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Town of Bolton 

Planning Commission Meeting Minutes 

(Virtual/Online) 

Tuesday, April 21, 2020 

 

Commission Members Present: Stephen Barner, Evan DesLauriers 

Commission Members Absent: Kaelyn Modrak, Mike O’Malley 

Staff: Planning and Zoning Administrator: Larry Lewack  

Guests: Mark Hamelin (VHB, Inc.), Brandy Saxton (PlaceSense), Peter Smiar (VHB, Inc.), 
Michael Laramie 

Acting Clerk (tryout): Betsy McGavisk 

 

1. Meeting was called to order by Evan at approximately 6:05pm  

Larry suggested participants introduce themselves. Everyone did so. 

 

2. Additions/Deletions to Agenda: None. 

 

3. Public Comment: None.  

 

4. Approval of Past Minutes - February 24, 2020 

No vote taken, due to lack of quorum of members (2 present, 3 necessary for quorum).  

 

5. General Business 

 

New Member(s): 

• Bolton Select Board officially appointed Mike O’Malley mid-March.  

 

Organization of Board: 

• Set regular day/time for meetings: third Tuesday of the month at 6pm still works 

for everyone, so this will continue to be the regular meeting date and time.  

• Decide chair/vice chair: During February’s meeting, Evan D and Kaelyn elected 

interim chair and vice chair, respectively. They will remain interim chair and vice 

chair until there is a quorum of commission members to revisit this.  

• Liaisons between other town boards & commissions:  
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• Capital budget committee – Stephen Barner; Select Board – Evan D; DRB -- 

Evan D; Conservation Commission -- Kaelyn expressed interest in 

conservation last meeting, but this needs to be confirmed.  

 

Development Review Board (DRB) Update from Larry: 

• DRB met once by Zoom since February and will be meeting again this week  

• Discussed two projects under current review: 

o Proposed outdoor swimming pool next to Sport Center at Bolton Valley 

resort; in the same location as previous pool, which was filled in 

o Proposal for single-family home on Happy Hollow Rd. on Huntington Town 

line at a high elevation with a long driveway. This is the second proposal for 

this project, as the first was turned down. This building site is lower, but still 

has accessibility concerns for emergency vehicles and first responders. 

There is discussion to ensure that Huntington town officials have been 

contacted about decisions on the property.  

• One new person has applied to be on the DRB, and the chair was re-appointed for 

three years. 

 

6. Appointments 

(6:30) Municipal Grant Presentation on the draft Bolton Valley Master Plan by Brandy 

Saxton from PlaceSense, and Mark Hamelin and Peter Smiar from VHB. 

 

The VHB team is adding final elements to the master plan and is seeking commission’s 

feedback before seeking another round of community feedback. The Master Plan 

presentation is split into the introduction, the land use plan, and zoning recommendations.  

 

The introduction includes the vision statement, objectives, and purpose of the Plan. There 

is feedback from Evan to include language to support mixed housing development 

economic growth, and to address high cost of wastewater; feedback from Stephen to 

include high cost of transportation in cost of living; and feedback from Larry to limit or 

explain jargon.  
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Mark presented the Conceptual Site Plan. The Plan focuses highest density development 

near existing development. There is added development in the Village such as a hotel, 

retail space, employee-housing, and “glamping” space. The Timberline additions are 

more mixed-use and includes housing and lodging.  

• Parking and Transit: The proposed Master Plan includes structured parking and 

underbuilding with the possibility of remote parking and shuttle services for peak 

days. However, the plan is to build out demand for all 4-seasons, rather than 

existing peak times. There was discussion on the benefits of a park and ride in 

Bolton, and expanding additional transit options.  

 

Brandy presented the land use plan and new zoning district maps, which are still in draft 

stage. The planning commission has not yet seen the newest draft, as presented tonight. 

 

• The proposed zoning changes would create a clearer distinction between village, 

mixed-use, residential and recreational areas than current land-use rules. 

Currently, most land-uses are considered conditional, and must demonstrate that 

a proposed new use is a good fit with its location. This can be a cumbersome and 

expensive process. The Master Plan language would streamline permitting for 

developments proposing uses that are consistent with each district. 

• Mixed-Use Districts: The Plan includes building out a second mixed-use area in 

the Timberline area of the resort, around the existing Timberline lodge.   

• Residential District: This would permit increased density on smaller lots than what 

currently exists. The district could include conditional uses other than residential, 

such as small businesses, bed and breakfasts, less-active recreation, home 

occupations, etc. 

o There was some discussion on lot sizes and zoning to incentivize mixed-

housing density and smaller homes. There was also discussion on form-

based zoning – Brandy and Peter made the case that form-based zoning is 

not ideal for Bolton due to the prescriptive designs of form-based code. 

• Recreation District: This district identifies intensively-managed, actively-used land 

above & surrounding the base lodge village. This zoning would make it easier to 
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facilitate mountain infrastructure (lifts, snow-making). Accessory structures that 

support recreational uses could be included. There is support for this district. 

• Next Steps for the Master Plan: Consultant team will send another draft to the 

planning commission for feedback. The next phase was supposed to be a town-

wide community meeting to solicit feedback with an online survey. The meeting 

likely cannot happen this spring due to COVID-19 restrictions on public gatherings. 

o Evan would like to meet with Brandy/Mark if they and the commission 

approves. All support because it is a stakeholder conversation. 

o All agreed that an in-person meeting would not be wise but would still like 

to complete the Plan before summer starts. The group decided on a widely 

distributed, pre-recorded presentation with an online survey for feedback. 

All supported asking for an extension from the state, but not letting the 

project go past the state fiscal year end, June 30th.  

o All agreed to push the next planning commission meeting to June 2 (rather 

than May 19th), in order to weigh-in on a more finalized draft of the online 

presentation, survey, and Master Plan.  

 

7. Other Business: 

Agenda for next PC Meeting – June 2, 2020 @ 6:00 p.m., at town office or virtual (TBD): 

• Review & approve meeting minutes (February 24th and April 21st)  

• Other Communications 

• Review virtual presentation and survey for Master Plan Municipal Grant 

• Workplan for this year’s round of zoning amendments  

• Identify Next Agenda 

 

8. Evan moved to adjourn the meeting at approximately 8:35pm. 2nd by Steve 
Barner. Approved by consensus. 
 


