
 
 
 

 

February 28, 2025 

Richmond Planning Commission and Selectboard, 

The Jolina Court (JC) zoning amendments under review at the March 5th public hearing do not 
reflect current market conditions, impose unworkable restrictions, and will limit housing in 
Richmond. 

Since September 2023, we have engaged with Richmond’s leadership to address the housing 
need in Richmond. Despite discussions and expert input, the current proposal is unlikely to 
provide a meaningful housing solution. 

Key facts: 

• Vermont is in a housing crisis. According to the Vermont Housing Finance Agency, Richmond 
requires 138 to 207 additional housing units by 2029 to meet current demand. 

• The current proposal maintains the 45 maximum residential unit density as established in 
2015. This limits new units to 31 units across five acres and approximately 75,000 square feet 
of developable space resulting in gross underutilization of prime developable space. 

• The 2022 Richmond Housing Study identified the Creamery as the top priority for additional 
housing density. 

• The Creamery is in a designated downtown area with water, sewer, and pedestrian access. 
The 4-building development has received approvals and meets state and local regulations, 
including stormwater, wetlands, environmental compliance, parking, and traffic. Significant 
density is feasible but is restricted under the proposed amendments. 

• The proposal restricts Jolina Court to 46% less residential density than the neighboring Village 
Downtown (VD) district. The VD district is unlikely to provide significant new housing due to 
space constraints for parking and infrastructure. 

• The proposed “density bonus” program is financially impractical. Feedback from developers 
and other stakeholders have been that the costs of meeting bonus requirements outweigh the 
benefits. 

• Additional restrictions prohibit housing on non-main street property located on private roads 
and not visible from Bridge Street. This approach restricts housing that could be quickly and 
efficiently added to the Richmond housing stock. Also, this unequitable regulation impacts 
vibrancy of town as prolonged vacancy is anticipated. 

• Market conditions have worsened over the past 18 months. Construction costs exceed levels 
supported by market-rate rents or purchase prices. Without external funding, developers cannot 
finance or build units affordable at 100-120% of Area Median Income (AMI). Other Vermont 
municipalities and the State are providing tax credits, grants, reduced fees, and low-interest 



 
 
 
loans to facilitate housing development up to 150% of AMI. Whilst Richmond’s regulations 
increase developer costs and create barriers. 

• Richmond resident Eric Thomas submitted a letter for the January 15th meeting stating: “I 
believe the town should be approaching this from a perspective of “what can we do to get as 
much density as is reasonably possible in that space” rather than “what should we make the 
developer do in order to get more density.” Similar feedback from other community members 
has been provided over the years. 

• The 18-month process to establish these amendments has been time-consuming and costly 
for the developer and the taxpayer. 

• Previous zoning amendments blocked progress for the past 6 years at the Creamery. During 
those revision, concerns were raised that the high commercial burden would prevent further 
development and that proved accurate. That high commercial burden is now agreed to have 
been unrealistic and being removed. The same approach is repeating.  

We recommend that Richmond leadership revise these zoning amendments and adopt policies 
that facilitate housing development. Effective strategies include: 

1. Increasing baseline residential density, 
2. Reducing regulatory barriers and costly requirements, 
3. Providing financial support (e.g., tax rebates, fee reductions, housing grants, employer 

contributions),  
4. Develop positive relationships with developers, and 
5. Streamlining the development process. 

These and others were outlined in the Richmond’s Housing Study.  

The town plan, leadership, and community have identified the need to promote housing, 
strengthen the local economy, and support long-term growth and sustainability. The current 
proposal does not meet these objectives. 

Regards, 

Josi & Brendan 

The Creamery - https://www.richmondcreamery.com/ 
2024 - Winners of the Vermont’s Greenest Building Awards for Commercial + Multi-Family 
 

https://www.richmondvt.gov/fileadmin/files/Archive/2019/04/Richmond_Housing_2022.pdf
https://www.richmondcreamery.com/

