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Richmond Development Review Board
Staff Notes on Item Four
[bookmark: _Hlk134178871]CR2026-001 (Trew Stone, LLC)

APPLICANT: Trew Stone, LLC	
[bookmark: _Hlk160603817][bookmark: _Hlk152271010]RE: Conditional Use Review, CR2026-001.
DATE: February 6, 2026.
LOCATION: 88 Rogers Lane, Richmond, VT 05477.  	
PARCEL ID: RG0088
EXISTING ZONING: Industrial/Commercial (I/C) Zoning District.  

· FLOOD HAZARD OVERLAY DISTRICT (FHOD). Yes, Flood Hazard Overlay District.  

· SHORELINE PROTECTION OVERLAY DISTRICT. No. 

PROCEDURAL HISTORY:
1. New commercial building, Permit #01-011, approved Mar. 20, 2001. 
2. Addition of two (2) storage sheds, Permit #08-037, approved Apr. 16, 2008. 
3. Office building additions and site plan expansion, Permit #15-027, approved Apr. 20, 2015. 
4. Complaint on unpermitted expansion received in October-November 2025.  
5. Pre-submission meeting & site visit held on Nov. 6, 2025. 
6. Conditional Use Review Application finalized & accepted for DRB review on Jan. 20, 2026. 
7. Public notice mailed to Applicant & Adjoining Property Owners on Jan. 27, 2026. 
8. Public notice posted on the Town’s website & at three (3) public locations on Jan. 27, 2026. 
9. Public notice placed in Seven Days, the publication of general circulation, on Jan. 28, 2026. 
10. Applicant applied for an amended Act 250 Permit, #4C1064-4, on Feb. 4, 2026. 

PROJECT DESCRIPTION: 
Applicant seeks conditional use review approval to expand existing laydown and storage areas at 88 Rogers Lane (c/o Trew Stone, LLC, f/k/a J. Hutchins, Inc.). The total area of expansion is 4.2 acres—2.7 acres for after-the-fact permitting and 1.5 acres for expansion beyond existing impervious surfaces. Also planned is the reduction of 0.5 acres of impervious surface for temporary storage, which will be removed and restored to pervious condition. Additional site enhancements to landscaping and screening are planned, with a particular focus on the eastern side of the lot. 

No new structures or buildings are proposed that would displace floodwater storage. Minor grading in the southern parts of the expanded storage area is also proposed. Applicant has explained that the grading plan has balanced cut and fill with no loss to floodwater storage, assuring that no material will be imported onto the site except for surface gravel. Further proposed are additions to existing stormwater infrastructure, including the installation of a grass swale. 

RELATED SUBMISSIONS:[footnoteRef:1]  [1:  https://www.richmondvt.gov/calendar/meeting/development-review-board-2-11-26. ] 

· [4.1] Narrative, 
· [4.2] Existing Screening Photographs, 
· [4.3] Abutting Landowners, 
· [4.4] Conditional Use Review Application, 
· [4.5] Confirmation of No State Wetlands Permit Required, and 
· [4.6] Site Plan
AUTHORITIES:
· RZR § 3.7 (Industrial/Commercial Zoning District),
· RZR § 5.5 (Site Plan Review),
· RZR § 5.6 (Conditional Use Review), and
· RZR § 6.8 (Flood Hazard Overlay District). 

STANDARD OF REVIEW: 

For DRB approval, this proposed conditional use must comply with general standards, specific standards, applicable Zoning District requirements, and the Flood Hazard Overlay District.

Separate site plan review is not required. Yet, the proposed conditional use must also meet site plan review standards which include considerations for traffic, landscaping, and screening. RZR § 5.5.3. 

CONDITIONAL USE REVIEW

General Standards § 5.6.1
· No immediately apparent concerns by Staff. 
· This project should not result in undue adverse impact on community facilities, character of the area, traffic, or renewable energy sources.
· Character of the Area. Proposed expansion of laydown and storage areas are aligned with the existing Industrial/Commercial Zoning District. Moreover, even though the property is located within the Flood Hazard Overlay District, no new buildings or structures are planned that will displace floodwater storage. 
· Traffic. No increases in traffic are anticipated with this proposal. 
· The DRB may inquire about present traffic demands and the number of employees working on-site at all hours of the day.   

Specific Standards § 5.6.2
· No immediately apparent concerns by Staff. 
· Obnoxious or Excessive Noise, Smoke, Vibration, Dust, etc. The expanded storage area should not significantly increase noise, smoke, or orders that are detectable at the lot boundaries. The proposed expansion area is over one hundred (100) feet away from adjoining properties. Moreover, supplemental landscaping and screening will be added to fill in any gaps and ensure adequate screening from eastern neighbors.  
· Outside Storage. Outdoor storage of construction materials, including pipes and fittings, is consistent with other stored materials on the property. No evidence has been produced to determine whether barrels were filled with asphalt and buried. The stored materials (pipes, fittings, etc.) further align with the applicable uses customarily found in the Industrial/Commercial Zoning District. 
· Project Timeline. This project is not expected to take long or be phased. Applicant has applied for an Act 250 amendment and have confirmed that they do not need a State Wetlands Permit. Applicant further plans to apply for an amendment to their Operational Stormwater Permit and for a Construction General Permit.   
· Appropriate Scale. Expansion of the storage and laydown area is appropriate in relation to the scale of existing business yard uses. No development or expansion is proposed for the undeveloped, northern portion of Applicant’s lot. 
· Water Quality & Resources. Wetlands were re-delineated in 2025. From there, the State determined that no Wetlands permit was required for this project. Applicant maintains that there are no proposed impacts to wetlands and their associated fifty (50) foot buffer zones.
· Because Applicant is exempt from needing a Wetlands permit, proposed expansion can occur with DRB approval.[footnoteRef:2]  [2:  RZR §§ 6.9.2, 6.9.6.  ] 

· Character of the Neighborhood. The DRB to ascertain if certain “character of the neighborhood” standards are met.[footnoteRef:3]  [3:  See RZR § 3.7 (“The standards of this district are designed to retain and provide areas for the manufacture, warehousing, jobbing, wholesaling[,] and limited retailing of products which by their inherent characteristics are not obnoxious to one another. The standards are further described to minimize adverse impacts on neighboring properties, visual, noise, odors, etc. and on the visual impacts of the site from roads.”). ] 


Industrial/Commercial (I/C) Zoning District Requirements § 3.7
· No apparent concerns from Staff other than needing to clarify the present traffic impact. 
· Traffic Impact. The DRB should inquire about present traffic demands and the number of employees working on-site at all hours of the day. 
· Currently, there are no plans for new parking spaces.  
Flood Hazard Overlay District § 6.8
· No immediate concerns by Staff other than making minor site plan amendments before applying for a Zoning Permit and Certificate of Occupancy.  
· Applicant’s proposal is for a non-substantial improvement to the Flood Hazard Overlay District.[footnoteRef:4]  [4:  RZR §§ 6.8.6-6.8.7. ] 

· Applicant proposes new (expanded) outdoor storage areas, as well as new drainage, which requires Conditional Use Review from the DRB before a Zoning Permit may be obtained.[footnoteRef:5]  [5:  RZR §§ 6.8.12(a)(8), (11); see RZR § 6.8-1 (Special Flood Hazard Overlay District Use Standards Table). ] 

· Applicant has affirmed that the grading plan for the emergency road has balanced cut and fill with no loss of floodwater storage. No material will be imported onto the site except for surface gravel. As such, the emergency road is designed to minimize or eliminate the potential for flooding and loss or damage associated with flooding.[footnoteRef:6]  [6:  See RZR § 6.8.16(p).] 

· This Application has been referred to ANR for comment.[footnoteRef:7]  [7:  RZR §6.8.17.3. ] 

· When Applicant applies for a Town Zoning Permit, the Site Plan shall be amended to include the “Base Flood Elevations at the site”[footnoteRef:8] and the “shortest distance from the proposed Development to the top of bank of any stream.”[footnoteRef:9] [8:  RZR § 6.8.17.2(a)(iii). ]  [9:  RZR § 6.8.17.2(a)(iv). ] 


Site Plan Review Standards § 5.6.3
· “In order to expedite the review process, conditional uses are not subject to separate site plan review under § 5.5, however, all conditional uses shall also meet site plan review standards and conditions as set forth under § 5.5.3 prior to the issuance of a Conditional Use Approval.”[footnoteRef:10]  [10:  RZR § 5.6.3.] 


SITE PLAN REVIEW § 5.5.3:

Per RZR § 5.5.3, the DRB may impose conditions and safeguards upon the approval of a site plan with respect to features authorized by 24 V.S.A. § 2416.  

· Traffic: 
· Lighting. The DRB should consider whether to require downcast lighting to minimize negative impact on neighboring residents[footnoteRef:11].  [11:  RZR § 5.5.3(a)(vii). ] 

· Landscaping and Screening:
· The DRB to ascertain whether additional landscaping or screening is required beyond the planned enhancements. 
· The DRB to consider alternative methods of screening, such as a fence, to provide additional screening before landscaping can mature. 
· The DRB to ascertain if outdoor lighting is screened from the view of the ground floor of adjacent residential buildings.[footnoteRef:12] If not, additional screening can be imposed.  [12:  RZR § 5.5.3(b)(x). ] 

· Renewable Energy Resources:
· Not applicable.  
· Signs:
· Not applicable. 


STAFF COMMENTS & RECOMMENDATIONS:

1. Comments: 
a. Applicant seeks after-the-fact approval for unpermitted business yard expansion. The proposed expansion appears to conform to the Richmond Zoning Regulations and the Town Plan. Attention should be brought to Applicant’s lighting, landscaping, and screening plans. The DRB reserves the authority to impose additional site plan conditions and safeguards as they see fit.   

2. Recommendations: APPROVE conditional use review application CR2026-001 subject to the following conditions: 
a. Applicant shall apply for and receive all necessary Town, State, and Federal permits, including but not limited to: 
i. Applicant shall apply for a Town Zoning Permit and Certificate of Occupancy. 
ii. Applicant shall apply for and obtain, if needed, a State Operational Stormwater Permit and a Construction General Permit.
b. Applicant shall amend the Site Plan prior to applying for a Zoning Permit to include the (i) Base Flood Elevations of the site and (ii) shortest distance from the proposed development to the top of bank of any stream. 
c. Applicant shall adhere to any lighting, landscaping, or screening plans imposed by the DRB as they see fit. 
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