TOWN OF BARNARD
Development Review Board (DRB)
Conditional Use Review

Findings and Decision

Twin Farms, LLC
Permit Application No. ZP26-04

Conditional Use Hearing: ZP26-04, for Parcel 03-0432, 4452 Stage Road, in the Town of
Barnard, VT. The proposed project is described as follows: Change in use from Dwelling to
Lodging with interior renovations to accommodate guest programming including art
classes, cooking classes, and guest meeting space.

INTRODUCTION AND PROCEDURAL HISTORY

This proceeding involves review of an application for Conditional Use submitted by
Twin Farms, LLC under the Town of Barnard Zoning Regulations on file at the Barnard
Town Hall offices.

Town of Barnard Administrative Officer Rob Ramrath received application materials
beginning April 15, 2026; the zoning permit application was signed April 16, 2026; the
project narrative and supporting materials were updated May 6, 2026; and the
Administrative Officer deemed the application complete on April 20, 2026. On April 20,
2026, Rob referred the application to the DRB for Conditional Use review. A copy is
available at the Barnard Town Hall offices.

On April 21, 2026, a public hearing notice was physically posted inside and outside at the
Barnard Town Offices and outside at the Barnard General Store, and on the Town of
Barnard website. On April 22, 2026, a public hearing notice was published in the Valley
News. The applicant confirmed on May 11, 2026 that the hearing notice had been posted
at the subject property at 4452 Stage Road, visible from the public right-of-way,
consistent with 24 V.S.A. § 4464(a)(1)(B).

On April 20, 2026, a copy of the notice of a public hearing was emailed to the applicant
and the notice of public hearing was sent via U.S. Post on April 20, 2026 to the following
owners of properties adjoining the property subject to the application:

De Baise, James — 15 Tamarac Rd, Wallingford, CT 06492



Kolios, Michele — 234 Coldbrook Rd, PO Box 62, South Glastonbury, CT 06073
Gray Camp — PO Box 51, Taftsville, VT 05073

Lancaster, Richard M & Lancaster, Gina L — PO Box 161, Barnard, VT 05031
Dill, Dan & Murphy, Claire M — 633 High St, Medford, MA 02155-6730

Twin Farms LLC — PO Box 115, Barnard, VT 05031

The application was considered by the Development Review Board at a public hearing on
May 27, 2026, following a site visit. The Development Review Board reviewed the
application under the Town of Barnard Zoning Regulations, as adopted June 17, 2025.

Present at the hearing were the following members of the Development Review Board:
Teo Zagar, Chair
Doug Blain
Doreen Hurley
Ellen Miles
Edythe Wright

At the outset of the hearing, the Development Review Board afforded persons wishing to
achieve interested person status an opportunity to demonstrate that the criteria of 24
V.S.A. § 4465(b) were met, consistent with 24 V.S.A. § 4461(b). Richard Lancaster and
Gina Lancaster, PO Box 161, Barnard, Vermont 05031, registered as interested persons
in their capacity as owners of abutting property (Parcels 03-0412.3, 03-0412.4, and 03-
0285). Both were accepted as interested persons without objection.

Michael Beardsley, General Manager of Twin Farms, LLC, appeared on behalf of the
applicant. Nikki Centerbar, PE, of Bowman Engineering, 478 Blair Park Road, Williston,
Vermont 05495, appeared as the applicant's engineer.

During the hearing the following exhibits were submitted to the Development Review
Board:
Board Review Package including:
Hearing Agenda.
Hearing Activity Checklist.
Zoning Permit Application (ZP26-04, signed April 16, 2026).
Property Card, Parcel 03-0432, 4452 Stage Road.
Certified Abutter's List (certified April 24, 2026).
Abutter and Public Warning Letter (dated April 20, 2026).
Administrative Officer Staff Report and DRB Referral Memorandum, ZP26-04
(dated May 8, 2026).
Regulatory Compendium — applicable excerpts from the Barnard Unified Zoning
and Subdivision Regulations.



Parcel Location Maps (ANR Natural Resources Atlas, Location Maps 1 and 2).

Project Narrative Letter, Bowman Engineering (Nikki Centerbar, PE), updated
May 6, 2026.

FINDINGS

Based on the application, testimony, site visit, exhibits, and other evidence the Development
Review Board makes the following findings:

The applicant seeks Conditional Use approval for a change of use from Single Dwelling to
Lodging, with accessory guest programming activities (art classes, cooking classes, and guest
meeting space), at an existing farmhouse structure. The subject property is a 124.1-acre parcel
located at 4452 Stage Road in the Town of Barnard (tax map parcel no. 03-0432).

The property is in the Commercial (COM) District, as described on the Town of Barnard Zoning
Map on record at the Town of Barnard municipal office and § 2.2.7 of the Barnard Unified
Zoning and Subdivision Regulations. Lodging is a Conditional Use in the COM District per §
3.1. The prior authorized use of the farmhouse structure — Single Dwelling — is a Permitted
Use in the COM District. The 2026 zoning map amendment rezoning Parcel 03-0432 from the
Rural, Forest and Farmlands (RFF) District to the Commercial (COM) District did not itself
authorize any change of use; a separate zoning permit, and prior DRB conditional use approval,
are required before any changed use may commence, pursuant to § 1.8 of the Barnard Unified
Zoning and Subdivision Regulations.

This application is prospective in nature. No Lodging use or guest programming activity has
commenced on the parcel. No Notice of Violation has been issued. The application was filed
following a pre-application inquiry to the Administrative Officer and the AO's formal written
direction to Twin Farms, LLC to seek conditional use approval.

The applicant satisfactorily addressed questions by the DRB regarding use, future intentions, and
details of the proposed Lodging use and accessory guest programming operations.

The proposed change of use is from Single Dwelling to Lodging as the principal use of the
existing farmhouse structure on Parcel 03-0432. Guest programming activities — including art
classes, cooking classes, and guest meeting space — are proposed as accessory uses, incidental
and subordinate to the Lodging principal use on the same lot, consistent with the definition of
Accessory Use or Structure in § 8.2 of the Barnard Unified Zoning and Subdivision Regulations.

No new structures, additions, or exterior renovations are proposed. All existing setbacks,
building height, lot boundaries, access, and driveways remain unchanged. The 124.1-acre parcel
substantially exceeds all dimensional minimums applicable in the COM District under § 3.2 of
the Barnard Unified Zoning and Subdivision Regulations. No dimensional review is required for
this application.



The farmhouse will not be used for overnight lodging of guests. The farmhouse apartment will
continue to be used by staff. The guest program consists of morning and afternoon class sessions
— art and culinary — with six to eight participants per session, operating seven days per week.
The programming is primarily for guests of Twin Farms Resort; Twin Farms may offer class
space to local artisans as well. No events are planned at the farmhouse.

Guest transportation to and from the farmhouse is provided by Twin Farms vans, with
approximately eight van movements per day. Guests may also access the farmhouse via a private
path by ATV, mountain bike, or hiking. Guests may not drive their own vehicles to the
farmhouse. Four parking spaces are available for staff at the farmhouse. The applicant confirmed
that parking will not occur on Stage Road.

No large truck deliveries are anticipated. No noise impacts are anticipated. No visual changes to
the exterior of the structure are proposed.

The kitchen proposed for use in connection with the culinary programming is a teaching kitchen.
The applicant acknowledged that the proposed change of use from residential to commercial
Lodging with associated programming activities may alter wastewater design requirements and
stated that a Vermont Wastewater System and Potable Water Supply Permit application would
be submitted within one to two weeks of the hearing date. No state wastewater permit has been
issued as of the date of this decision. Section 6.1 of the Barnard Unified Zoning and Subdivision
Regulations prohibits the issuance of a zoning permit for a structure for human occupation
requiring a wastewater permit until a state wastewater disposal permit has been received and
approved, unless conditioned. This requirement is addressed through Condition 1 below.

The applicant stated that an Act 250 permit amendment will be pursued in connection with the
proposed use. The DRB makes no independent determination of Act 250 jurisdiction, and this
approval does not substitute for any state permit or amendment required by law. The requirement
that state permits be provided to the AO upon issuance is addressed through Condition 2 below.

The DRB finds that the proposed conditional use satisfies the general standards of § 4.11 of the
Barnard Unified Zoning and Subdivision Regulations as follows:

§ 4.11(a) — Community services and facilities: The proposed use will not create an
undue adverse effect on existing or planned community services or facilities. The use is
limited to small-scale guest programming in an existing structure, with six to eight
participants per session. The applicant testified that the proposed use would not generate
demand for additional emergency services, town roads, or municipal services beyond that
of the prior residential use.

§ 4.11(b) — Character of the area: The proposed use will not create an undue adverse
effect on the character of the area. The parcel is in the Commercial (COM) District;
Lodging is a conditional use in that district; no exterior changes are proposed; no noise
impacts are anticipated; no events are planned at the farmhouse; and the proposed use is



consistent with the resort-related commercial character recognized for the Twin Farms
area in the Barnard Town Plan and in the purpose statement of the COM District under §
2.2.7.

§ 4.11(c) — Traffic: The proposed use will not create an undue adverse effect on traffic
on roads and highways in the vicinity. Guests will be transported to and from the
farmhouse by Twin Farms vans, or may access the farmhouse via private path by ATV,
mountain bike, or hiking. Guests may not drive their own vehicles to the farmhouse.
Approximately eight van movements per day are anticipated. No parking will occur on
Stage Road.

§ 4.11(d) — Bylaws and ordinances in effect: The proposed use complies with
applicable Barnard zoning standards, subject to the conditions of this approval. The
applicant has acknowledged the requirement to obtain state wastewater authorization and
all other required state permits before the authorized use commences, as reflected in
Conditions 1 and 2 below.

§ 4.11(e) — Renewable energy resources: The proposed use will not interfere with the
sustainable use of renewable energy resources. No exterior work is proposed, no solar
access impacts are anticipated, and no renewable energy installations are proposed in
connection with this project.

§ 4.11(j) — Parking: The proposed use will provide adequate off-road parking and will
not create unsafe parking conditions on Stage Road. Guests will not drive their own
vehicles to the farmhouse. Guest access will be by Twin Farms vans or private path, and
four parking spaces are available for staff. The applicant confirmed that parking will not
occur on Stage Road.

§ 4.11(k) — Mass and scale: No new structure, addition, exterior renovation, or change
in building height, footprint, or mass is proposed. Accordingly, the project will not create
any adverse mass or scale impact.

During the Deliberative Session a motion was made to approve the application with the
conditions recommended by the Administrative Officer in Section 8 of the AO Staff Report. A
vote in the affirmative was unanimous.

DECISION AND CONDITIONS

Based upon these findings, the Development Review Board approves application ZP26-04, Twin
Farms, LLC, 4452 Stage Road, Parcel 03-0432 — Conditional Use approval for change of use
from Single Dwelling to Lodging with accessory guest programming activities — subject to the
following conditions:

1. No use of the structure at 4452 Stage Road for Lodging or any commercial purpose,

including guest programming shall commence until a Vermont Wastewater System and



Potable Water Supply Permit or equivalent state authorization covering the proposed
change of use has been obtained consistent with § 6.1 of the Barnard Unified Zoning and
Subdivision Regulations.

2. Copies of all state permits and approvals required in connection with this project,
including without limitation the state wastewater system permit and the Act 250 permit
amendment, shall be provided to the Administrative Officer within 30 days of issuance,
consistent with § 4.1(d) of the Barnard Unified Zoning and Subdivision Regulations.

3. The zoning permit issued pursuant to this approval shall not take effect until the 30-day
appeal period has expired without the filing of a timely appeal, pursuant to § 6.4.1 of the
Barnard Unified Zoning and Subdivision Regulations and 24 V.S.A. § 4471.

Adopted by vote of the Barnard Development Review Board and issued this  4th  day of
June 2026.
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Teo Zagal,yChair, Barnard Development Review Board

Prepare;i by:
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Rob Ramrath, Clerk, Barnard Development Review Board

NOTICE: This decision may be appealed to the Vermont Superior Court, Environmental
Division, by an interested person who participated in the proceeding before the Development
Review Board. Such appeal must be taken within 30 days of the date of this decision, pursuant to
24 V.S.A. § 4471, 10 V.S.A. § 8504(b), and Rule 5(b) of the Vermont Rules for Environmental
Court Proceedings.



