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DRB Meeting Minutes               
July 25, 2019 

Town of Bolton 
3045 Theodore Roosevelt Highway 

Bolton, VT 05676 

Bolton Development Review Board 
Meeting Minutes  

July 25, 2019 
Bolton Town Office 

 1 

 2 

 3 

 4 

 5 

 6 
Present:  7 
Members: Steve Diglio (chair), Adam Miller, John Devine, Rob Ricketson 8 
Staff: Larry Lewack (Planning & Zoning Administrator)  9 
Others present:  Ben Cayer, Rick Weston 10 

 11 

 12 

6:30 PM  Adjustments to Agenda & Public Comment – Opportunity for public comment 13 

6:35 PM  Warned Public Hearing: 14 

Application 2019-23-DRB: 4865 Stage Rd., Country Club of Bolton Homeowners Condominium Assoc., Inc., 15 
applicant & owner.  Waiver to locate replacement of water system control bldg. & dumpster pad within rear 16 
setbacks. The property is located in the Rural I Zoning District. (Tax Map # 1-0034865) 17 

The DRB will also accept additional evidence and public comments on a continued public hearing from its meeting of 27 18 
June 2019, re: 19 

Application 2019-01-CU: 1811 Happy Hollow Rd., Richard Weston, applicant 20 

7:45 PM   Zoning Administrator’s Report 21 

7:55 PM  Other Business 22 

8:00 PM  Deliberative Session (if necessary) 23 

8:20 PM  Adjourn 24 

 25 

Call to Order: With a quorum of members present, the meeting was called to order by the Chair at 6:35 26 

p.m. 27 

Public Comment & Changes to the Agenda: (there were none) 28 

Public Hearings: 29 

Application 2019-23-DRB: 4865 Stage Rd., Country Club of Bolton Homeowners Condominium Assoc. 30 

• Ben Cayer, of Green Mountain Engineering, presented the site plan on behalf of the applicants.  The  31 
Vermont DEC has mandated a new treatment system be installed to improve water treatment for 32 
the Country Club Condominiums.  The existing building housing the water works equipment is 33 
antiquated and needs to be demolished & replaced to accommodate the new treatment system.  34 
Existing building is very close to the golf course property line, well within the setbacks & thus non-35 
conforming.  Rebuilt service building would need to be built partly on the same footprint as 36 
existing.  There are no feasible alternatives to locating this structure than what is proposed, due to 37 
the location of undergroung equipment that the new system must be connected to.  They also 38 
propose moving the dumpster enclosure to accommodate the footprint of the new building.   39 

Posted Agenda: 
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• They are applying for setback waivers for both the water system control building and for the 40 
dumpster pad.  The new building would be 20’8” from the rear property line, about 14’ less than the 41 
normal rear yard setback; the dumpster pad would be 10’ from the rear property line, which is the 42 
minimum setback allowed in our ordinance with a waiver. Both the dumpster and the building 43 
would be screened on three sides.  They need their local permit, in order to proceed with applying 44 
for financing and their Act 250 permit. 45 

• Adam Miller asked if approving this means we are allowing an increase in non-conformity (reduced 46 
setback). Yes, but only slightly (by about 2’ on the treatment building). Steve Diglio noted that any 47 
subsurface utilities are exempt from local review, per state regulations. Proposed conditions: none. 48 

John Devine moved to close the hearing, second: Adam Miller.  Approved unanimously. 49 

 50 

Application 2019-01-CU: 1811 Happy Hollow Rd., Richard Weston, applicant 51 

Chairman Diglio asked if there were any ex parte communications, or conflicts of interest.  None noted.  52 

Rick Weston said his engineer has submitted some additional questions, and a revised version of the site 53 
plan is in process.  He’s here because he wants to know if there is a path to getting this approved.  He feels 54 
the Board keeps changing their perspective and it’s difficult to follow their concerns.   55 

Steve Diglio noted two remaining concerns: grade of driveway, unless it’s a seasonal camp, and visibility of 56 
home placement on exposed rock outcropping.  He also asked again about Weston’s right of way through 57 
the properties that his driveway traverses.  Other members have questions about the building materials he 58 
plans to use. Members said they are looking for building elevations that show screening, cut sheets of 59 
materials to be used, etc. 60 

Weston said he can re-grade the driveway approach to meet our requirements. He said he’s willing to pull 61 
the house back from the ledge, as long as he preserves access to views by extending a deck from the house 62 
over to the ledge.  He also reported his conversation with the Huntington Fire Chief, that they don’t need to 63 
bring a tanker because they could draw water from the pond.  The fire chief told him: the straighter the 64 
road, the better (for emergency vehicle access).  He’s willing to generate a side view/elevation drawing of 65 
how the house would look from the south, showing a proposed deck. 66 

Larry cited district requirements for Forest district, Table 2.6 from BLUDRs.  Camps and single family 67 
homes are permitted uses, subject to site plan review.  Must meet standards, including Sec. E., which states: 68 
“no building envelope or structure in this district, excluding a ski lift facility or telecommunications tower, 69 
shall be sited on exposed ridgelines that are visible from public vantage points, including public roads.”  70 
Members reiterated their view, based on the site visit we did on April 18, that the rock outcropping is 71 
visible from public roads, including sections of Happy Hollow Rd. & Texas Hill Road in Huntington.  Weston 72 
disagrees; he feels only the upper floor will be somewhat visible from below, and doesn’t believe building 73 
site is an exposed ridgeline (it’s a rocky outcropping; ridge is significantly uphill from house site.) 74 

Steve Diglio noted the application is still incomplete, in that we haven’t seen side elevation, landscaping 75 
plan, materials, and building envelope indicated.  The DRB needs these details to consider it further.  He 76 
asked if engineer is preparing a site plan that’s able to meet the standard of a driveway grade of less than 77 
25%.   Noted there is a path to approval if the application is re-cast as a seasonal dwelling, which brings a 78 
lower standard for driveway construction.  Even so, culverts, gravel & hardened ditches will be needed. 79 

Larry asked Weston if he would be willing to consider relocating his house site a bit lower down, on ‘bench’ 80 
of fairly flat land alongside driveway about 100’ below current house site.  Would allow more possibilities 81 
for screening; could still have a path up to a deck at the outcropping.  Weston replied not really, he still 82 
wants to pursue building his house at the top.  Larry noted inaccurate topography in engineer’s site plan; it 83 
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does not accurately depict rock outcropping.  Steve Diglio said we would need corrected, detailed site plan 84 
for this area, along with detailed building elevations, building envelope and screening plan.  Rob asked 85 
again if we have formally notified & invited the Town of Huntington’s feedback on this, given that most of 86 
the driveway runs through Huntington.  Larry stated he’s provided detailed plans to the Huntington Zoning 87 
Administrator & let him know about each of the key events in our process, including public hearings & our 88 
April site visit.  To date, the town hasn’t offered any feedback personally, or in writing. 89 

Members discussed various ideas about how to re-orient & screen the building to minimize visual impact.  90 
Weston doesn’t want to re-orient the main roofline to north-south, as suggested by Rob Ricketson & Larry.  91 
In any event, we need to see more detailed plans to make a decision.  Steve suggested we don’t need fancy 92 
architectural renderings, just to see a variety of design approaches & materials.  Weston is agreeable to 93 
recasting this as an application for a seasonal camp, if that makes the driveway engineering more 94 
affordable.  Adam Miller noted recasting this as a seasonal camp & improving the driveway would go a long 95 
way to meeting the neighbors’ stated concerns.  He also suggested Weston re-submit as a new application, 96 
given the level of changes we are discussing here (including change in proposed use from SFD to seasonal 97 
camp). Adam also asked if generator was planned to supply power & if so, it would be sound-screened.  98 
Weston said it would be; is also considering installation of a low-head hydro generator at the pond outlet. 99 

John Devine moved to continue this hearing to the August 29th DRB mtg., to allow the applicant additional 100 
time to develop & present revised site plans.  Seconded by Rob Ricketson; approved unanimously. 101 

 102 
Zoning Administrator’s Report: 103 
Larry reported that 26 zoning permits have been issued year to date, with 13 zoning certifications.  There is 104 

1 permit in process: a boundary adjustment application discussed last month.  He’s been busy issuing 105 

zoning permits, including the first Wheeler Field subdivision building.  Big news: the Bolton Selectboard 106 

adopted significant permit fee changes that Larry recommended.  Zoning permit fees were increased, while 107 

DRB hearing fees were reduced to reflect the actual cost of placing in Seven Days.  Overall, Bolton’s permit 108 

fees are now more in line with fees in nearby towns.  New fees were made effective July 15, and posted 109 

online that week. Larry is now in process of updating all the permit applications to reflect those charges. 110 

Approval of prior meeting minutes:  There were no unapproved draft minutes available to review. 111 
 112 
Other Business: Members discussed various issues related to permitting construction on steep slopes, 113 
building water & wastewater infrastructure, enforcing seasonal camp rules, right of way and easements, 114 
road access requirements, agricultural exemptions & the need for additional clarity in our ordinance on 115 
standards for building on steep slopes.  No decisions were made on any of these topics. 116 

Next DRB meeting:  Next regular meeting is scheduled for August 29, 2019 @ 6:30 p.m. at the Town Office, 117 
as neither Rob nor Steve are available to meet on the 4th Thursday. 118 

Adam moved & Rob seconded that the meeting should be adjourned. 119 

The meeting adjourned at 8:25 p.m. 120 

 121 
Respectfully submitted, 122 
 123 
Larry Lewack, 124 
DRB Clerk, Planning & Zoning Administrator 125 


