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Richmond Development Review Board
Staff Notes on Item Three
[bookmark: _Hlk134178871]PS2026-001 (Trunk Beach, LLC)

APPLICANT: Trunk Beach, LLC (c/o Nate Malley).  
[bookmark: _Hlk160603817][bookmark: _Hlk152271010]RE: Preliminary Subdivision, PS2026-001. 
DATE: February 11, 2026. 	
LOCATION: 30 Browns Court. 
PARCEL ID: BR0030. 
EXISTING ZONING: Village Residential Neighborhoods North (VRNN) Zoning District. 

· FLOOD HAZARD OVERLAY DISTRICT: No. 

· SHORELINE PROTECTION OVERLAY DISTRICT: No. 

PROJECT DESCRIPTION:
Applicant seeks preliminary approval to subdivide 30 Browns Court, an existing 0.47-acre parcel into two (2) parcels of 0.23 acres (Lot 1) and 0.24 acres (Lot 2). Lot 1 will get a newly relocated 12-foot-wide driveway. Lot 2 will get a six (6)-bedroom duplex (three bedrooms per unit) and a shared 30-foot-wide driveway served by municipal water and sewer lines. 

Applicants have already obtained the following permits: (a) Town Preliminary Wastewater Allocation Approval,[footnoteRef:2] (b) Town Preliminary Water Service Approval,[footnoteRef:3] and (c) State Wastewater System and Potable Water Supply, Permit Number WW-4-6504.[footnoteRef:4] Moreover, draft legals and building architecturals have been submitted.  [2:  https://www.richmondvt.gov/fileadmin/files/Development_Review/Meetings/2026/01/_3.4__Preliminary_Water___Sewer_Allocation_Award.pdf. ]  [3:  https://www.richmondvt.gov/fileadmin/files/Development_Review/Meetings/2026/01/_3.4__Preliminary_Water___Sewer_Allocation_Award.pdf. ]  [4:  https://www.richmondvt.gov/fileadmin/files/Development_Review/Meetings/2026/01/_3.5__State_Wastewater_System___Potable_Water_Supply_Permit.pdf. ] 


PROCEDURAL HISTORY:
1. Pre-submission meeting held with Staff on January 23, 2026. 
2. CUR Application finalized and accepted for DRB review on January 23, 2026. 
3. Public notice mailed to Applicant and Adjoining Property Owners on January 27, 2026.
4. Public notice posted to the Town’s website and at three (3) public locations within the Town on January 27, 2026. 
5. Public notice placed in Seven Days, the Town of Richmond’s publication of general circulation, on January 28, 2026. 

RELATED SUBMISSIONS:[footnoteRef:5]  [5:  https://www.richmondvt.gov/calendar/meeting/development-review-board-2-11-26. ] 

· [3.1] Narrative, 
· [3.2] Abutting Landowners,
· [3.3] Preliminary Subdivision Application,
· [3.4] Preliminary Water and Sewer Allocation Award,
· [3.5] State Wastewater System and Potable Water Supply Permit,
· [3.6] Draft Warranty Deed,
· [3.7] Subdivision Plat, 
· [3.8] Subdivision Plan,
· [3.9] Construction Detail, 
· [3.10] Architecturals, and 
· [3.11] Waiver Request. 

AUTHORITIES:

The process for reviewing this Preliminary Subdivision application under the Richmond Zoning Regulations (RZR) and Richmond Subdivision Regulations (RSR) is as follows:
· The division of one lot into two or more lots requires subdivision approval before the DRB.[footnoteRef:6]   [6:  RZR § 5.4.] 

· Procedurally, the DRB must first approve a Preliminary Subdivision Application before it can approve a Final Subdivision Application.[footnoteRef:7]  [7:  RSR §§ 140.3-140.4.] 

· The DRB may generally vote to waive or modify, subject to appropriate conditions, any application requirement except those for public roads or infrastructure.[footnoteRef:8]  [8:  RSR § 704.] 

· The DRB may attach all reasonable conditions and safeguards necessary to implement the purposes of relevant regulations, bylaws, or standards, and to mitigate any undue adverse effects associated with the subdivision.[footnoteRef:9] [9:  RSR § 708.] 

· No one lot shall be subdivided until an Applicant has (i) obtained approval of the Final Subdivision from the DRB and (ii) recorded a copy of the approved Final Subdivision Plat with the Town Clerk.[footnoteRef:10] [10:  RSR § 130. ] 

· Applicant has 180 days from the date of final subdivision approval to record with the Town Clerk a copy of the Final Subdivision Plat. If not, approval expires.[footnoteRef:11] [11:  RSR § 705. ] 


STANDARD OF REVIEW:

For preliminary subdivision approval, Applicant must satisfy the three (3) following requirements: 

1) Submit all required information for the (1.1) preliminary subdivision plat,[footnoteRef:12] and the (1.2) preliminary subdivision plan.[footnoteRef:13]  [12:  RSR § 310.1.]  [13:  RSR § 310.2.] 


2) Certify that field makers are located on-site and will be maintained there until a final decision is made by the DRB on the application.[footnoteRef:14]  [14:  RSR § 320. ] 


3) When and where applicable, address all required improvements and design standards limited to (3.1) roads, (3.2) lot layout, (3.3) pedestrian and bicycle access, (3.4) outdoor lighting, (3.5) landscaping, (3.6) drainage and fill, (3.7) water supply and wastewater disposal systems, (3.8) utilities, and (3.9) phasing.[footnoteRef:15]  [15:  RSR §§ 600-680.] 


The DRB may also require Applicant to provide additional information related to twelve general planning standards. RSR §§ 500(1)-(12). Some general planning standards include, but are not limited to, general health and safety standards, undue adverse impacts, control of runoff and erosion during and after construction, and site suitability.

REQUESTED WAIVER (RSR § 704)

Applicant has requested a waiver to Section 310.1(10) of the Richmond Subdivision Regulations, pertaining to potential layouts for all utilities.[footnoteRef:16] Because potential layouts for utilities are depicted on Applicant’s Plan, Staff recommends granting a waiver here. [16:  https://www.richmondvt.gov/fileadmin/files/Development_Review/Meetings/2026/02/_3.11__Waiver_Request.pdf. ] 


SKETCH PLAN REVIEW (RSR § 210)

Applicant did not go through sketch plan review for this application. 

PLAT AND PLAN REVIEW (RSR §§ 300-320)

No immediate concerns from staff. Notwithstanding the waivers requested for the specific Preliminary Plat requirements previously discussed, Staff agrees that Applicant meet all required submission elements for Plat and Plan Review.[footnoteRef:17] [17:  RSR § 310.1(11). ] 


· Applicant satisfied all copy requirements by submitting three copies of the Preliminary Plat and Plan. [footnoteRef:18]   [18:  RSR § 310. ] 

· Applicant satisfied all Preliminary Plat requirements listed under RSR § 310.1. 
· Applicant satisfied all Preliminary Plan requirements listed under RSR § 310.2.

REQUIRED IMPROVEMENTS AND DESIGN STANDARDS: LOT LAYOUT, OUTDOOR LIGHTING, LANDSCAPING, DRAINAGE, and EROSION CONTROL (RSR §§ 600-680)

Staff have some concerns that need to be addressed. For the reasons discussed below, Applicant will need to reconfigure the lot layouts and account for drainage and erosion control. Moreover, the DRB will ascertain if conditions are needed for outdoor lighting or landscaping. 

1. Lot Layout (RSR § 610)

“The layout of all [lots] and their setback requirements shall conform to the requirements of the” Richmond Zoning Regulations.[footnoteRef:19] With this application, the existing cellar door (basement bulkhead) seemingly falls within ten (10) feet of the proposed side setback.  [19:  RSR § 610.1. ] 


A principal habitable structure in VRNN Zoning District has a side setback of ten (10) feet. A principal structure is defined as “[a] building in which is conducted the main or principal use of the lot on which the building is situated, and including areas such as garages, carports, and storage sheds which are attached to the principal building.”[footnoteRef:20]  [20:  RZR § 7.2 (“Principal Structure”); cf. RZR § 7.2 (“Accessory Structure”). ] 


Because the cellar door is a principal habitable structure that falls within ten (10) feet of the proposed side setback, the proposed shared boundary line will have to be modified. The line should also be modified to ensure that the stairs of the existing (primary) structure’s back porch does not fall within the setback. When redrawing the proposed lot lines, Applicant will ensure that the minimum lot size of 8,712 square feet (1/5- or 0.2-acres) is achieved.[footnoteRef:21]    [21:  RZR § 3.11.5(a). ] 


2. Drainage & Erosion Control (RSR § 650)

As required by the Subdivision Regulations, an Applicant “shall provide a design for a drainage system which will remove any water and storm run-off which may traverse the sight.”[footnoteRef:22] Moreover, “[d]rainage facilities shall accommodate all existing surface water and run-off, plus run-off anticipated from the proposed development.[footnoteRef:23] These drainage systems shall be designed to accommodate water from a twenty-five (25) year storm.[footnoteRef:24] And, as to erosion control plans, an Applicant “shall install permanent vegetation and erosion/runoff control measures as soon as practical.”[footnoteRef:25]  [22:  RSR § 650.1.]  [23:  RSR § 650.2.]  [24:  RSR § 650.3. ]  [25:  RSR § 650.5.] 


At this time, Applicant has not submitted specific plans for drainage system(s) or erosion control beyond connections to Town Water and Sewer lines. Impervious surface to be removed is the existing concrete driveway. Impervious surfaces to be added are (i) a proposed thirty (30) foot shared driveway, (ii) a six-bedroom duplex with a front porch and back deck, and (iii) a proposed twelve (12) foot driveway for the existing single-family home. From a street view of Brown’s Court, no storm drains seem to exist. However, somewhat dense vegetation exists downslope from the lot (around Brown’s Court Athletic Field). 

Consistent with the Subdivision Requirements, Applicant shall include drainage systems and erosion control measures in their plans, including but not limited to catch basins, French drains, rain barrels, dry wells, infiltration trenches, vegetated swales, and rain gardens.[footnoteRef:26] Additional review should be given to the width of the 30’ shared driveway, discussion should be had on decreasing the width or building operational stormwater infrastructure alongside it.  [26:  See Vermont Department of Environmental Conservation, Vermont Guide to Stormwater Management for Homeowners and Small Businesses (June 2018).] 


3. Outdoor Lighting (RSR § 630)

All outdoor lighting shall comply with the Richmond Zoning Regulations.[footnoteRef:27] At this time, there are seemingly no plans for outdoor lighting. However, the DRB may add assurances for outdoor lighting, specifically submission of an exterior lighting site plan for final approval.[footnoteRef:28] At a minimum, outdoor lighting will need to be addressed in a Town Zoning Permit Application.  [27:  RSR § 630. ]  [28:  RSR § 630; see RZR §§ 4.10-4.10.2 (general guidelines and general requirements for exterior lighting). ] 


4. Landscaping (RSR § 640)

The DRB may require the planting of permanent trees or shrubs.[footnoteRef:29] They may also require a detailed landscaping plan.[footnoteRef:30] Currently, no added landscaping is proposed. Additionally, Applicant has proposed new clearing limits. As such, the DRB should determine whether new trees, shrubs, or a landscaping plan be required.[footnoteRef:31] The DRB should also be aware that a permit has been released for the neighboring parcel, 40 Brown’s Court (a/k/a Browns Court Fields), to build, among other improvements, a gravel parking lot with thirty (30) total spots.  [29:  RSR § 640.1. ]  [30:  RSR § 640.2. ]  [31:  RSR § 640. ] 


GENERAL PLANNING STANARDS (RSR § 500)

No immediate concerns from Staff. The DRB may consider requiring the Applicant to submit additional information related to “[w]hether the proposed subdivision includes adequate provision for the control of runoff and erosion during and after construction.”[footnoteRef:32] [32:  RSR § 500(3). ] 



STAFF COMMENTS AND RECOMMENDATIONS:

1. Comments: This appears to be a straightforward application for a two-lot subdivision. The two (2) thorns here are that (i) the cellar door and deck stairs fall within the proposed side setback line, and (ii) no drainage and erosion control plans are proposed. Additional considerations may be given to imposing landscaping requirements and requesting that outdoor lighting be addressed. The Fire Department has conducted an informal review of these plans and did not have any comments or concerns to add at this time. This proposal ultimately aligns with the Town Plan, specifically for adding housing onto Town water and sewer lines, walkability, and access to public recreation.
a. Applicant will propose a new shared lot line that cures the setback violation of the cellar door and the back deck stairs. 
b. Applicant will propose adequate drainage and erosion control systems, particularly for the shared driveway. 
c. The DRB should consider whether to impose additional landscaping requirements. 
d. The DRB should also consider whether to require a site plan for exterior lighting. 
e. Looking at the architecturals, no front stairs or a footpath is depicted. Applicant should update their plans to include depiction of these features. 

2. Waiver Recommendation: 
a. Grant a waiver to Section 310.1(10), narrowly pertaining to (not) depicting potential utility layouts on the Preliminary Subdivision Plat. 

3. Recommended Conclusion: APPROVE preliminary subdivision application PS2026-001 subject to the following conditions: 
a. Applicant shall redraw the proposed shared boundary line on both the Plat and Plan to ensure that the existing cellar door does not fall within the ten (10) foot side setback in the VRNN Zoning District.
i. Applicant shall also update the proposed Warranty Deed to account for the redrawn lot lines.   
b. Applicant shall propose adequate drainage and erosion control devices to satisfy the requirements of Section 650 of the Richmond Subdivision Regulations. 
c. Applicant shall apply for and receive all required Town, State, and Federal permits, including but not limited to: 
i. Applicant shall apply for two (2) Town Access Permits with the redrawn plans, one for Lot 1’s new driveway and another for Lot 2’s new shared driveway. 
ii. Applicant shall apply for a Town Excavation Permit, a Final Water & Sewer Allocation Request, and a Zoning Permit upon final subdivision approval. 
d. Applicant shall include any planned footpaths or front stairs in the architecturals. 
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