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Staff Notes for Item Three
[bookmark: _Hlk134178871]SB2026-003 

APPLICANT: Danny Peet.   
[bookmark: _Hlk160603817][bookmark: _Hlk152271010]RE: SB2026-003, Amendments to Mary Drive and Sadlar Meadow Subdivisions. 
HEARING DATE: October 14, 2026.  
LOCATIONS: Lot K (Mary Drive, 60’ Right of Way), Lot 12 (Sadlar Meadow, deferred lot), and Lot 13 (Sadlar Meadow, hammerhead and stormwater infrastructure). 
PARCEL ID: JR1925.  
EXISTING ZONING: Agricultural/Residential (A/R) District.  

· FLOOD HAZARD OVERLAY DISTRICT: No. 

· SHORELINE PROTECTION OVERLAY DISTRICT: No. 

PROJECT DESCRIPTION:
Applicant has two requests; to gain approval for (1) upgrading minor portions of Mary Drive from a private driveway to rural road standards, and (2) a building envelope on Lot 12 of the Sadlar Meadow subdivision, an interior “deferred” lot. The Mary Drive subdivision will need to be revised to account for a new private rural road. The Sadlar Meadow subdivision will need to be revised to gain approval for a building envelope on Lot 12, an existing “deferred” lot with no road frontage. Additionally, use of Lot 13 of Sadlar Meadow will need to be amended to allow for both a new hammerhead turnaround and stormwater infrastructure associated with the development of Lot 12. Use of Lot 13 will otherwise remain for agricultural purposes only. 

PROCEDURAL HISTORY:
· Pre-submission meetings held with Staff in August and September 2026. 
· Application finalized & accepted for DRB review on Sept. 30, 2026.
· Public notice forwarded to the DRB on Sept. 30, 2026.
· Public notice posted to the Town’s website & at three (3) public locations by Sept. 30, 2026.
· Public notice posted in Seven Days, the publication of general circulation on Sept. 30, 2026.
· Public notice mailed to Applicant & Adjoining Property Owners by Oct. 1, 2026.

RELATED SUBMISSIONS:[footnoteRef:2]   [2:  See Related Files 3.1 – 3.4, https://www.richmondvt.gov/calendar/meeting/development-review-board-10-14-26. ] 

· Revised Cover Letter and Waiver Request. 
· Site Plans, Specifications, and Proposed Rural Road Extension. 
· Existing Mary Drive Subdivision Plat. 
· Existing Sadlar Meadow Subdivision Plat. 

AUTHORITIES:
Pursuant to Section 706 of the Richmond Subdivision Regulations, “[n]o changes, modifications, or revisions shall be made on any final subdivision after approval, unless said final subdivision is first resubmitted to the DRB and the DRB has approved the modifications[.]”

STANDARD OF REVIEW: 

For approval of a final subdivision amendment, Applicant must satisfy the three (3) following requirements.

1) Submit all required information for a final subdivision plat,[footnoteRef:3] as well as a final plan.[footnoteRef:4]  [3:  RSR § 420.2. ]  [4:  RSR § 420.3.] 


2) Certify that relevant field makers are located on-site and will be maintained there until a final decision is made by the DRB on the application.[footnoteRef:5]  [5:  RSR § 320. ] 


3) When and where applicable, address all required improvements and design standards limited to roads, lot layout, pedestrian and bicycle access, outdoor lighting, landscaping, drainage and fill, water supply and wastewater disposal systems, utilities, and phasing.[footnoteRef:6]  [6:  RSR §§ 600-680.] 


The DRB shall also evaluate and may also require Applicant to provide additional information related to twelve (12) general planning standards.[footnoteRef:7]  [7:  RSR §§ 500(1)-(12).] 


Lastly, any new rural road requires a Letter of Approval from the DRB. Then, a private road waiver must be signed by the Applicant and the Town to formally enter into the Town’s Land Records and subsequent deeds the understanding that the proposed rural road will be a private road.  

FINAL PLAT AND PLAN REVIEW (RSR §§ 300-320)

No immediate concerns from Saff, Applicant appears to meet all required submission elements for final plat and plan review.[footnoteRef:8] The only notable changes here are (a) the addition of a building envelope to Lot 12 of the Sadlar Meadow Subdivision, including associated drainage systems and driveway, and (b) revisions to Lot 13 of the Sadlar Meadow Subdivision to allow for a new hammerhead and stormwater infrastructure to benefit Lot 12. Lot 13 will otherwise remain for agricultural purposes only.  [8:  RSR § 420.  ] 


· Applicant satisfied all copy requirements by submitting three copies of the Final Plat and Plan. [footnoteRef:9]   [9:  RSR § 420.1. ] 

· Applicant satisfied all Final Plat requirements listed under RSR § 420.2, specifically by providing a building envelope to contain the proposed primary structure and all associated utilities, access, and easements. 
· Applicant satisfied all Final Plan requirements listed under RSR § 420.3, specifically by providing the location and envelope area for wastewater systems and potable water supply, the location and design of all proposed rural road upgrades, turnarounds, drainage infrastructure (swales, forebay, gravel wetland, and discharge pipe), and associated driveway. Moreover, a State Wastewater Systems and Potable Water Supply permit has already been obtained to build on Lot 12. 

GENERAL PLANNING STANARDS (RSR § 500)

No immediate concerns from Staff. The DRB may require additional information addressing impacts or considerations on any of the general planning standards. The proposed hammerhead turnaround seems more than adequate and preliminary review from the Fire Department has not yielded any initial concerns. Ultimately, the Selectboard is responsible for approving of the hammerhead turnaround and facilitating the sale of “lot K” back to Applicant for improvement as a private, rural road. 

REQUIRED IMPROVEMENTS AND DESIGN STANDARDS: 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:10] Applicant has proposed a new rural road to provide access to two existing lots in the Mary Drive subdivision. This will open up Lot 12 of the Sadlar Meadow subdivision to be serviced by a series of private driveways serving two separate private residences on their respective lot.  [10:  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. ] 


a. Background and Rules

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:11] Nonresidential uses proposed to be added to or made a part of a development which will utilize a Rural Road are prohibited.[footnoteRef:12]  [11:  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. ]  [12:  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:13]  [13:  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:14] No waivers may be granted after the DRB has granted a Letter of Approval for use of the Rural Road Policies.[footnoteRef:15]  [14:  Rural Road Policy § 200.01. ]  [15:  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:16]  [16:  Rural Road Policy § 400(a)(13). ] 


b. Rural Road Analysis

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:17]  [17:  Rural Road Policy §§ 400(a)(1) – (12). ] 


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 under 10%, and the location of all other natural and built site characteristics like wooded areas, utilities, and existing structures.[footnoteRef:18] Also depicted in details provided are shoulders of at least two (2) feet in width and drainage plans to connect to a roadside swale. Applicant further assured that the existing culvert under 255 Marry Drive will also be rehabilitated or replaced if necessary.  [18:  See Rural Road Policy § 400.01. ] 


c. Requested Determination for Intersection of Rual Road with Mary Drive

Applicant also requests a formal determination from the DRB that the 5” depression requirement contained in the State A76 Standards are not necessary and are not applicable where the Rural Road will meet Mary Drive. 

As stated by the rule, “A76 State of Vermont Transportation Standards shall be utilized where deemed necessary by the Development Review Board or other reviewing bodies, to provide an engineering standard for road construction.”[footnoteRef:19] [19:  Rural Road Policy § 400(a)(7). ] 


Because utilization of the standard would effectively cause an increase in the slope of the rural road above 10%, which impacts access for large emergency vehicles,[footnoteRef:20] Staff agree that the DRB should specifically determine that utilization of the A76 standards is not necessary for where the proposed Rural Road will meet Mary Drive.  [20:  See Rural Road Policy §§ 400(a)(4)-(5)] 



STAFF COMMENTS AND RECOMMENDATIONS:

1. Comments: There are two subdivision amendments happening concurrently here. 
a. The Mary Drive subdivision is being amended to add a new, private rural road.  
i. The DRB should also determine if A76 standards are not necessary for where the proposed rural road will intersect with Mary Drive. 
ii. The DRB may also wish to discuss naming the new, private rural road. Be it either Mary Drive, or Mary Drive Extension. 
b. The Sadlar Meadow subdivision is being amended to put a building envelope on Lot 12, which currently exists as a deferred building lot. Also proposed is the addition of a new hammerhead turnaround and stormwater infrastructure on Lot 13. 
i. The DRB may request additional conditions of approval as it see fit. 

2. Recommended Conclusion: APPROVE the application as presented, including (a) approval of the building envelope on Lot 12 of Sadlar Meadow as an interior lot with no frontage, (b) approval of a new hammerhead and stormwater infrastructure on Lot 13 of Sadlar Meadow, and (c) the proposed rural road. 
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