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Development Review Board
Staff Notes on Item Two
[bookmark: _Hlk134178871]PS2026-003

APPLICANT: Patricia “Patty” Gilbert.

[bookmark: _Hlk160603817][bookmark: _Hlk152271010]RE: Preliminary Subdivision, PS2026-003.

DATE: September 9, 2026. 

LOCATION: 345 Beatty Lane.

PARCEL ID: BE0345.

EXISTING ZONING: Agricultural/Residential (A/R). 

· FLOOD HAZARD OVERLAY DISTRICT (FHOD)? No. 

· SHORELINE PROTECTION OVERLAY DISTRICT? No. 

PROCEDURAL HISTORY:
· Sketch plan application, SKP2025-009, held on January 14, 2026. 
· Preliminary subdivision application accepted for DRB review on August 26, 2026.  
· Public notice mailed to Applicant and Adjoining Property Owners on August 26, 2026. 
· Public notice posted to Town’s website and at three public locations on August 26, 2026 
· Public notice placed in Seven Days newspaper on August 26, 2026. 
· Road name of “Kako’s Run” approved by the Selectboard on August 31, 2026. 

PROJECT DESCRIPTION: 
Applicant seeks preliminary approval to do a four-lot subdivision of Parcel ID BE0345, an existing 23.1-acre property off Beatty Lane. Lot 1 will be 1.19 acres, Lot 2 will have 1.39 acres, Lot 3 will contain 6.84 acres, and Lot 4 will get 13.68 acres.  

RELATED SUBMISSIONS:[footnoteRef:1]  [1:  See Development Review Board 9/9/26, Related Files 2.1 – 2.2, https://www.richmondvt.gov/calendar/meeting/development-review-board-9-9-26.  ] 

· Narrative, application, and deer wintering habitat map. 
· Preliminary plat, plans, and supporting maps, limited to plans for utilities and grading, wastewater and water, stormwater, erosion prevention and sedimentation control (EPSC), and rural road profile. Details also were included for sanitary and water, road and storm, stormwater details, and EPSC. 

AUTHORITIES:
· The division of one lot into two or more lots requires subdivision approval before the DRB.[footnoteRef:2]   [2:  RZR § 5.4.] 

· The DRB may generally vote to waive or modify, subject to appropriate conditions, any application requirement except those for public roads or infrastructure.[footnoteRef:3]  [3:  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:4] [4:  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:5] [5:  RSR § 130. ] 

· Applicant has 180 days from the date of final subdivision approval to record a copy of the Final Subdivision Plat with the Town Clerk; otherwise, the approval shall expire.[footnoteRef:6]  [6:  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:7] and the (1.2) preliminary subdivision plan.[footnoteRef:8]  [7:  RSR § 310.1.]  [8:  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:9]  [9:  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:10]  [10:  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.

SKETCH PLAN REVIEW (RSR § 210)

Applicant meet with the DRB for sketch plan review on January 14, 2026.[footnoteRef:11] Discussion was had on rural road standards, maintenance agreements for Beatty Lane and Kako’s Run, proposed easements, progress on state permitting, observance of wetland buffers, and viability of soil test pits dug. Applicant explained to their neighbor and abutting landowner that Lot 4 will retain the right of way through the neighbor’s property at 134 Beatty Lane (Parcel ID: BE0330). Conversation was also had on whether Applicant should include the words “master development plan” in the title of the final plans.  [11:  See Meeting Minutes, 1/14/2026 DRB Meeting, https://www.richmondvt.gov/fileadmin/files/Development_Review/Meetings/2026/01/Meeting_Minutes_1.14.26_DRB_Meeting.pdf?3e54b7985b079af03f2c9d86a97c279bb4424771. ] 


PLAT AND PLAN REVIEW (RSR §§ 300-320)

Minor concerns from Staff relate to the following items: (i) no written waiver or modification request to field marker requirement,[footnoteRef:12] and (ii) need for inclusion of recently approved private road name and E911 addresses; 46 Kako’s Run (Lot 1), 92 Kako’s Run (Lot 2), 114 Kako’s Run (Lot 3), and 115 Kako’s Run (Lot 4).     [12:  See RZR § 320 (“Field markers shall be located on the site and maintained until a final decision is made on the application to enable the DRB to readily locate and evaluate the proposed layout in the field. Field markers shall have different labels or color codes to show proposed roads, rights-of-way, corners of proposed structures or building envelopes, and all lots, plus any areas to be dedicated to public use.”). ] 


Notwithstanding the foregoing, Applicant appears to have meet all other required submission elements for preliminary plat and plan review.[footnoteRef:13] The DRB may want to review and discuss a few of the following points.  [13:  RSR § 310.1(11). ] 


· Applicant reasonably satisfied all copy requirements by providing three medium sized copies of the preliminary plat and plan sets, one large copy, and digital copies as well.[footnoteRef:14]   [14:  RSR § 310. ] 

· Applicant satisfied all Preliminary Plat requirements listed under RSR § 310.1. 
· Multiple new easements are proposed. Some discussion could be had on all of the proposed easements, including those for stormwater, access, utilities, and other existing easements on neighboring properties. 
· Applicant should ensure that no primary structures for Lot 1 or 2 fall within the twenty (20) foot rear yard setback of Town Highway 20. 
· Applicant satisfied all Preliminary Plan requirements listed under RSR § 310.2.
· Staff agree with Applicant that because each of the lots have proposed development on them, no “master development plan” language is technically required. 

GENERAL PLANNING STANARDS (RSR § 500)

No immediate concerns from Staff. The DRB shall evaluate the subdivision in accordance with twelve (12) general planning standards, limited to (1) harm to health and safety of the general welfare, (2) undue adverse impacts on historical resources or natural features, (3) adequate runoff and erosion control, (4) compliance with zoning regulations, (5) achievement of desired settlement pattern, (6) site suitability for the proposed density, (7) impact to ability to provide municipal or governmental services or facilities, (8) sufficiency of wastewater systems and potable water supply, (9) performance of wastewater systems and potable water supplies, (10) unreasonable highway congestion or unsafe conditions with respect to Town road and highway use, (11) undue adverse impacts to large animal habitat, and (12) potential to cause undue air, water, noise, or light pollution. 

REQUIRED IMPROVEMENTS AND DESIGN STANDARDS: PRIVATE RURAL ROADS, TREES AND LANDSCAPING, DRAINAGE AND FILL, WASTE/WATER SYSTEMS, AND UNDERGROUND UTILITIES (RSR §§ 600-680)

1. Private Rural Roads (RSR § 600). 
All new private roads shall be constructed to meet the Town’s Public Improvement Standards Specifications. Certain Rural Road Specifications and Standards may apply in certain types of low-density rural areas of development for single-family dwelling unit subdivisions consisting of four to nine residential lots that use a single shared access to a town road.[footnoteRef:15]  [15:  2016 Richmond Town Public Improvement Standards and Specifications § 1.5(1), https://www.richmondvt.gov/fileadmin/files/Archive/2014/03/FINAL-Richmond-Public-Improvement-Standards-2016.pdf. ] 


All roads created under the Rural Road Policy will be considered private roads for and to be maintained by a homeowner’s association or other maintenance-like device consisting of all residences served by the rural road.[footnoteRef:16] Nonresidential uses proposed to be added to or made a part of a development which will utilize a Rural Road are prohibited.[footnoteRef:17]  [16:  Policy and Guidelines Related to Rural Road Specifications and Standards, p.3, [hereinafter Rural Road Policy], https://www.richmondvt.gov/fileadmin/files/Archive/2014/03/FINAL-Rural-Road-Specifications-and-Standards-2016.pdf. ]  [17:  Id. ] 


The Rural Road Policy may only be utilized after the DRB has determined that the proposed road can meet all safety and environmental concerns related to road construction and long-term maintenance, as well as any concerns relative to the impact of this road and its traffic volume on existing town roads.[footnoteRef:18]  [18:  Rural Road Policy § 200. ] 


Waivers of any specification or standard from the Rural Road Policy guidelines shall only be permitted when extenuating physical limitations are present on the site and both the DRB and Selectboard agree to such specific waiver request, in writing.[footnoteRef:19] No waivers may be granted after the DRB has granted a Letter of Approval for use of the Rural Road Policies.[footnoteRef:20]  [19:  Rural Road Policy § 200.01. ]  [20:  Rural Road Policy § 300. ] 


Upon receiving a Letter of Approval and approval of a Final Subdivision application, the Town and the Applicant must execute a so-called “Private Road Waiver” to enter into the land records and subsequent deeds the understanding that the proposed rural road will be a private road.[footnoteRef:21]  [21:  Rural Road Policy § 400(a)(13). ] 


All applicants for rural road approval must first submit copies of a preliminary Rural Road Plan. Private rural roads shall (a) be gravel, (b) have a sixty (60) foot right of way to accommodate improvements required for road construction and maintenance, … (c) have a width of the traveled portion of the private rural road be twenty-four feet with two-foot shoulders, (d) achieve minimum site distances at the intersection with any Town Highway, … and (e) have culverts designed to meet structural capacity for a fifty (50) year storm.[footnoteRef:22] Applicant appears to have achieved all other standards applicable to the Rural Road Plan, including contours at two (2) foot intervals, a road profile showing the grade of the proposed road, and location of all other natural and built site characteristics like wooded areas, utilities, and existing structures.[footnoteRef:23]  [22:  Rural Road Policy §§ 400(a)(1) – (12). ]  [23:  See Rural Road Policy § 400.01. ] 


Considering that the existing driveway will, at some points, be upgraded to Rural Road Standards, Applicant shall work with the Zoning and Highway Departments to apply for and receive an amended Access Permit for the proposed work. The process of obtaining an amended access permit will ideally take place between preliminary and final subdivision review. 

The DRB may also want to determine if the Applicant should reserve a right of way for any future realignment or widening to build upon Town Highway 20 (Williams Hill Road), an existing right of way that abuts the south side of the subdivision.[footnoteRef:24]  [24:  See RSR § 600.12.] 


2. Trees and Landscaping (RSR § 640). 
Given that no formal plans for tree planting or landscaping are proposed, the DRB may consider imposing further conditions of approval. 

3. Drainage and Fill (RSR § 650).
The proposed stormwater systems appear to achieve Town standards. Planned stormwater systems include a stormwater basin (gravel wetland), sediment forebays, culverts, and stone lined swales. Applicant’s engineer has noted that a State Stormwater Permit will also be required for this proposed subdivision. As such, the stormwater systems depicted were designed to meet State standards. Moreover, Applicant provided plans for erosion prevention and erosion control. 

4. Water Supply and Wastewater Disposal Systems, Act 250 Permitting (RSR § 660).  
Because each lot will be served by its own mound and well. State WW permits for each shall be obtained, if not yet already, before any further Zoning Permits can be released. 

Applicant should also ensure that the proposed subdivision has cleared the Act 250 process. The first step in that process is typically a request for an Act 250 Jurisdictional Opinion.

5. Underground Utilities (RSR § 670). 
As a reminder to the Applicant, all new utility systems need to be located underground throughout the subdivision. 



STAFF COMMENTS AND RECOMMENDATIONS:

1. Comments: 
a. The DRB may consider imposing conditions for tree planting or landscaping.
b. The DRB may also consider reserving a right of way for any future realignment or widening to build upon Town Highway 20 (Williams Hill Road). 
c. The Fire Department has conducted an informal review of these plans and did not have any comments or concerns to add at this time. 
d. The subdivision appears to be in accordance with the new Town Plan. 
e. Consecutive with approval of the preliminary subdivision decision, the DRB should also issue a formal Letter of Approval for use of the Rural Road Policy. 
f. Applicant shall work with the Zoning and Highway Departments to obtain an amended Access Permit for the proposed lots and future single-family homes. Ideally, this process will take place between preliminary and final subdivision approval. 

2. Recommended Conclusion: 
a. APPROVE Applicant’s request for a Letter of Approval to use the Rural Road Policy. 
i. Approval will include the reasons for granting such approval and may include any conditions on construction or use as deemed necessary by the DRB.[footnoteRef:25]  [25:  Rural Road Policy § 200.02. ] 

ii. The primary reason for granting such approval shall be to retain the rural character of the area. 
b. APPROVE the preliminary subdivision application with the conditions that Applicant: 
i. (1) submit a written waiver or modification request to field marker requirements, and 
ii. (2) update both the Plat and Plan to include the recently approved private road name and associated E911 addresses. 
c. The DRB may consider imposing any further conditions to achieve the intent and purposes of the Town’s development regulations, ordinances, and policies. 
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