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Richmond Development Review Board
Staff Notes on Item Two
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APPLICANT: Jason Harvey.
[bookmark: _Hlk160603817][bookmark: _Hlk152271010]RE: Conditional Use Review, CR2026-003.
HEARING DATE: April 8, 2026.
LOCATION: 168 River Road, Richmond, VT 05477.
PARCEL ID: RI0168.
EXISTING ZONING: Commercial (I/C) Zoning District.

· FLOOD HAZARD OVERLAY DISTRICT (FHOD)? Yes, Special Flood Hazard Area.

· SHORELINE PROTECTION OVERLAY DISTRICT? No.

PROCEDURAL HISTORY:
· Pre-submission meeting held on Feb. 3, 2026.
· Conditional Use Review Application finalized & accepted for DRB review on Mar. 23, 2026.
· Public notice forwarded to the DRB on Mar. 23, 2026.
· Public notice posted to the Town’s website & at three (3) public locations on Mar. 23, 2026.
· Public notice mailed to Applicant & Adjoining Property Owners on Mar. 24, 2026.
· Public notice posted in Seven Days, the publication of general circulation on Mar. 25, 2026.

PROJECT DESCRIPTION: 
Applicant seeks approval for a change of use at 168 River Road, a 1.56-acre lot in the Commercial Zoning District. Existing uses include an accessory mechanic shop and a secure parking lot used to store fleet vehicles for the existing business, Patterson Fuels. The proposed changes are for a commercial multi-use building, featuring both powered vehicle/machinery service and rental of seasonal recreational vehicles. Pre-existing fuel tanks and barriers that fall within the Special Flood Hazard Area will also be removed with the proposed change in use. 

RELATED SUBMISSIONS:[footnoteRef:1]  [1:  https://www.richmondvt.gov/calendar/meeting/development-review-board-4-8-26. ] 

· [2.1] Application, Narrative, Abutters, & Site Plans, and 
· [2.2] Permit Navigator Results. 
AUTHORITIES:
· RZR § 5.6 (Conditional Use Review),
· RZR § 5.5 (Site Plan Review),
· RZR § 3.6 (Commercial Zoning District), 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 may include conditions for parking, landscaping, and screening.[footnoteRef:2]  [2:  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. The character of the Commercial Zoning District encourages an attractive, pedestrian-friendly compact area of retail operations.[footnoteRef:3] The district’s standards are designed to retain and provide areas for the sale at retail or wholesale the types of goods and services required by the communities’ residents.  [3:  See RZR § 3.6 (purpose). ] 

· Both a public mechanic shop and a seasonal rental camper business offer goods and services to the Town’s residents and the wider public. No major site plan changes are proposed; there will be no new structures or alterations to the existing improved surfaces. Minor changes include a new sliding gate, interior extension of the existing fence line, and a new wall sign. 
· Traffic. No increases in road traffic during morning and evening peak hours are anticipated with this proposal. While less employees will be arriving and departing from the site at morning and evening peak hours, that will be offset by customer traffic coming and going throughout the day during non-peak hours. 

Specific Standards § 5.6.2
· No immediately apparent concerns by Staff. 
· Obnoxious or Excessive Noise, Smoke, Vibration, Dust, etc. Because the existing uses for an accessory mechanic shop and a parking lot for fleet vehicles closely align with the proposed commercial multi-uses for a public mechanic shop and parking lot for seasonal camper rentals and ancillary customer parking, there are no apparent increases in obnoxious or excessive noise, smoke, vibration, or dust. 
· Outside Storage. Outdoor storage and parking areas for rental vehicles and customers will not be increased with this proposal. The pre-existing, secure parking lot will be retained and enhanced with a new sliding gate and extended internal fence line. No changes are proposed to the parking lot’s surfacing materials, size, or capacity. 
· Project Timeline. This project is not expected to take long or be phased, the only enhancements planned are the new sliding gate and minor fence line extension. 
· Appropriate Scale. The scale of the proposed use is aligned with the scale of the existing use. No structures, parking areas, or impervious surface will be added beyond what exists. 
· Safety Hazards. No fire, explosive, or safety hazard shall be permitted that, upon advice of the Fire Department, significantly endangers other property owners or emergency personnel. If this change in use is approved, three pre-existing above-ground fuel tanks and associated barriers will be removed. The Zoning Administrator reviewed the proposed plans with the Fire Chief who did not have any specific comments on the proposed use and was satisfied with the removal of the existing fuel tanks. 
· Water Quality & Resources. As depicted in the Site Plan, mapped Class II wetlands exist around the western lot line. Applicants Permit Navigator results indicated that a wetlands permit is likely not needed. No filling, draining, cutting or removal of vegetation, soil removal, or grading is proposed. 
· Because land development—a change in the use of any building, other structure, or land[footnoteRef:4]—is proposed within the fifty (50) foot Class II wetland buffer,[footnoteRef:5] Applicant will either need approval or exemption by the Vermont Wetlands Program prior to receiving a Zoning Permit from the Zoning Administrator.  [4:  RZR § 7.2 (defining “Land Development”). ]  [5:  RZR § 6.9.2. ] 

· Character of the Neighborhood. The DRB to ascertain if certain “character of the neighborhood” standards are met.
· The standards of the Commercial Zoning District “are designed to retain and provide areas for the sale at retail or wholesale of those types of goods and services required by the residents of the community.”[footnoteRef:6]  [6:  RZR § 3.6 (purpose). ] 


Commercial (C) Zoning District Requirements § 3.6
· No apparent concerns from Staff other than certifying proposed conditional uses and clarifying traffic impact. 
· Allowable Conditional Uses. The Commercial Zoning District allows for commercial multi-use buildings, as well as powered vehicle/machinery service and automobile sales.[footnoteRef:7]  [7:  RZR § 3.6.2. ] 

· A commercial multi-use building is defined as an “[a]ctivity involving the sale of goods or services carried out for profit in conjunction with two or more types of commercial activities on the same lot.”[footnoteRef:8]  [8:  RZR § 7.2.] 

· A powered vehicle/machinery service use is defined as “[a] commercial establishment, including land and buildings, for which the principal use is the repair and maintenance of powered vehicles and or machinery.”[footnoteRef:9] [9:  RZR § 8.2. ] 

· An automobile sales use is defined as including “[t]he use of any building, land area, or other premise for the display and sale of new or used automobiles … generally but may include light trucks or vans, trailers, or recreational vehicles and including any vehicle preparation or repair work conducted as an accessory use.”[footnoteRef:10]   [10:  RZR § 8.2. ] 

· If the proposed use for seasonal recreational vehicle rentals is substantially similar to an automobile sales use, the DRB may allow such use.[footnoteRef:11]  [11:  RZR § 2.4.1. ] 

· Traffic Impact. The trigger for a traffic study is at least 70 vehicle trip ends during the evening peak hours.[footnoteRef:12] Applicant has not provided a traffic study. While the threshold for a traffic study will likely not be met by Applicant’s proposed uses, the DRB may want to clarify the anticipated traffic impact to ascertain if a traffic study is needed.   [12:  RZR § 3.6.5(d). ] 

Flood Hazard Overlay District § 6.8
· No immediate concerns by Staff other than eventually applying for a Zoning Permit and Certificate of Occupancy with the Zoning Administrator. 
· Applicant’s proposal is for a non-substantial improvement to the Flood Hazard Overlay District.[footnoteRef:13]  [13:  RZR §§ 6.8.6-6.8.7. ] 

· Non-substantial improvements are permitted uses subject to Flood Hazard Overlay District review by the Zoning Administrator.[footnoteRef:14] Such non-substantial improvements will not result in new obstructions to flood flows or impair drainage.[footnoteRef:15]  [14:  RZR § 6.8.11(f)(5). ]  [15:  See RZR § 6.8.4. ] 

· Applicant proposes a new sliding fence and a minor extension to the existing fence line.

SITE PLAN REVIEW § 5.5.3:

Conditional uses shall also meet site plan review standards and conditions prior to DRB approval.[footnoteRef:16]   [16:  RZR § 5.6.3. ] 


· Traffic & Parking: 
· Existing parking is denoted and screened by an existing fence line, as well as bushes, fronting River Road. Any breaks in the fence will be filled with the proposed change in use. 
· Landscaping and Screening:
· The DRB to ascertain whether additional landscaping or screening is needed. 
· Credit should be given to existing fencing and vegetation along the northern, eastern, and southern lot lines. The property appears to be screened with fencing and vegetation. 
· Renewable Energy Resources:
· Not applicable.  
· Signs:
· A new wall sign is proposed for the existing structure. Applicant has not submitted plans for its size or design. 
· Unless the proposed wall sign is exempt from the Zoning Regulations, Applicant shall submit plans for its size, location, and design in connection with a Zoning Permit. 


STAFF COMMENTS & RECOMMENDATIONS:

1. Comments: 
a. Applicant seeks conditional use approval for a commercial multi-use building. The proposed uses appear to conform to the Richmond Zoning Regulations and the newly adopted Town Plan, specifically to allow for mixed-use development, commercial zones, and business-supportive land uses. 
b. Attention should be brought to Applicant’s proposed uses, traffic impact, screening, and signage. 
c. The DRB reserves the authority to impose additional site plan conditions and safeguards as they see fit.[footnoteRef:17]    [17:  RZR § 5.6.2. ] 


2. Recommendations: 
a. Determine that the proposed use for seasonal recreational vehicle rentals is substantially similar to an automobile sales use. 
b. APPROVE this application, CR2026-003, subject to the following conditions: 
i. Applicant shall apply for and receive all necessary Town, State, and Federal permits, including but not limited to: 
1. Applicant shall apply for a Town Zoning Permit and Certificate of Occupancy. 
2. Applicant shall apply for and obtain, if needed, a State Wetlands Permit. 
ii. Applicant shall satisfy any conditions and safeguards imposed by the DRB related to traffic impact, screening, or signage. 
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