the impact to land that could otherwise be used agriculturally.  The mown parking areas 
will not be aesthetically distinguishable from any of the surrounding mown pasture. 
 

(5) Stormwater and Snow Storage 
 
Pasture infiltrates storm water very effectively - there will be no increase in runoff. 
 

(6) Lighting 
 
No lighting is planned for the parking areas or the signs. 
 

(7) Signs 
 
The two proposed signs will be sited in logical places to identify the farm without having any 
adverse effects on the character of the area.  Both the sign on the barn and the sign to the north 
will be less than 16 square feet as stipulated in 317.F and will be of simple wooden construction 
displaying our farm logo. 
 

(8) Landscaping 
 
We have been adding shrubs and buffer plantings for several years to mitigate our impact on 
neighbors and beautify our property.  These plantings will continue until our property is a forest 
of edible food, overflowing with abundance and beauty.   
 
No equipment or utilities are planned, but if we were to add them in the future, we would 
certainly include buffer plantings. 
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(9) Energy Conservation 
 
Since we are not planning to use any energy for these parking areas and signs, we’ve 
conserved energy to the maximum extent possible. 
 

(10) Compatibility with the Town Plan and Other Regulations 
This Accessory On-Farm Business fits perfectly within the stated vision in the town plan:  
 

Starksboro’s collective vision is to maintain our town’s environmental quality, scenic 
beauty, diverse working landscapes, rural character, sense of community and quality of 
life 

 
The town’s support of agriculture is really important to us and was one of the many reasons we 
chose to settle here.  This excerpt from the town plan captures this spirit perfectly: 
 

In future decades, we hope agriculture becomes an increasingly vital and economically 
viable enterprise, which can support farmers and their families. We want our town to 
move towards greater sustainability – producing food and energy locally. We would like 
our economy to expand – providing more jobs in town in a diversity of small businesses, 
which are built on our natural and human assets 

 
Our Accessory On-Farm Business shall conform to the requirements outlined in the town zoning 
regulations, section 342.B 
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26-DRB-02SP Haney-Fisher AOFB Site Plan Review 

Notes St. Louis Abutters 

General Comments: 

As property abutters and strong supporters of Starksboro and stronger supporters of the 

wonderful community of neighbors on Dan Sargent road we welcome new neighbors and 

investment in the community. 

While the entire St. Louis family hope for nothing but success for Dwyer and Emily and 

Bending Birch Homestead and we have a deep respect for the rights a!orded to private 

property owners we do have some questions regarding the scope, intended use and 

environmental impact of the Accessory On-Farm Business (AOFB) plan and subsequent 

development.  

 

Signage: 

Size and locations we have no concern. 

 

Accessory On-Farm Business (AOFB): 

The project narrative discusses farm tours, events, courses, etc, used to educate and 

inform on alternate methods of agriculture.  The parking area of up to 29 vehicles would 

give us an idea of the operation on scale if the success we all hope for is realized.  

At max capacity 29 vehicles would mean a minimum of 29 people and a possible maximum 

occupancy of around 29 x 4 or 116 individuals. Where is everyone going to pee / poop? 

Our property experiences significant run o! in wet years from the North / abutting side so 

human wastewater at a commercial scale is a concern. 

At what point would size and type of events, customer tra!ic brought by AOFB be further 

evaluated? Is this the only time and if so, has the maximum possible occupancy been 

reviewed by the State?  

 

 

Notes for follow up: 
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Have appropriate toilet, bathroom, and handwashing facilities been accounted for or 

provided for this human bio load on the property? Our I believe in Vermont, operating an 

Accessory On-Farm Business (AOFB) with no added structures requires compliance with 

state wastewater and local land use regulations. Because you are hosting people on the 

land, the state evaluates wastewater capacity based on business type and expected 

customer tra!ic. Has this been reviewed by the state?  

NOTES for reference: 

State Wastewater and Water Supply Requirements 

Even without new structures, Vermont’s Department of Environmental Conservation (DEC) 

dictates sanitation rules for business gatherings. [1] 

• Licensed Designer Needed: You must work with a Vermont Licensed Designer to 

evaluate existing systems. 

• Portable Toilets: Permitting allows for self-contained, portable toilets (porta-

potties) for temporary AOFB events. 

• Discharge Rules: Untreated gray water (from washing stations) cannot be dumped 

freely. You require an Alternative Toilet Practice Approval for non-flush or mobile 

units. [1, 2, 3, 4] 

 

Parking areas Concerns: 

Although not paved, compacted surface parking lots cause significant environmental 

damage by increasing sediment runo!, degrading water quality in local watersheds, and 

introducing legacy pollutants. Compacted soil from repeated parking soil is partially 

permeable compared to asphalt, compacted surfaces still act as semi-impervious areas 

that accelerate erosion, disrupt natural hydrology, and leach chemical contaminants from 

vehicles, oil, fuel residue and heavy metals from brake pads.  

As “Down Stream” abutters, there is a sizable water flow from north to south the runs about 

40 yards to the west of Dan Sarget Road from the Bedard property south through the Haney 

/ Fisher property across the St. Louis Property and on to the Trombley Property. Very close 

to the added 60X100 parking. 

In this time of unprecedented climate crisis as mentioned in the project narrative 

uncharacteristically strong storms have seen the 48” plus culvert that crosses our driveway 

topped over and washed out from this water flow. Has adequate thought been given to the 

management of run-o! from the added parking areas and associated natural hydrology.  
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