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Under 24 VSA Chap. 117, the Bolton Selectboard (as the town’s legislative body) has final responsibility to act upon 
any changes to the town’s adopted municipal plan & development regulations.   As you know, the Bolton Planning 
Commission has worked diligently to address opportunities to update these documents to reflect current needs of 
residents & the town, and to improve the town’s ability to address potential challenges and opportunities. 

Early this year, these amendments were submitted to the Select Board for review. However, it was brought to light 
that the Town Plan and BLUDRs amendments were warned incorrectly, making them vulnerable to future legal 
challenges. The Select Board elected to deny the proposed amendments, and the process was reinitiated.  

The amendments before you are a culmination of three years worth of work by the Planning Commission. While 
some changes seem more significant than others, such as the expansion of the conservation district, these 
amendments were vetted thoroughly and included copious amounts of public feedback. They were also reviewed 
by the Town Attorney to ensure legal compliance. Thus, the Select Board should feel confident that these 
amendments have been crafted upon rigorous due-diligence and public outreach. 

The following is an outline of the scope & process to date of the various draft updates: 

I. Changes to Bolton’s 2017 Municipal Plan: 

a) Proposed Land Use Map:  These changes came about largely at the behest of the Bolton 
Conservation Commission.  Their goal was to enhance protection of contiguous (intact & adjacent) 
forest blocks and wildlife habitat connectors, in alignment with state-adopted policy goals (Act 
171).  Along with suggested changes to the Development Regulations, the CC proposed to add 
several important areas of existing forested land in Bolton to the Conservation and Forest districts, 
which have the highest level of protection from most forms of development, from their existing 
zoning as Rural II. 

The PC got input on these proposed district map changes from Jens Hilke, the state wildlife biologist 
at ANR, who has documented wildlife habitat and connector areas in Bolton. At our request, staff at 
CCRPC prepared online maps that made it easy to compare current & proposed zoning for these 
areas:(https://ccrpc.maps.arcgis.com/apps/webappviewer/index.html?id=c07eacc9d61f45ce9b2d
029fabf2d337) These were the maps used for the public hearing held by the PC in January of 2020. 

Every landowner potentially affected by the zoning district changes was directly contacted and 
invited to attend the hearing. At the hearing, the PC got significant push-back from several property 
owners on these proposed conservation zoning changes.  Some of that was due to the fact that some 
tracts proposed for re-zoning were already conserved via state ownership, VT Land Trust, Nature 
Conservancy or other means. In other cases, landowners just wanted to retain the possibility of 
future development.  In the end, only a small portion of the rezoned district map changes were 
endorsed by the PC.  

The other zoning district proposed change arose from the DRB, who noted that many property 
owners on the lower portion of the Bolton Valley Access Rd. are essentially stymied from adding 
any structures to their property under current zoning rules.  By extending the boundaries of the 
Village zoning district up the first ½ mile of the Access Rd., it becomes possible for owners of these 
small lots to actually build.  So that’s what’s been proposed in this round. 

See attached map for proposed zoning district map changes. 
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II. Summary of proposed BLUDRs amendments: 

a) Accessory Dwelling Units (ADU’s) : Removes requirements that ADU’s be adjacent or connected 
to primary residence; increases potential size limit from absolute limit of 30% of finished floor 
space of primary dwelling to that % or 900 sq. ft., whichever is greater; clarifies definitions; 
corrects references to non-conforming dwellings & Bylaws. This amendment was made to reflect 
current Vermont statute on ADUs. 

b) Surface Water setbacks: Provides regulatory relief for property owners wishing to remove dead 
trees in buffer zones. All tree removal currently requires DRB approval, both a costly and time 
consuming endeavor. The amendment provides for specific circumtances in which a property 
owner only needs a zoning permit to remove dead trees. 

c) Accessory On-Farm Businesses: This creates a new section in the BLUDRs to accommodate new 
state requirements in statute (Act 131) designed to encourage these businesses; sets terms for 
obtaining site plan approval for such businesses that may cause traffic, parking & noise impacts. 

d) Eliminate Salvage Yards: This policy change would remove automotive salvage yards as a 
potential permitted use in Bolton.  (Now permitted in several districts & approval criteria is part of 
BLUDRs.)   (There are currently no permitted salvage yards in town.) 

e) Natural Resources Protection:  As noted above under zoning district map changes, these 
amendments would create more stringent standards for uses in Forest and Conservation districts; 
better defines forest blocks and habitat corridors; added wording to clarify how wildlife travel 
corridors will be identified, and verified whose job it is to carry that out; applies these protections 
to Site Plan and Conditional Use reviews (previously just applied to proposed Subdivisions).  

f) Zoning Map: A new zoning map has been proposed to reflect the changes in the proposed land use 
map in the Town Plan. The new zoning map will include the expansion of the conservation district 
and the village district on the Bolton Valley Access Rd. It is important to note that the new zoning 
map will not include the West Bolton Hamlet zoning district or the rezoned Fernwood Manor. 

 

III.  Your next steps: 

1) Once the proposed town plan and development reg changes are transmitted to the Selectboard, you 
have up to 120 days to act upon them.  Generally, the first step is schedule a public hearing on the 
proposed changes.  This needs to be warned in a newspaper of record (i.e. Seven Days) at least 15 
days prior to the hearing. 

2) Very important: once this hearing is warned by the BSB, the Zoning Administrator is obligated to 
review all development projects under the current regulations and proposed regulations. A project 
must be in compliance with both to receive a permit. 

3) Following that hearing, based upon the feedback received there & your own concerns, the BSB may 
amend, adopt or reject the proposed changes.  If accepted in some form, the BSB’s voted decision 
amends the actual town plan & development regulations upon adoption.  These become the new 
rulebook for decisions by the Zoning Administrator & Development Review Board, going forward. 


