
RE:

VERMONT ENVIRONMENTAL BOARD
10 V.S.A. Chapter 151

Quechee Lakes Corporation
Land Use Permit #3W0364-lA-EB

,

MEMORANDUM OF DECISION

This decision, dated July 17, 1991, pertains to a plan
filed by Ridge Condominiums, Inc. (RCI) in response to a
decision and order of the Environmental Board dated Febru-
ary 3, 1987. In the decision, the Board concluded that
certain changes to the Ridge Condominium project that had
been made without Act 250 approval created an undue adverse
effect on the scenic and natural beauty of the area, and
aesthetics, and that a permit would have to be denied unless
certain steps were taken to mitigate the undue adverse
effect. The order states the following:

1. The changes which were approved by the
District #3 Environmental Commission in Permit
Amendment #3W0364-1A  which were not challenged in
the appeal to the Board are hereby approved. In
addition, the Board hereby approves the elimina-
tion of the lofts, the rotation of Buildings 3
and 5, the addition of the side doors on Units
lE, 2E, 3A and 5E, and the addition of the rear
entrance to Building 6. A revised permit will be
issued confirming these approvals when the other
conditions of this Order have been fulfilled.

I

2. The skylights which have been installed
on the western roof slope of Buildings l-5 shall
be removed. Removal shall occur as soon as
possible, but in any event by no later than June 1,
1987.

3. QLC and RCI shall prepare plans for
review and approval by the Board to limit the
total projected glass area on the western facades
of each of the Buildings l-6 to not more than
109.3 square feet. This modification may be_
accomplished by constructing solid balcony
railings, replacing windows or sliding doors with
smaller units, eliminating the clerestory windows
in Building 6, or such similar construction,
device that will achieve the intended result.
Vegetative screening alone shall not be suffi&
cient  to satisfy this condition. The plans shall
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Ii
be submitted to the Board and the other parties
by no later than April 1, 1987. Upon approval by
the Board, the plans shall be implemented as soon
as possible, but in any event no later than
September 1, 1987.

4. QLC and RCI shall prepare planting plans
for review and approval by the Board to break up
the mass of Buildings l-6 when viewed from the
Quechee valley and restore the screening required
in the original permit. In general, the plans
shall follow the recommendations of Terrence
Boyle as set forth in Exhibit #66. The plans
shall be submitted to the Board and the other
parties by no later than April 1, 1987. Upon
approval by the Board, the plans shall be imple-
mented as soon as possible, but in any event no
later than September 1, 1987.

5. QLC and RCI shall fund the hiring of an
independent architectural and/or landscape
architectural consultant, to be approved by the
Board, to review the plans submitted by QLC and
RCI, and to submit his or her evaluation of the
adequacy of the plans to accomplish the objec-
tives set forth in this Order.

In its submission filed on March 25, 1991, RCI proposes
to comply with the requirements of the Order by implementing
mitigative actions "which will eliminate or substantially
mitigate the impacts resulting from the changes [made to the
project that were unauthorized]." These consist of 1)
removing the existing inclined bubble skylights, reworking
the roof openings, and installing new flat framed tempered
glass; 2) reducing the total amount of visible glazing by
blocking some of the window area with additional spindles on
the existing balcony rails and the use of VIMCO shades on
the clerestory and other windows; and 3) implementing a
landscaping plan that takes into account the visual
screening that has occurred by the growth of vegetation in
the years since the Board reviewed the project.

On June 27, 1991, the Board reviewed the plans
submitted by RCI and photographs of the project, and
considered the evaluation of the plans of Terrence Boyle,
the landscape architect hired by the Board to review the
plans, and the comments of interested persons submitted to
the Board.
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Decision

1. The skvliahts

In its February 3, 1987 decision, the Board found that
20 skylights had been added to the western roof pitches of
Buildings l-4, and 18 skylights had been added to Building
5, without Act 250 approval. The order to remove the
skylights was issued after more than a year of hearings
which included testimony concerning the visual effect of the
skylights. It was made in the context of a comprehensive
review by the Board of the visual effect of the Ridge
Condominium project with the unauthorized changes, including
the addition of skylights. The Board believes that it is
not authorized to amend its order without further review of
the visual impact of the Ridge Condominium project, which
would include a hearing with participation by parties. The
Board also believes that, having devoted substantial time in
1985 and 1986 to a number of hearings for the purpose of
reviewing the visual impact of the project, with full due
process accorded all parties, and subsequent review and
confirmation of its decision by the Supreme Court, further
hearings in this matter would not be appropriate. The Board
therefore will require that the skylights be removed and the
openings covered with roofing shingles. In order for the
new roof areas to blend in with the existing roof, and to
further reduce the contrast between the weathering shingles
and the wooded hillside, the entire roofs of buildings 1 to
5 shall be stained a dark color.

2. Reduction in slazins area

The Board found that the buildings in the project as
constructed had an increase in total glazing area over the
109.3 square feet of glass that had been approved for each
building, as follows: Buildings 1 to 5 each had 155.2
square feet of glass, and Building 6 had 159.8 square feet
of glass. The Board found that the increase was "due
principally to the installation of wider sliding glass
doors, longer and wider windows, and, in the case of
Building 6, the addition of a third tier of clerestory
windows . . . .@I (p. 6) The Board's Order required a
reduction in the glazing of each building to the
originally-approved 109.3 square feet. The Board provided
some suggestions for accomplishing this modification:
"constructing solid balcony railings, replacing windows or
sliding doors with smaller units, eliminating the clerestory
windows in Building 6, or such similar construction device
that will achieve the intended result." (Emphasis added)
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RCI has proposed to meet this condition by adding
spindles to the existing deck railings and installing VIMCO
Solar Shields on the upper level sliding glass doors and the
clerestory windows of Building 6.

The Board does not believe that this proposal satisfies
Condition 3 of its Order. While the Board did add to its
list of suggestions the possibility of other measures that
would achieve the intended result of reducing the amount of
glazing, it required a "similar construction device." We
interpret that to mean an alteration or addition to, or
substraction from, the structure of each building, and not
an impermanent device such as a shade. Although they are
mounted on the exterior side of the window, the VIMCO shades
are not part of the buildings' structures, and can be
unlatched or completely removed at the discretion of the
homeowners. Accordingly, the Board will not approve the use
of VIMCO shades as a means of reducing the glazing. The
Board also does not believe that the increase in the number
of spindles on existing railings will satisfy the intent of
Condition 3 of its Order. The Board will approve only the
removal of glass or the construction of solid rails to
permanently reduce the amount of visible glass.

3. Landscaninq

Rather than deny a permit amendment to Quechee Lakes
Corporation, the Board provided an opportunity for the undue
adverse visual impacts of the project as built to be
mitigated. In addition to the removal of the skylights and
the reduction in glass area as described above, the Board
required the implementation of a landscaping plan that would
break up the mass of Buildings 1 through 6 and restore the
screening required in the original permit. The landscaping
plan now proposed by RCI is a modification of the so-called
%ompromise plan, I@ Board Exhibit #66. This plan proposes
various additional coniferous and deciduous plantings and
also recommends that the proposed poplars on the west side
of Building 1 not be required, due to the extent of
volunteer vegetation in that location. However, the Board
does not believe that these mitigative measures are entirely
adequate. Based upon recommendation from the Board's
independent landscape architect reviewing this proposal,
backdrop screening should be planted for Building 6.
Also, the existing deciduous growth on the west side of
Building 1 helps to serve the function of the proposed
poplars shown on Exhibit #66; however, the Board concludes
that for year-round screening, white pine trees planted in
this area are necessary.
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Accordingly, the Board will accept the full
implementation of the March 25, 1991 proposal with the
additional plantings of five 12'-14' white pine trees to the
east side of Building 6 and seven 8 I-10' white pine trees to
the west side of Building 1.



Quechee Lakes Corporation
Land Use Permit #3W0364-lA-EB
Memorandum of Decision
Page 6

Order

1.

2.

3.

On or before September 1, 1991, the skylights on the
western roof slopes of Buildings 1 through 5 shall be
removed, the area covered with roofing shingles, and
the entire roofs on the buildings stained a dark color
so that the new shingles blend in with the existing
roofing shingles and so that the roofs as seen from the
valley floor will recede into the landscape.

On or before August 2, 1991, a proposal for reducing
the glazing area on Buildings 1:6 to a maximum of 109.3
square feet per building shall be submitted to the
Board, with copies sent to all persons on the attached
certificate of service. On or before August 15, any
comments on
with copies

the proposal shall be filed with the Board,
also sent to all persons on the attached

certificate of service.

On or before September 1, 1991, the proposed landscaping
plan, as modified in the above decision, shall be
completely implemented and an affidavit-filed
Board by RCI that it has been so implemented.

with the

Dated at Montpelier, Vermont this 19th day of July,
1991.

ENVIRONMENTAL BOARD

Ferdinand Bongartz
Rebecca J. Day
Arthur Gibb
Samuel Lloyd
Charles F. Storrow

C:quechee (PC)


