Town of Charlotte Staff Report — Hinsdale-Hausmann Sketch Plan Application

DEVELOPMENT REVIEW BOARD sketch plan meeting scheduled for February 26, 2025 @ 7:05

pm

General Information
Applicants:

Adam Hausmann and Clark Hinsdale Il|

Application No.: DRB 25-14-SK

Parcel IDs: 00021-0985 and 00002-3768

Status of Applicant:

Owners

Requested Action:

Subdivision Amendment

Purpose: Change boundary line to sell farmhouse at 3768 Spear Street to
Adam’s Berry Farm at 985 Bingham Brook Road

Zoning: Rural District

Locations: 985 Bingham Brook Road and 3768 Spear Street

Size: 57.66 acres (985 Bingham Brook Road) and 108-110 acres (3768

Spear Street; application and tax map show different values)

Existing Land Use:

Residential, Agricultural

Surrounding Land Uses:

Residential, Agricultural

Permitting History:

985 Bingham Brook Road:

67-79-ZP Addition Permit

2013 Agricultural Exemption for Barn

WW-138-1523: wastewater permit for 3-bedroom single-family
residence and agricultural processing facility

16-87-ZP: Home Occupation Il permit for yoga/wellness classes
24-112-AG Agricultural Exemption for Berry Packing Facility
3768 Spear Street:

1967 Variance Approval for Dormer

1968 Garage Permit

1969 Permit for Beef Cattle Enclosure

1971 Permit to Add Two Bedrooms

1971 Permit for Garage

1972 Permit for Tool Shed

74-30-ZP Shed Permit

76-36-ZP Addition Permit

91-43-ZP Deck Permit

PC-05-54-PRD Bahrenburg Four-Lot Planned Residential
Development

PC-12-20-SD Two-Lot Subdivision of Nancy Hinsdale
PC-20-164-SK Subdivision Amendment

PC-21-06-SA Subdivision Amendment — Modified Lot Lines to
Reflect Agricultural Uses

DRB-23-078-SDA Hinsdale-Snyder Subdivision Amendment
(Modified Lots Lines to Preserve Stone Wall and Improve Maple
Operations)
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Applicable Regulations: Land Use Regulations, as amended 2023
Recommended Standards for Developments & Homes, 1997
Charlotte Town Plan, 2019

Background: Adam’s Berry Farm, owned by Adam Hausmann, has rented a multi-unit
farmhouse located at 3768 Spear Street from Clark Hinsdale. Adam’s Berry Farm provides living
space there for farm workers, and the house was once owned by long-time town clerk Hazel
Prindle. Hinsdale is seeking to transfer ownership of the house and an undefined amount of
land to Adam Hausmann. The applicants have not provided several details at this stage, writing
that the project dimensions are “to be determined after sketch plan input from the DRB.” In
written communication with staff, Clark Hinsdale requested a waiver from surveying the entire
properties for the purpose of this proposed conveyance.

The lot at 3768 Spear Street was created in the 2005 Bahrenburg Planned Residential
Development (PRD) process. In 2021, Hinsdale essentially merged the 4.12-acre lot into a larger
lot, much of which is now under a conservation easement. The Bahrenburg open space area is
located on the eastern side of Spear Street, just north of Prindle Road.

Staff Observations / Recommendations: The purpose of the proposed boundary adjustment is
to transfer ownership of farm worker housing to the farm that makes use of it. The lot
containing the residence is part of an approved planned residential development, which allows
the board to modify dimensional requirements. The project should likely be classified as a PRD
Amendment. The Board will want to require road frontage and setback calculations for the final
application.

Section 2.3 Application of District Standards - Table 2.5 Rural District (RUR) —

The applicants have not provided proposed acreage calculations for either lot. The current lot
configuration is as follows:

985 Bingham Brook Road: 57.66 acres, improved with an active berry farm, several agricultural
buildings, a large solar photovoltaic installation, and a single-family residence

3768 Spear Street: 110 acres (tax map data) improved with multi-unit residence and several
outbuildings.

(E) Dimensional Standards — Both lots meet the minimum five-acre requirement. 985 Bingham
Brook Road conforms to lot frontage requirements. The Hinsdale lot likely will not have 300
feet of road frontage after the proposed lot line adjustment, but it was part of an approved
PRD. The submitted site plan shows the lot currently has 593 feet of road frontage, but no
figure is given for what the new road frontage would be. Both lots are irregular in shape.

Section 3.2 Road, Driveway, and Pedestrian Access Requirements — No new access is
proposed as part of this application.

Section 3.6 Lot, Yard, and Setback Requirements — No new development is proposed as part of
this application. The applicants have not indicated the setback from the multi-unit residence to
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the easterly lot line or the distance of the building to Spear Street. The final application should
indicate the distance of the existing structure to the final proposed lot line.

Section 7.2 General Standards - Areas of High Public Value (Table 7.1):

a. Land in active agricultural use — 985 Bingham Brook Road is home to Adam’s Berry Farm.
3768 Spear Street contains an active maple sugaring operation.

b. Primary Agricultural Soils (Prime and Statewide) — Both parcels contain a significant amount
of prime agricultural soil. A majority of the land is statewide agricultural soil.

c. Steep slopes (>=15%) — Steep slopes are present in the sugarbush located at 3768 Spear
Street.

d. Flood Hazard Areas — N/A

e. Surface waters, wetlands and associated setback and buffer areas — The Charlotte Map
Viewer shows Class Il wetlands on the Hinsdale property. A mapped small stream also
straddles the westerly boundary of the Hinsdale property.
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Yellow highlights indicate mapped Class Il wetlands. A very small portion might exist on the
Hausmann property, as indicated in the second image.

f. Shoreland Setbacks — N/A

g. Special Natural Areas — The parcels do not appear to contain any named special natural
areas.

h. Wildlife habitat — Both parcels contain forest, aquatic, and linkage habitat.

k. Scenic views and vistas — Bingham Brook Road and this section of Spear Street are considered
“most scenic.”

I. Conserved land on adjacent parcels — Green Mountain Hay (the former Nichols Farm) owns a
large conserved area to the north of the subject parcels.

Section 7.2(C) Lot Layout: Both lots are irregular in shape.

Section 7.2 (D) Density: No change is proposed as part of this application. It appears as though
the dwelling at 3768 Spear Street had at least two units as early as 1971, when then-owners
Hazel and Mark Prindle received a permit for two additional bedrooms in an existing garage
apartment. A 1967 variance approval for a dormer noted that the house at that time had six
bedrooms.

Section 7.2 (E): Building Envelope: Building envelopes have not been proposed as part of this
application. The applicants are not proposing new lots.
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Section 7.3: District Standards for Rural, Shoreland & Conservation Districts: The proposal
appears compatible with the goals and standards of the Rural District. Staff did not find an
official approval for multiple units of housing at 3768 Spear Street, but it appears that the
structure has had multiple units for at least 50 years.

Section 7.4: Compatibility with Agricultural Operations: The purpose of this application is to
transfer ownership of farm worker housing to Adam’s Berry Farm.

Section 7.5: Facilities, Services and Utilities: Both lots are served by the Charlotte Volunteer
Fire and Rescue Service, which is located approximately 4.2 miles away.

Sections 7.6, Water Supply / 7.7 Sewage Disposal: No new water or wastewater improvements
are currently proposed.

Sec. 7.8, Stormwater Management & Erosion Control: None proposed or required.
Sec. 7.9, Landscaping & Screening: No additional landscaping or screening is proposed.

Sec. 7.10, Roads, Driveways & Pedestrian Access: No new access is proposed. Aerial imagery
shows a farm access connecting the two parcels.

Sec. 7.11, Common Land to be Conserved: Adam’s Berry Farm and portions of the Hinsdale
lands are conserved through the Vermont Land Trust.

Materials Provided for Application: Sketch plan application received January 21, 2025; hand-
modified survey plat

Prepared by Zoning Administrator Aaron Brown, February 21, 2025

Public Notice: None required for sketch plan review



