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INVENTORY AND ANALYSIS 

 
I. Existing Land Use  

Understanding land use patterns can provide insight into opportunities and constraints in terms of the 
preservation of key open space and potential future development that is in keeping with its surroundings.  
The focus of this existing land use section is to present the uses within the Town.  The Bolton community 
exhibits land use patterns that present both opportunities and constraints.  Preliminary analysis of these 
opportunities and constraints have been identified.   Reference should be made to Map 1 “LAND USE 
MAP” for a graphic display of the Town’s existing land use. 

The first of Bolton’s land settlement occurred along the stream corridors long before efficient road systems 
were developed.  When roads became the means of travel they generally followed the stream corridors, ridge 
tops, and the lowland areas of the community, avoiding steep slopes.  For the most part, the same land use 
patterns hold true today.  The Town of Bolton originally adopted a Zoning Ordinance in 1979 and it was last 
revised in 2001.  The Ordinance took steps to protect the steep slopes and ridge lines throughout Bolton by 
restricting development to very low densities in most steep areas, and allowing minimal low impact uses. 

Bolton receives much of its distinct character from the natural environment as defined by the waterfront, 
steep slopes, mountaintops, and the New York State Forest Preserve.  The nature and location of these 
features have also helped to dictate development patterns throughout the Town. 

Combining the influences of roadway and settlement development along stream corridors, established zoning 
districts and pronounced natural features have resulted in a community with a distinct land use pattern.  The 
LAND USE map illustrates current land use patterns in the Town of Bolton.  Generally, lots in the western 
portion of Town are relatively large, while lots in the eastern and central portion of the Town are small, and 
intermediate in size respectively.  The result is that lands in the eastern portion of the Town have been 
subdivided into smaller residential lots which are generally concentrated along the waterfront and within the 
Hamlet of Bolton Landing. 

Table 1 below, illustrates the breakdown of land use acreage for the Town, categorizing land use by type, 
measured in acres.  The top three land use types in the Town include Forested comprising more than half of 
all the land uses in the Town at 54.7%, with Residential and Vacant comprising 20.7% and 15.5% of the land 
respectively.  Commercial properties in the Town are minor, comprising only 0.4% of the total ground area 
compared to the 1.1% of land classified as Community Service and 0.8% as Public Service.  Recreation and 
Entertainment comprise only 1.4% and Agriculture utilizes 3.6% with only 10 acres of land within the Town 
classified as Industrial. 
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Table 1 
Town of Bolton Land Use 

 

Land Use Acreage Percentage 

Agriculture 1,470 3.6% 

Residential 8,345 20.7% 

Vacant 6,237 15.5% 

Commercial 158 0.4% 

Recreation & Entertainment 547 1.4% 

Community Services 437 1.1% 

Public Services 329 0.8% 

Industrial 10 0.0% 

Forested 22,079 54.7% 

Unknown 725 1.8% 

Total 40,3371 100% 

 

Commercial land uses in the town are primarily concentrated in nodes; the largest of which is the Hamlet 
of Bolton Landing.  These nodes have been effective in containing, or concentrating, commercial 
development rather than allowing commercial land uses to sprawl along the Town’s major roadways.  
With the demand for waterfront property, it is not surprising that Bolton’s waterfront is predominantly 

                                                 
1 Total acreage is 965 less than Table 2 because road right-of-ways are not included. 
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residential.  High density, smaller lots make up much of Bolton’s shoreline to the east of NY 9N and south of 
NY 9Ns junction with CR 11. 

 

 

Figure 1 
The shoreline of Lake George in the Hamlet of Bolton Landing. 

This photo was taken from Rogers Park pavilion area looking north. 

 

Forested lands makes up the majority of the land within the Town at 22,079 acres however, 10,800 acres of 
the forestlands are state-owned Forest Preserve Lands.  In addition, most of the forested properties are located 
to the west of NY 9N.  

According to the Real Property Data, there are over 6,237 acres of vacant land within the Town.  However, 
40% of that land is constrained due to wetlands and steep slopes which will be discussed in more detail below 
in the Build Out Analysis. 
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An analysis of the assessed values for properties in the Town shows that a majority of the Town’s taxable 
values is located in parcels classified as Residential.  Specifically, according to 2002 assessment data, 
only 3,134 parcels or 15% of the taxable property in the Town is classified as Commercial. 

¾ Neighborhoods 

The Town of Bolton has been divided up into separate assessment classes or “Assessment 
Neighborhoods” as depicted on Map 2 Assessment Neighborhoods.  These classes are used by the Town 
Assessor as part of the calculations in annual assessments.  Following is a list describing each of the 
identified Assessment Neighborhoods:   

Neighborhood-0- Un-Coded in Tax Map Records – to be coded 

Neighborhood-4- Unknown  

Neighborhood-601- Waterfront corridor of Lake George 
   Parcels with direct waterfront, lake rights or in Associations. 
 
Neighborhood-602- Trout Lake Corridor 
   Parcels with direct waterfront, lake rights or in Associations with  
   same. 
 
Neighborhood-603- Schroon River Corridor 
   Parcels with direct riverfront, river rights & views. 
   Parcels are in Warrensburg CSD whose tax rates are 2.5 times 
   higher than Bolton CSD. 
 
Neighborhood-604- Sherman Lake 
   Parcels with direct waterfront, lake rights or in Associations 
   with same. 
 
Neighborhood-605- Lake George lake views 
   Parcels predominately on the hillsides, ridges, or mountain top 
   areas within Bolton that have been developed to capture views 
   of Lake George. 
 
Neighborhood-606- Main Street-Bolton Landing 
   Predominately commercial property in main central business 
   district. 
 
Neighborhood-607- Hamlet area-Bolton Landing 
   Side street areas developed residentially with larger single or 
   multi family homes, within walking distance to town parks, 
   downtown area and having public water and sewer. 



 
TOWN OF BOLTON COMPREHENSIVE PLAN & HAMLET STRATEGIC PLAN 
 
 

TOWN OF BOLTON COMPREHENSIVE PLAN AND HAMLET STRATEGIC PLAN 
INVENTORY AND ANALYSIS 

 
                  Page 11 

Northwest Bay that is zoned Residential Low Density and Residential – Commercial Low Density, 
Bolton Landing’s waterfront classified as General Business, and two pockets of Residential – Commercial 
Hamlet zones at The Huddle near the base of Trout Lake Road, and just north of The Huddle near Chic’s 
Marina and the Algonquin Restaurant.  There are three Land Conservation zones near the lakefront, all 
LC 45. Two small zones are positioned in important wetland areas near Cotton Point and Fish Point, and 
the third much larger zone is located toward the north end of Bolton, just south of the State Forest 
Preserve.  A small portion of the third zone fronts Northwest Bay and then widens westward and 
northward to the Town edge. 
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¾ Build-Out Analysis 

Within the Town of Bolton, approximately 6,237 acres (15.5%) of the lands are classified as vacant.  As 
previously mentioned, however, not all of these lands are considered capable of development due to the 
presence of steep slopes and wetlands.  To help determine the direction and potential magnitude of 
development of vacant lands, a build-out analysis was conducted.  The build-out analysis examined 
selected variables such as lands with a slope between 0 and 15% (considered buildable), the current 
zoning, and lands that were not classified as wetlands.  The intent was to determine the amount of 
additional units that Bolton could support based on these variables, and then assess the potential impacts 
on the existing infrastructure and environment to resolve additional areas where growth can be 
comfortably accommodated. 

A Geographic Information System (GIS) was used to analyze the features of the vacant lands within the 
Town.  Using the GIS, the following methodology was used to calculate the potential additional units: 

1. NYS lands, Public & Community Services lands, and Lake George Land Conservancy 
Lands were subtracted from the analysis. 

2. Acreages within the remaining parcels having slopes in excess of 15% and wetlands were 
then subtracted from the analysis.   

3. Vacant and non-vacant parcels having remaining acreages of at least twice the “minimum 
lot size” of their corresponding Zoning District were then selected.   

4. The combined remaining acreages for each parcel were then divided by the “minimum lot 
size” and rounded the nearest whole number, in turn giving the total amount of units 
allowed for each lot.  For non-vacant parcels, 1 Unit was then subtracted from the total 
allowable units, assuming that the parcel was improved by 1 principal building.    

For example, if there was a non-vacant, 20 acre parcel located within the RR 10 District (with a minimum 
lot size of 10 acres) having 2 acres of wetlands and 2 acres of slopes in excess of 18%, the remaining 
buildable acreage would be 16 acres.  It is important to note that that 16 acres may not be contiguous, but 
for the purposes of determined potential units, it is assumed the buildable lands are whole.  The 16 acres 
is then divided by 10 (the minimum lot size), resulting in 1.6 units.  This figure is rounded to the nearest 
whole number, thus assigning 2 potential units to the parcel.  Because the parcel is not vacant, 1 unit was 
subtracted from the total.  As a result, this parcel has the potential for 1 additional unit.   
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The overall result helps provide insight into the magnitude and potential for development/redevelopment.   

Table 3 
Build-Out Analysis 

 

Map 3 LANDS WITH DEVELOPMENT POTENTIAL depict the areas within the Town that have the 
potential for additional units.  Below is a discussion of the Build-Out analysis results for each Zoning 
District.    

According to Table 3, the RCH 5000 District has the greatest potential for additional units.  These results 
however, are not an accurate representation of the amount of additional units that could developed in this 
areas because shoreline lot widths and setback requirements were not taken into consideration.  For all 
practical purposes, this district is close to build-out capacity.  The GB 5000 District was not assessed as 
this area is also close to build-out capacity.  

Aside from the RCH 5000 District, the RL 3 District has the greatest potential for additional units with 
763.  This district is found in a large area along New Vermont Rd and on the west side of Federal Hill 
Road.  Additional units are possible east of Potter Hill Road along the upland, buffering Coolidge Hill 
Road, an area west of Trout Lake between Trout Lake Road and South Road, and in a few areas where it 
buffers the west side of NY 9N, as well as along the waterfront of the north end of Northwest Bay.  
Development at the allowable rate may result in increased soil erosion, sedimentation and nutrification of 
Lake George and it’s tributaries as well as result in adverse impacts to the visual resources of the Town. 

The District with the second greatest potential for additional units is RM 1.3.  The RM 1.3 has the 
potential for 325 units to be developed.  The majority of the vacant lands within the RM 1.3 zones are 

Zoning District Total Acres

Potential 
Buildable 

Acres
Percent of 

Total

Potential 
Additional 

Units
LC 25 6,519 2,581 39.6% 61
LC 45 10,897 3,412 31.3% 51
RCH 5000 187 106 56.7% 835
RCL 3 1,183 564 47.7% 122
RCM 1.3 469 340 72.4% 142
RIL 3 190 51 26.8% 8
RL 3 4,996 3,138 62.8% 763
RM 1.3 1,040 789 75.9% 325
RR 10 2,786 1,495 53.7% 114
RR 5 2,384 1,323 55.5% 171
TOTAL 30,651 13,799 45.0% 2592
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located to the west of NY 9N, where additional development may be highly visible and could result in 
soil erosion thus contributing to increased stormwater runoff. 

The District with third highest potential for additional units is RR 5 at 171.  This district is located along 
the road corridors of Dixon Hill Rd, Wall St., Trout Lake Rd, South Rd., Potter Hill Rd, and portions of 
River Rd, Edgecomb Pond Rd and New Vermont Rd.   

The RCM 1.3 and RCL 3 Districts have the potential for 142 and 122 additional units respectively.  The 
RM 1.3 District is confined to the shoreline of Lake George, north of the Hamlet.  While The RCL 3 
District consists of the entire shoreline of Trout Lake.   

The LC 25 and LC 45 Districts would yield 61 and 51 units respectively, comparatively less than what is 
allowable in RL 3.  However, this District is located along the steeper portions of the eastern slope of the 
ridge, west of NY 9N.  Development at this rate may also result in adverse impacts on the environment 
and scenic resources of the Town.  
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      MAP 4 

LANDS WITH DEVELOPMENT POTENTIAL.  
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¾ Bolton Scenic Travel Corridors 

As previously mentioned, the Town of Bolton has established a ‘Scenic Travel Corridor Overlay District’ 
along all the major roadways in the Town.  The Overlay District serves to protect the rural character of 
Bolton from the continuing development pressures.  Below is a list of the roadways within the scenic 
overlay district: 

 New York State Route 9N Mohican Road 

 County Route 11 Dixon Hill Road 

 Homer Point Road Braley Hill Road 

 Padanarum Road Federal Hill Road 

 Trout Falls Road Valley Woods Road  

 New Vermont Road Finkle Road 

 Alder Brook Road Edgecomb Pond Road 

 Sherman Lake Road Potter Hill Road 

 South Trout Lake Road Trout Lake Road 

 Coolidge Hill Road Lamb Hill Road 

 Church Hill Road Wall Street 

 Cotton Point Road 

 

Minimum setbacks for apartment buildings, single-family dwellings, attached dwellings, town houses, 
and other principal buildings are set according to the zone in which they are located.  Land Conservation 
(LC 25/45), and Rural Residential (RR 5/10) districts have a minimum scenic corridor setbacks of 100 
feet, Residential Low Density (RL3), Residential-Commercial Low Density (RCL 3), Residential-
Industrial Low Density (RIL 3), Residential Medium Density (RM 1.3), and Residential-Commercial 
Medium Density (RCM 1.3) zones have a minimum scenic corridor setbacks of 75 feet, and Residential-
Commercial Hamlet (RCH 5000) and General Business (GB 5000) have to maintain a minimum setback 
of 30 feet along scenic corridors.  The 30-foot minimum setback from NY 9N in the Hamlet of Bolton 
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Landing has been identified as an added complication to the parking problems within the business district.  
Because of the limited space available for new building construction and redevelopment, a 30-foot 
setback from NY 9N within the Hamlet minimizes the available space in the rear of the property that 
could be used for parking purposes.  These setback requirements in the Hamlet should be reviewed and 
alternatives should be considered to allow and encourage new and existing businesses to provide off-
street parking for their patrons. 

¾ Adequacy of Existing Zoning  

As described further in the following sections, the growth trends in Bolton show a large increase in 
housing units compared to a small population increase.  Development of seasonal homes is most likely 
the reason for the large difference in these demographics.  Demand for shoreline properties continues to 
be a trend, as is the demand for hillside properties with views of the Lake.  These trends in combination 
with the movement toward larger residences and multi-unit developments will, over time, have a major 
impact on scenic resources and water quality.  Therefore, additional guidelines and regulations may be 
considered to ensure that development does not decrease the quality of the water and the visual character 
of its surroundings – an essential resource to the Bolton community.     

Based on the limits to the existing wastewater treatment system and the declining water quality associated 
with development, increased development of the shoreline of Lake George should be examined.  Zoning 
of the shoreline should limit the potential development to levels that are sustainable.  The current zoning 
allows for the majority of the shoreline to be subdivided into 1.3-acre parcels.  Build-out of the shoreline 
to these levels could seriously impair the water quality of Lake George and the visual aesthetics of the 
community.  The Town increased the minimum shoreline lot widths when they enacted the APA 
Approved Local Land Use Plan beyond what was originally required by the APA.  In addition, the Town 
has recently taken the next step in mitigating the adverse impacts of shoreline development by once again 
increasing the minimum shoreline lot width.  The minimum lot widths for new shoreline lots have been 
increased from 175 ft. to 210 ft. for RL3, RCL3, and RIL3 districts, from 125 ft. to 150 ft. for RM1.3 and 
RCM1.3 districts, and from 50 ft. to 60 ft. for RCH and GBH5000 districts.  However, additional 
regulations and/or guidelines could be considered to limit the adverse impacts associated with shoreline 
development.  
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III. Local Regulatory Framework 

The major regulatory agencies effecting new land use and development within the Town of Bolton and 
the North Country are the Adirondack Park Agency, the Lake George Park Commission and the New 
York State Department of Environmental Conservation.  

¾ Adirondack Park Agency 

The Adirondack Park Agency (APA) is the regulatory agency for the Adirondack Park.  The Agency has 
developed two plans for lands within the Adirondack Park; the State Land Master Plan which guides the 
management of the 2.5 million acres of public lands, and the Adirondack Park Land Use and 
Development Plan which regulates the 3.5 million acres of private land.  Certain development on private 
lands require APA approval, based on a set of laws aimed at protecting the character of the park as a wild, 
natural, and diverse habitat, as well as allowing for economic development.  The projects that are 
proposed as a result of this Comprehensive Plan, in addition to any future development, will have to 
comply with the regulations of the development plan. 

The Adirondack Park Land Use and Development Plan, adopted by the 1973 Adirondack Park Agency 
Act, is a sophisticated and historic instrument.  The Plan divides the private land within the Park into six 
classes, termed land use areas.  Each land use area has an associated list of permitted land uses and a 
density guideline, expressed in principal buildings per square mile, applicable to new construction.  In 
addition, the Plan sets certain standards for new shoreline development, mandating specified minimum lot 
widths and building setbacks according to the land use area in which the proposed development lies.  It 
also provides that specified types and sizes of projects, those deemed to be of more than purely local 
significance and accordingly regional projects, require special approvals in order to be undertaken.  In the 
case of regional projects of relatively great environmental significance termed Class A Regional Projects, 
the Adirondack Park Agency is the governing body with approval authority, though the provisions of any 
local zoning ordinance will also apply. In addition, projects which may be subject to the NYS Freshwater 
Wetlands Act and The Wild, Scenic and Recreational Rivers Act fall under the jurisdiction of the Agency.  
However, the Town of Bolton has an Adirondack Park Agency approved local land use plan and 
therefore, retains full review jurisdiction over smaller projects termed Class B Regional Projects.  The 
APA does retain jurisdiction over Class A Projects. 

Map 4 provides a visual representation of the APA land classification zones.  In adopting the APA 
approved local land use plan, the Town rezoned certain areas.  The permitted density for new 
development is now based on the Town’s adopted Zoning Map and Zoning Ordinance and not the 
intensity guidelines of the APA.  The APA Land Use Areas are utilized by the APA and the Town to 
determine which projects fall under the jurisdiction of the APA. 
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¾ Lake George Park Commission 

The Lake George Park Commission (LGPC) was established by Article 43 of the Environmental 
Conservation Law and is empowered to preserve, protect, and enhance the unique natural, scenic and 
recreational resources of the Lake George Park.  The Lake George Park was established in concert with 
the Commission, in 1961.  The Park consists of Lake George and its land drainage basin which 
encompasses approximately 300 square miles of land and water surface area, including 44 square miles of 
which are lake surface. 

The Commission among several other important duties administers the existing Lake George Park 
Regulations governing wharfs, docks and moorings, marinas, navigation, and recreational activities.  It 
administers rules and regulations for the preparation of local stormwater management plans and 
stormwater regulatory programs for areas within the park where development is occurring.  In addition, 
the LGPC conducts water quality monitoring, provides technical assistance to localities and develops 
public information programs promoting the conservation of Lake George.  Furthermore, LGPC is 
continually investigating and monitoring the presence of and develops management programs to control 
nuisance aquatic plans.  The projects proposed in this plan must comply with the rules and regulations 
administered by the LGPC.   

¾ New York State Department of Environmental Conservation 

The NYS Department of Environmental Conservation (DEC) was created on July 1, 1970 to bring 
together in a single agency all State programs directed toward protecting and enhancing the environment.  
The DEC is responsible for administering and enforcing the Environmental Conservation Law (ECL).  
Such responsibilities include but are not limited to: promoting the wise use of water resources, regulating 
mining and the reclamation of mined lands, informing the public about conservation principles and 
administering fish and wildlife laws.  The projects proposed in this Plan must comply with any and all 
DEC regulations.   

IV. Demographic and Economic Trends       

¾ A Growing Community  

Bolton’s population grew at a steady 12+% from 1960 until 1980 where it than began to level out at 3% 
as depicted on Chart 1.  However, according to the 2000 Census figures, Bolton’s population experienced 
a 14% increase between 1990 and 2000, the largest percentage increase since the 19% increase between 
1950 and 1960.   
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In comparison, the Town of Lake George and Warren County grew by only 12% and 6.9% respectively 
during the same ten-year period.  Whereas, the Town of Hague (pop. 854) added 140 residents since 
1990, an impressive 19.6% increase.   

A town that can be closely compared to Bolton is the Town of North Elba, in which the Village of Lake 
Placid is located.  Due to the surrounding High Peaks, North Elba has been a popular town for relocation 
and therefore, has been experiencing development pressures.  Between 1990 and 2000, the Town’s 
population grew from 7,871 to 8,661, a 10% increase.   

While Bolton’s year-round population is 2,117, the seasonal population explodes due to the influx of 
tourists during the summer months.  With the numerous tourist and seasonal accommodations in Town 
having an approximate capacity of 2,985 (based on 2002 data from Warren County Tourism Department), 
combined with the 215 state-operated campsites on Lake George having a total capacity of 1,290 (based 
on 215 campsites at an average of six (6) persons per campsite), Bolton’s population at any one time 
during the summer season can reach 6,392, or 300% of its permanent population.  This tremendous 
increase in population, and use of lake access points such as the marinas for access to state campsites, 
results in traffic and parking problems not seen during the off – seasons.  These impacts are discussed in 
further detail later on in the inventory. 

Chart 1
Town of Bolton Population Growth 1950 - 2000
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As shown in Chart 2 “Change in 
Population By Age Group,” 
Between 1970 and 1990, Bolton’s 
population of residents between 
the age of 25 and 54 increased 13 
percent, while the population of 
residents ages 5 to 14 decreased 
by 6.3% during the same period. 
There has also been a 3% increase 
in residents over the age of 65.  
However, when factoring the 2000 
Census data, residents between the 
age of 25 – 54 dropped by 3% 
between 1990 and 2000. Residents 
between the ages of 55 – 64 and 
over 65 increased by 5% and 4% respectively.  Conversely, residents below the age of 24 have been 
steadily dropping since 1980.  These data clearly demonstrates that Bolton’s older population is 
remaining in Bolton, and the younger population (below 24) is leaving Bolton.  Furthermore, Bolton has 
been and remains a popular seasonal and year-round destination for retirees.  The data in Chart 2 also 
demonstrates that a majority of the residents in the town raising families has been decreasing over the last 
30 years, with the continued drop in residents below the age of 14.   

As shown in Chart 3, Bolton residents over 
the age of 45 are well above the state and 
county averages and those under the age of 
5, and below the age of 24 are below state 
and county averages.   

As of 2000, Bolton’s population over the age 
of 54 comprises more than 35% of all 
residents.  Based on current data, the 
percentage of Bolton’s residents over the age 
of 54 will continue to rise.  If this trend 
proves correct, the Town will begin to 
demonstrate a need for assisted living 
residences as well as retirement and nursing homes.   

 

Chart 3
Regional Comparison - Percent Population By Age - 
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¾ Economic Profile  

Due to the release schedule for the 2000 Census Data, 2000 Economic Census data were not available in 
time for inclusion into the Comprehensive Plan..  

As shown on Chart 
4 below, 30.8% of 
Bolton’s workforce 
as of 1990 was 
employed in Service 
and Sales sector 
jobs, a higher 
percentage than the 
state and county 
averages.  This 
figure reinforces the 
well know fact that 
Bolton’s economy 
is driven by tourism 
– based industries.  Chart 4 also demonstrates that a higher percentage of Bolton’s residents are 
Executives and Precision Craftsman when compared to county and state averages.   

Between 1980 and 1990, the Town 
of Bolton experienced a 3% 
increase in the amount of self – 
employed residences.  A majority 
of those businesses consist of 
tourist accommodations, and retail 
and specialty stores.  Compared to 
state and county figures as shown 
on Chart 5, Bolton is well above 
the regional average for the 
amount of self – employed 
residents.  

 

 

Chart 5  
Percent Self-Employed, 1980-1990
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After reviewing Bolton’s workforce 
figures, it is no surprise that a large 
percentage of the Town is well 
educated and economically well off.  
As seen on Chart 6 below, 20.8% of 
Bolton residents over the age of 25 
posses at least a Bachelors degree.  
In addition, a higher  percentage of 
Bolton residents have graduated 
high school when compared to state 
and county percentages. 

According to the 1990 
Census figures, 
Bolton’s medium 
household income was 
$32,750.  As shown on 
Chart 7 to the right, 
Bolton residences 
exceed the average for 
Warren County in all 
income categories 
above $25,000.   

 

¾ Housing 

According to the 2000 Census, there are 2,164 total housing units in the Town of Bolton, of which 1,223 
are classified as vacant.  The U.S. Census Bureau further breaks down the vacant housing number to identify 
which homes are truly vacant versus which homes are used seasonally.  In this regard, of the 1,223 vacant 
homes in Bolton a total of 1,135 are used seasonally.  Therefore, of the 56.5% of the homes noted as vacant, 
most of the homes are used seasonally, thus accounting for 93% of the 1,223 vacant homes.   

Chart 7  Distribution of Household Income, 1990
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population>25), 1990
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As depicted in Table 4, the Village of Lake George, which is also a very seasonal community based on 
tourism, has about 40% less vacant homes and 38% fewer seasonal homes than does Bolton.  The Village of 
Lake Placid which was heavily dependent on seasonal tourism, now has a strong year-round tourism industry.  
The villages percentage of seasonal homes reflects this fact with almost 40% less seasonal residents than 
Bolton.  The proportion of vacant and seasonal housing use continues to drop off in Warren County.  New 
York State and the United States maintain roughly the same percentage of vacant homes and seasonal homes, 
of 8% / 3% and 10% / 3% respectively.   

Table 4 
Comparison of Housing Use 

2000 Census Data 

Place Total 
Housing 

Units 

Vacant % 
Vacant

Seasonal 
Migratory 

% 
Seasonal 

Migratory 

Town of Bolton 2,164 1,223 56.5% 1,135 52.4% 

Village of Lake Placid 1,765 462 26.2% 221 12.5% 

Lake George Village 579 131 22.6% 83 14.3% 

Lake George town 2,456 923 37.6% 764 31.1% 

Warren County 34,852 9,126 26.2% 7,234 20.8% 

New York State 7,679,307 622,447 8.1% 235,043 3.1% 

USA 1990 102,263,678 10,316,268 10.1% 3,081,174 3.0% 

 



 
TOWN OF BOLTON COMPREHENSIVE PLAN & HAMLET STRATEGIC PLAN 
 
 

TOWN OF BOLTON COMPREHENSIVE PLAN AND HAMLET STRATEGIC PLAN 
INVENTORY AND ANALYSIS 

 
                  Page 27 

The 2000 Census data also provides information pertaining to housing occupancy.  As shown in Table 5, 
there are 941 year-round occupied housing units in Bolton, 78% of which are owner occupied, while only 
22% are renter occupied.  The proportion of rental units in Bolton, is approximately 8% below that of the 
Town of Lake George and Warren County, nearly half of New York State’s percentage rentals, and 12.8% 
under the 1990 U.S. proportion.   

 

Table 5 
Comparison of Housing Occupancy 

2000 Census Data 

Place Occupied 
Housing 
Units 

Owner 
Occupied 

%Owner 
Occupied 

Renter 
Occupied 

% 
Renter 
Occupied 

Town of Bolton 941 737 78.3% 204 21.7% 

Village of Lake Placid 1,303 575 44.1% 728 55.9% 

Lake George Village 448 218 48.7% 230 51.3% 

Lake George town 1,533 1,076 70.2% 457 29.8% 

Warren County 25,726 17,952 69.8% 7,774 30.2% 

New York State 7,056,860 3,739,166 53.0% 3,317,694 47.0% 

USA 1990 91,947,410 59,031,378 64.2% 32,916,032 35.8% 

 

These statistics suggest that with a high number of seasonal homes and a low number of rental occupied 
units, there is a strong second home market in the Town of Bolton.  Rental property is difficult to find in 
Bolton, especially during the summer months.  In addition to much needed year-round rentals, the larger 
tourism-based establishments such as the Sagamore utilize a high number of seasonal employees who need 
housing during the summer.  The Sagamore has begun dealing with the rental shortage by purchasing a motel 
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to house its seasonal employees.  However, additional rental units are needed in the community to deal with 
the shortage.   

When comparing the 2000 Housing data to 1990 data, there was an increase in occupied housing units by 220 
(30.5%), and an increase in owner occupied units and renter occupied by 182 (33%) and 38 (23%) 
respectively.  However, these data show only an 83-unit (4%) increase in total housing units over the same 
ten-year period.  The Town of Bolton issued 207 permits between 1990 and 1999 for construction of new 
residential, commercial and industrial structures. 

The difference between the minimal increase in new housing units compared to the substantial increase in 
occupied units and the number of permits issued for new construction can be attributed in part to the 
utilization of the Town’s existing housing stock as the amount of vacant units dropped by 137.  In addition, 
the conversion of motels, cottages and other rental properties to year-round use may also be a factor.  In fact, 
over the last 15 years approximately 14 tourist accommodation businesses have either closed completely or 
have been converted into seasonal or year-round housing units.   

¾ Cost of Living 

Due to the release schedule for the 2000 Census Data, Census data for housing costs were not 
available in time for inclusion into the Comprehensive Plan.  

According to 1990 Census data, the median selected monthly owner costs for owner-occupied housing 
units with a mortgage was $737 and the median gross rent was $460.  While the monthly costs for 
homeowners with a mortgage was either relatively the same or slightly less than the figures for the 
Village of Lake George and Warren County, Bolton’s median gross rent was almost twice as much as 
those seen elsewhere in the region.  Not only is there a shortage in the amount of available rental units, 
what is available might be out of the price range of young families, low- to middle-income residents, and 
seasonal employees.   

According to the Community Survey (see Appendix B for complete survey results) conducted in 2001 as 
part of the Comprehensive Plan, the median monthly housing costs for owner-occupied housing units was 
$1,000 and the median housing costs for renter-occupied units was $650.  Because these figures include 
the costs for taxes and utilities, they cannot be accurately compared to 1990 Census data.  However, it 
does suggest that both housing and rental costs are increasing, and rental properties remain out of the 
reach of seasonal employees, young families, and low- to middle-income residents.   
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V. Recreation and Open Space 

¾ Public Parks and Water Recreation   

Lake George is the most widely used recreational resource in the Town.  However, the Lake George 
waterfront in the Town of Bolton consists of mostly residential land holdings with a limited amount of 
public access sites.  Bolton has two well-utilized public parks on the Lake George waterfront.  The D.L. 
Rogers Memorial Park (4 acres) and Veterans Memorial Park (3 acres) both have beaches and dock space.  
Other points of access to the Lake include the Huddle Beach Road and the Bixby Beach Road that extend 
to the lakeside allowing for car-top boat access only (Refer to Map 5 RECREATION for access point 
locations).  Although the public can access the lake at the major public parks and at Bixby Beach and 
Huddle Beach Road, parking limits the number of individuals that can utilize these locations.  In addition, 
dock space limits the number of visitors that can access Bolton from the lakeside.  Rogers’ and Veterans’ 
Parks are heavily used during the summer months by visitors and Bolton residents 

Besides public access, both Rogers’ Park and Veterans Memorial Park offer recreational opportunities.  
Roger’s Park includes a beach, picnic area, basketball courts, a tennis court, a pier and gazebo, and a 
pavilion.   

Rogers’ Memorial Park underwent recent upgrades to its stormwater management, parking and basketball 
court.  The Town submitted an Environmental Protection Fund Grant Application in August of 2001, 
seeking funds for improvements to the pier to accept the Lake George Steamboat Company cruise ship 
Lac Du Saint Sacrament.  

Veterans Memorial Park’s recreational components include a beach, playground, picnic area, and 
basketball courts.   In 2000, the Town of Bolton applied for and was awarded an Environmental 
Protection Fund Grant for improvements at Veterans’ Park.  These improvements which are scheduled to 
commence in the spring of 2002, include; the development of a park master plan, dock expansion, the 
enhancement of pedestrian connections between the park and Bolton Landing and the correction of 
stormwater runoff problems associated with the park.   

The projects at Rogers’ and Veterans’ Parks are integral components to realizing the goals and objectives 
outlined in the LWRP, and to fully realize the waterfront as a community focal point and as a gateway for 
visitors arriving by water 

Additional public lake access is provided through the State owned lands of the Tongue Mountain Range.  
A N.Y.S. Department of Environmental Conservation public access site is located off of NY 9N enabling 
car-top boat launches onto the Northwest Bay Brook.  Swimming access to Northwest Bay is obtainable 
from foot trails along the western side and southern tip of the Tongue Mountain peninsula; however, 
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travel distances range from one to over four miles.  While numerous public access points exist in Bolton 
for Lake George, there is only one public site providing access to Trout Lake.  

Trout Lake, located in the southern center of the Town, is almost entirely privately owned.  Currently, 
only one very narrow portion of land located on the east end of the Lake serves as an informal public 
access site.  The current access site however, is too small to provide meaningful access to meet the needs 
of all users.  Furthermore, expansion of the current site is not feasible due to the configuration and lack of 
available adjacent land and parking space.  An alternate access site to Trout Lake is necessary to provide 
Town residents a second choice for water recreation in addition to Lake George.  The Town recently 
acquired property along Edgecomb Pond Road that borders a small pond, providing additional waterfront 
recreational opportunities.  This pond is referred to as Conservation Club Pond. 

The recently purchased property formerly known as the Conservation Club, and now referred to as the 
Conservation Park includes a 12-acre pond and 8 acres of land open for recreation.  The park, which is 
owned by the Town, is operated by the Conservation Park Association.  Currently, the park is open for 
general recreation and picnicking.  It is the intent of the town to allow for ice-skating in the winter and the 
establishment of nature/hiking trails.  Access around the entire pond and to a popular lookout spot know 
as the Pinnacle, is currently restricted due to private ownership of the lands necessary for access.  The 
establishment of interconnected trails and full access around the pond and to the Pinnacle is a current goal 
of the Park Association. 

Outdoor recreation and environmental educational opportunities also exist at the Up Yonda Farm 
Environmental Education Center.  Up Yonda, which is operated by Warren County, is located north of 
Bolton Landing and includes nearly 80 acres of land.  A popular education center for schools, Up Yonda 
offers many environmental programs throughout the year.  The Environmental Center has facilities that 
include a small auditorium for students, museum, maple sugar house, and a series of trails that offer views 
of Lake George. 

¾ Snowmobile Trails 

New York State snowmobile trails only exist along the northern sections of Padanaram Road in the 
northern section of the Town.  Additional connections within the Town of Bolton are possible and 
coordination should be made with the NYSDEC during their development of the Adirondack Park 
Snowmobile Master Plan.   
 

¾ State of New York Land 

The State of New York owns approximately 10,564 acres of forestland in the Town of Bolton.  The 
largest contiguous portion of land owned by the State consists of the Tongue Mountain Range minus a 
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few small, private waterfront properties, consisting of approximately 2500 acres to the east and west of 
NY 9N.  The Tongue Mountain Range affords numerous miles of trails with access to Lake George. In 
addition, the State owns the majority of the islands situated in The Narrows of Lake George; a 178-acre 
parcel off of Edgecomb Road, a 169-acre Valley Road property; a 131-acre New Vermont Road parcel; 
and approximately 200 acres to the west of Padanaram Road.  Refer to Map 6 RECREATION, for further 
reference on the locations of State Land within the Town.  These properties are protected from 
development under the “Forever Wild” clause of the NYS Constitution.   
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VI. Environmental Analysis 

¾ Water Quality 

� Stormwater Management Plan: 

The Town of Bolton Stormwater Advisory Board (SAB) and C.T. Male Associates, P.C. recently 
prepared a ‘Stormwater Management Plan for Portions of the Lake George Watershed Within the Town 
of Bolton, Warren County, NY.  Completed in May 1999, the report discusses in great detail the 
pollutants resulting from the impacts of land development activities and impacts from land use and 
management activities, the effects of these pollutants on run-off rate and volume, and in turn the impact 
of these pollutants and run-off on water quality.  Below is a list of basin-wide conclusions made in the 
report: 

A. “Development pressures are extremely strong along most of the shoreline of Lake George within the 
study area (i.e.: the planning area is a portion of the referenced study area). The result of this trend 
has been an increased intensity of development in shoreline areas already developed, and an 
expansion of development northward along the lake shore into areas that were previously 
undeveloped.” 

B. “Development pressures are leading to increased development of hillside areas, particularly in areas 
with a view of the Lake. Hillside development is strongest in the Towns of Lake George, Queensbury, 
and Bolton.” 

C. “Infill development is occurring in shorefront and near shorefront areas in the southern part of the 
Basin (below Bolton Landing) outside of the designated Hamlet areas.” 

D. “The cumulative impacts of development projects are having a significant effect on water quality, 
scenic resources, and significant natural resources.  Cumulative impacts are not being adequately 
considered in the development review process.” 

E. “Present land use controls are permitting development at intensities that are too high, given the 
carrying capacity of natural systems within the Basin.  Excessively high development densities are 
permitted near the shoreline, and compatible uses are defined so broadly that nearly all uses are 
permitted in some of the most environmentally sensitive areas.” 



 
TOWN OF BOLTON COMPREHENSIVE PLAN & HAMLET STRATEGIC PLAN 
 
 

TOWN OF BOLTON COMPREHENSIVE PLAN AND HAMLET STRATEGIC PLAN 
INVENTORY AND ANALYSIS 

 
                  Page 34 

 

F. “Recreational uses of the Lake, including boating activity, are having substantial direct impacts on 
water quality.  Protection of water quality will require changes in boating activity, development, and 
land use activities.” 

G. “Both point and non-point sources of pollutants are adversely affecting water quality and need to be 
controlled.” 

In short, the study concluded that water quality is being negatively impacted.  Several tributaries within 
the Town of Bolton were noted as being impacted by runoff from highways and other development (non-
point sources).   

Cited below are the major sources of the non-point source pollution found in Bolton: 

� Roadway sand from NY 9N, Edgecomb Pond Road, and South Road 

� Unprotected (no vegetation or rock) stream banks that have been eroded 

� Town Highway Garage fill area 

� Town Landfill slopes and Transfer Station storage areas 

� Construction sites 

� Logging sites 

Based on this source information, the following goals for stormwater management for the Town of Bolton 
were developed: 

1. Reduce the amount of sediments, nutrients, bacteria and other pollutants discharged into the lake 
and its tributary streams and wetlands. 

2. Reduce the rate and volume of stormwater runoff discharged into the lake and its tributary 
streams and wetlands. 

In order to meet these goals, The Stormwater Management Plan itemized numerous recommendations for 
improvements and subsequently developed new stormwater management policies.  Below is a 
summarized list of the major recommendations proposed by the Stormwater Advisory Board (SAB) by 
priority for completion: 
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1. Adopt a Stormwater Regulatory Program (Ordinance). 

2. Develop and implement educational programs for all age groups. 

3. Establish new roadway maintenance practices that reduce the use of sand and salt, improve the 
maintenance of roadway drainage systems and improve the design of stormwater controls. 

4. Implement capital projects, as funding becomes available. 

The SAB prepared a Stormwater Ordinance that was approved by the Bolton Town Board.  The ordinance 
acts as a tool to address current and potential future stormwater problems by requiring new projects and 
expanded development to be designed in accordance with stormwater management practices defined in 
the ordinance.  The ordinance has the following specific objectives: 

� Prevent any increase in stormwater runoff from any development in order to reduce 
flooding, siltation, and streambank erosion; 

� Prevent any increase in pollution caused by stormwater runoff from development 
which would otherwise degrade the quality of water in Lake George and its 
tributaries and render it unfit for human consumption, interfere with water based 
recreation or adversely affect aquatic life; and 

� Prevent any increase in the total annual volume of surface water runoff which flows 
from any specific site during and following development over that which prevailed 
prior to development.  

Thirty-six capital improvement projects were identified and prioritized by the SAB for each of the major 
drainage corridors in the Town.  The majority of the projects are directed toward controlling erosion and 
sedimentation from roadways and other impermeable surfaces.  Two of the capital projects are currently 
underway.  The Lake George Association (LGA) has funded the study of pollution sources, development 
of conceptual improvement plans, and final plan designs for the Finkle Brook Watershed.  Sources of 
non-point source pollution are also being studied, and conceptual remedial plans developed for the 
Huddle Brook watershed, with funding provided by the Lake George Park Commission.  These projects 
both entail the implementation of extensive erosion and sedimentation controls methods.   
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The LGA also provided funding for some recently completed stormwater management projects within 
Bolton.  Roger’s Memorial Park was improved with the installation of a new drop inlet, a drywell, and a 
series of infiltrators, aimed at improving stormwater management and water quality.  Work was 
completed last fall on a short series of infiltrators, drywells, and sediment catch basins along Trout Lake 
Road in order to remove much of the stormwater runoff from the road channel and allow for ground 
infiltration.  Erosion controls were implemented along the Huddle Beach Road that included roadside 
ditching, road paving, and installation of a trench drain and dry well.  The LGA has also completed the 
‘Conceptual Design of Upstream Improvements on Indian Brook,’ which recommends methods of 
improvement to stormwater management, and is in the process of completing a ‘Generic Environmental 
Impact Statement on Lake George Deltas’ Sediment Management and Shoreline Restoration.’  Some 
future projects include improvements along Finkle Road to control stormwater from entering into Finkle 
Brook; installation of a sedimentation basin in Finkle Brook at Artist’s Falls Site, along Finkle Road; and 
a stormwater management study for Stewart Brook and Dula Pond.   

Darrin Freshwater Institute: 

The stormwater plan referenced a study conducted by the Darrin Freshwater Institute that investigated the 
chemical change in Lake George between 1980 and 1990.  ‘The report states that there has been 
significant increase in concentrations of algal chlorophyll, nutrients (total phosphorous and nitrates) and 
chlorides, especially in the southern basin.  Non-point source pollution has been designated as a main 
contributor of these pollutants. 
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RIBS Sampling: 

A study conducted by New York State Department of Environmental Conservation in September 1998, 
referred to as the Rotating Intensive Basin Studies (RIBS), assessed the macro-invertebrate communities 
of brooks and streams at numerous sites within the Lake Champlain Basin.  The presence or absence of 
macro-invertebrate species in a brook or stream acts as an indicator of water quality.  Table C-I below 
lists the results of the macro-invertebrate sampling of the RIBS. 

Table 6 
RIBS Macro-Invertebrate Investigation 

Tributary Impact 

Northwest Bay Brook in North Bolton Non-Impacted 

Indian Brook Below North Bolton Non-Impacted 

Finkle Brook in Bolton Landing Non-Impacted 

Stewart Brook (Trib. 55) in Bolton 
Landing 

Slight Impact 

 

The results of the study indicate that the macro-invertebrate species have not been impacted in three out 
of the four tributaries.  A ‘slight impact’ was reported for Stewart Brook near Goodman and Brook Streets 
in Bolton Landing, suggesting a decrease in water quality.   

Maintaining a close working relationship with the LGA, LGPC and the Darrin Freshwater Institute is 
crucial to seeing that the identified capital projects are funded and implemented, and the water quality of 
Lake George is preserved.   

¾ Protected Lands 

This section defines areas in the Bolton Community that have been protected from future development.  
Reference should be made to Map 7 NATURAL RESOURCES for a graphic display of currently 
protected lands.  Bolton currently has approximately 12,115 acres of land which is protected for from 
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further development.  These lands are either within the State Forest Preserve, are under conservation 
easements or preserved by a land conservancy. 

The Lake George Land Conservancy acquired two lands in the Town of Bolton for protection.  Dome 
Island, a 16-acre island, 1-mile off the shore of Huddle Bay, was a gift property to TNC from John S. 
Apperson.  Today, the island is still home to a number of Adirondack flora and fauna and has become 
known as an important bird sanctuary.  No public access is allowed onto the island.  

Along NY 9N and Northwest Bay, the Loines Preserve is another 37-acre property donated to TNC.  This 
mature northern hardwood forest and freshwater wetland lie adjacent to State of NY forestland and is in 
close proximity to the state boat launch.  Recently, approximately 1,298 acres of land located north and 
west of NY 9N in Northwest Bay was purchased by the Lake George Land Conservancy.   

As previously mentioned, the State of New York owns 10,800 acres of forestland in the Town.  The lands 
are protected by the “Forever Wild” provisions of Article XIV of the Constitution and are open to the 
public for recreation.  Refer to Map 5 RECREATION, for the locations of State Land within the Town. 

¾ Natural Resources 

This section builds on the previous section by further identifying land and water resources within the 
Town which should be avoided for future development because of excessive costs and in order to protect 
these resources which play an important role in the quality of our water.  Reference should be made to 
Map II-5 Natural Resources, for a graphic display of wetlands, and steep slopes. 

� Floodplains 

Floodplains denote areas periodically inundated by floodwaters.  It is important to identify the flood zones 
within the Town to avoid complications to development endeavors.  Unfortunately, digital floodplain 
information is currently unavailable for Warren County, and therefore no maps will accompany the text 
description.  The flood data is organized into two categories, the 100-year flood zone and the 500-year 
flood zone.  The 100-year flood zone is defined as an area inundated by 1% annual chance flooding, while 
the 500-year flood zone is defined as an area inundated by 0.2% annual chance flooding.  The floodway, 
which is defined as ‘an area that includes the channel of a river or other watercourse and the adjacent land 
areas that must be reserved in order to discharge the base flood without cumulatively increasing the 
water-surface more than a designated height,’ is normally included as part of the 100-year flood zone.  
Regulations to development may apply within these boundaries. 

The Lake George shoreline in the Town of Bolton is minimally threatened by the chance of a 100-year 
flood.  It is zoned AE, a special flood hazard area inundated by 100-year flood, where base flood 
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elevations have been determined.  A very small portion of the shoreline is subject to a 1% annual chance 
flooding.  Green Island’s shoreline may be the most impacted in the event of a flood, due to an 
approximate 100-foot water encroachment. The tributaries to the north of Northwest Bay are zoned A 
except in the area where Northwest Bay Brook narrows and divides, where it is zoned AE.  Zone A 
includes areas where no base flood elevations have been determined.  These areas follow the tributaries 
and range in width from about 400 to 800 feet.  The area zoned AE reaches up to 1200 feet in width.  
Trout Lake is also zoned A and its shoreline is subject to a 100-year flood that could reach up to about 
800 feet from its normal elevation, in some areas.   

Due to the steep topographic nature of Lake George’s watershed and the continued increase in 
development within the watershed, stormwater runoff must be monitored to protect water quality and to 
limit the quantity of stormwater.  Flood elevations can be raised by uncontrolled stormwater discharges 
resulting in damage or failure of structures and systems. 

� Wetlands 

Wetlands are among the most productive ecosystems in the world.  They are characterized by hydric soils, 
diverse hydrophytic vegetation, and numerous species of fauna.  These water-laden lowlands yield high 
plant biomass that in turn provides food, habitat and protection for many species of vertebrates and 
invertebrates.  In addition, wetlands are valued for their ability to improve water quality by filtering 
nutrients, sediments and minerals. 

The Adirondack Park Agency (APA), under the Freshwater Wetlands Act and the APA Act, manages the 
wetlands located within the Adirondack Park.  The APA defines wetlands as: 

“Any land which is annually subject to periodic or continual inundation by water and 
commonly referred to as a bog, swamp, or marsh which are either (a) one acre or more 
in size or (b) located adjacent to a body of water, including a permanent stream, with 
which there is free interchange of water at the surface, in which case there is no size 
limitation.” 

Construction, as well as other disturbances to wetlands and their adjacent areas, is affected by a variety of 
federal, state, and local regulations.  A case-by-case review of the type, size, and location of wetlands is 
needed as regulations vary based on these factors.  Agencies involved in project development include 
New York State Department of Environmental Conservation, Adirondack Park Agency, U.S. Army Corps 
of Engineers, U.S. Environmental Protection Agency (EPA), and local government. 

Within the Town of Bolton, wetlands are widely scattered, however some are of significant size and 
quality and are worth addressing specifically.  A 72-acre wetland, known as Bolton Swamp, is located 
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near Fish Point on the narrower land that stretches between Basin Bay and Huddle Bay.  Another 16 acres 
of wetland is located adjacent to and north of the 72-acre wetland and in Huddle Bay itself.  This area is 
considered a deep-water wetland and should be protected from development as well.  Another sizable 
marsh, of about 39 acres, is situated near Cotton Point, along the narrow portion of the peninsula between 
Boon Bay and Basin Bay.  This wetland, known as Cotton Point Swamp, and Bolton Swamp both have 
added significance in that they support a rare bog community of Black Spruce and Tamarack.  Following 
the shoreline northward, a 7-acre and a 3-acre wetland are positioned along Basin Bay’s shore.  Further 
north, along Northwest Bay Brook, a sizable wetland covers approximately 100-acres.  Two wetlands at 
the south end of Trout Lake, one to the north of South Road (21 acres), and one to the south of South 
Road (36 acres), are both of significant size.  Another wetland to the north of Trout Lake is 13 acres and 
there are several smaller wetlands scattered around Trout Lake.  During any project development special 
attention and consideration should be paid to these wetlands, as well as other smaller and linear wetlands 
found along the shorelines of lakes, ponds, rivers, and streams.  Wetlands are critical in helping to 
alleviate the nutrient and sediment loads that are being flushed from upland slopes down into tributaries 
and eventually into Lake George.   

� Steep Slopes 

Coupled with the mountainous terrain of Bolton’s Adirondack Mountains are steep slopes.  The high 
costs associated with development along steep slopes make them undesirable for development, as these 
areas are prone to erosion and instability.  In combination with development practices, steep slopes can 
produce high erosive and runoff levels that carry large sediment and nutrient loads into downstream 
waterways.  Moreover, these features often provide scenic value to a region. 

It is important to look closely at the topography within the Town to highlight areas that may be 
inappropriate for development and identify the areas where the steep slopes help to define the scenic 
character of the corridor.  MAP 6 NATURAL RESOURCES illustrates the topography of the community 
and differentiates it according to its development potential. 

There are several areas containing steep slopes throughout Bolton.  Many of these areas have not been 
developed due to the undesirable nature of the topography.  Although, as development pressure persists, 
these steep slopes may be considered for development.  It is important to minimize development on steep 
ridges and ridgelines for a number of reasons.  
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Development of property removes vegetated ground cover that acts as a sponge to absorb water and nutrients, 
resulting in increased runoff;  

1. The removal of vegetative groundcover can also result in instability and the potential for slope failure 
(landslides), 

2. The exposed soil is subjected to erosion by the wind and rain causing sedimentation and nutrient 
loading; 

3. The addition of impermeable surfaces such as buildings, and pavements further increases stormwater 
runoff; and 

4. Development on steep slopes and ridgelines adversely affect the scenic quality of Bolton. 

To avoid the adverse impacts resulting from development on steep slopes and ridgelines, effective 
policies should be put in place that will protect the scenic character of the slopes, as well as the 
quality of the water, which would be subject to pollution. 

� Scenic Views 

The beauty of Lake George with its Adirondack Mountain backdrop is the attraction for the many 
thousands of tourists who visit its shorelines each year.  There is an unlimited array of scenic views as one 
travels around and on Lake George.  The Town of Bolton’s views can be captured from the Lake George 
shoreline, the ridge tops, or the many lakes and ponds scattered throughout its boundaries.  Below is a 
sample of some of the easily accessible views captured from Bolton’s roadways. 
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Figure 2 
Photo taken from Huddle Beach Road 

 

 

Figure 3 
The view from NY 9N and CR 11 

 
Figure 4 

Photo captured from the hillside along CR 11 – an excellent location for a scenic pull-off 
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The Town of Bolton also has three APA documented Scenic Vistas.  Scenic Vistas are defined in 9 
NYCRR Part 574 (the Adirondack Park Agency Rules and Regulations) as “distant views through or 
along an opening, especially views which frame or focus attention upon a scene of distinctive character 
and natural beauty such as a prominent landmark, mountain river valley, plain, or historical monument.  
The Scenic Vistas present in Bolton include one along Coolidge Hill Rd, looking east – southeast towards 
Lake George.  Scenic Vistas are also present on County Route 11, as depicted in Figure 4 above, and 
along Federal Hill Road. 

Scenic views in Bolton are not confined to views of Lake George from the Town.  Views of Bolton from 
the waters of Lake George are just as spectacular and just as important for protection.  Development along 
the lake and ridge tops is slowly damaging the scenic beauty of the surrounding landscape.  Due to the 
topography of the Town and as depicted on Map 7 “LANDS VISIBLE,” an extremely high percentage of 
the Town is visible from the Lake.  This map does not take into consideration existing vegetation and 
therefore, if sufficient vegetation is left between a structure and the lake, it may remain screened.  
However, if enough vegetation is removed from these identified areas during new construction, there is a 
strong possibility that the new structures would become visible from Lake George.  Site design and 
architectural guidelines should be established that take into account the visibility of new development 
from public areas such as major roadways and Lake George.  In addition, guidelines for structure height, 
appropriate setbacks from ridgelines, color schemes and vegetative screening could all be used to 
decrease the visual impacts of new development.  
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M A P  7  

N A T U R A L  R E S O U R C E S  
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M A P  8  

L A N D S  V I S I B L E   
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¾ Environmentally Sensitive Features 

Some existing landscape features may pose a potential threat to future development in the Town of 
Bolton.  Hazardous waste, wastewater discharge, and a sewage treatment facility all pose a potential 
threat to the health of the environment. 

� Hazardous Waste Sites 

No active hazardous waste sites exist in the Town of Bolton, however the old Town Landfill is considered 
an inactive hazardous waste site.  This property is located along Finkle Road. 

� Hazardous Waste Handlers 

The Environmental Protection Agency maintains a database of all generators, transporters, treaters, 
storers, and disposers of hazardous waste called the Conservation and Recovery Information System 
(RCRIS).  Facilities that are named according to the above-mentioned classifications are required to 
provide information about their activities to the State Department of Environmental Conservation.  This 
agency in turn passes on the information to regional and national EPA offices.  Listed below are the 
hazardous waste handlers in the Town of Bolton listed in the RCRIS. 

 

Table 7 
Hazardous Waste Handlers 

Handler Name Street City Zip 
Code

Type of 
Information 

Handler 
Type 

Bolton Central School District 26 Horicon Avenue Bolton Landing 12814 Notification 
Data-Core 

Small 
Quantity 
Generator 

Maranville Sunoco Service Inc. Main Street Bolton Landing 12814 Notification 
Data-Core 

NA 

McKeag, Joan Rte 9N & Cotton 
Point Road 

Bolton Landing 12814 Notification 
Data-Core 

NA 
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Handler Name Street City Zip 
Code

Type of 
Information 

Handler 
Type 

NYSDEC - Green Island Shop Green Island Bolton Landing 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 1033561 I-87 Southbound 
over East River 

Road 

Bolton 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 1033562 I-87 Northbound 
Bridge East River 

Road 

Bolton 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 1033571 I-87 Southbound 
Landhill Road 

Bolton 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 1033572 I-87 Northbound 
Landhill Road 

Bolton 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 1053680 County Rd 11 Over 
I-87 

Bolton 12814 Notification 
Data-Core 

NA 

NYSDOT Bin 3305140 County Rd 11 & 
Schroon River 

Bolton 12814 Notification 
Data-Core 

NA 

Wilsons Laundry & Dry Cleaners Goodman Avenue Bolton Landing 12814 Notification 
Data-Core 

NA 
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VII. Transportation and Infrastructure 

This section accounts for the transportation and infrastructure systems located within the Town of Bolton.  
The systems inventoried include roads and other modes of transportation, parking, sidewalks and Town 
services such as water supply and sewage and solid waste disposal.  

¾ Transportation Resources 

Transportation in Bolton consists primarily of vehicular travel along state and county roads.  Bus service 
is provided to and from Lake George and Warrensburg, and a trolley service to and from Lake George 
Village is offered 3 times a day between July and August. Because Lake George is a very popular 
recreational boating destination, the Town of Bolton lakefront experiences high volumes of motorized 
boat traffic.  Often motorboats are used for transportation from marinas and/or private residences to 
Roger’s Park and Veterans Memorial Park docks and restaurants and markets that have available dock 
space to accommodate them.  Although not typically used as a primary source of transportation, non-
motorized travel such as on-road biking and water travel by canoes, kayaks, and sail boats is also used. 

Primary access to the Town occurs via Interstate 87, Exits 22, 23, and 24 provide the most direct access to 
the community. Access from the south is typically gained via Exit 22 to NY 9N in Lake George or from 
Exit 23 to County Route 35 then to NY 9N in Diamond Point. From the north, Bolton is often accessed by 
way of County Route 11 from Exit 24 to NY 9N.  Interconnecting these roadways is a series of county 
and local roads that wind their way up and around the ridges.  Road locations are often dictated by the 
topography, as there are many steep slopes. 

¾ Circulation Problems 

The 1985 Hamlet Preservation Plan, 1979 Master Plan and the 1987 update to the Master Plan all 
concluded that Route 9N is inadequate to accommodate the present traffic flows which occur during the 
summer months, especially in the Hamlet where the road narrows between parked cars.  In addition, 
through traffic including truck traffic is an added burden to the visitors and residents when traveling along 
Route 9N.  The widening of Route 9N in the Hamlet is not feasible due to the limited availability of land 
and the removal of parking spaces on one side of the road would exacerbate Bolton’s current parking 
crisis which is discussed below.  However, limiting through truck traffic during summer months may 
alleviate some of the congestion in the Hamlet.  

Other circulation problems include the tendency of traffic to speed through stretches of undeveloped areas 
without adequate distance to slow down at more concentrated areas of development.  A potentially serious 
problem at the Algonquin/Chic Marina area was identified in the 1985 and 1987 report.  There are poor 
sight distances in this area that create hazards for those parked on the west side of Route 9N.  The 
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installation of warning signs and flashing lights along Route 9N in this and other trouble spots have been 
recommended in previous reports.  However, to date no signs have been installed and this and other 
hazardous situations still exist.  The Town should discuss with the Department of Transportation possible 
methods of dealing with these problems and ways that they can be avoided in the future.  

With new residential development comes the construction of private driveways and in some cases private 
roads.  Without effective local regulations or guidelines on the construction of these driveways and roads, 
many result in poor sight distances along heavily traveled roads which lead to hazardous situations.  In 
addition, poor road design construction and construction on steep slopes (in excess of 15%) can result in 
increased erosion and stormwater runoff.  As stated in the 1987 Report, the design of private roads should 
follow guidelines and standards of public roads which include a cross section and width as well as the 
design of the intersection with the public highways.   

Some additional recommendations to ensure appropriate road and driveway construction include 
requiring when possible that private roads connect to public or other private crossroads to minimize 
access points along Route 9N or other arterial roads.  When a new driveway is necessary, proper sight 
distances according to NYS DOT guidelines should be maintained.  Finally, all new roads and driveways 
should be planned and installed to relate logically to the existing soils, topography, and vegetation.  For 
these purposes, areas with steep slopes, shallow soils, wetlands, soils with a water table at or near the 
surface, and soils that are highly susceptible to erosion or slippage should generally be avoided.  The use 
of these and other road building standards will decrease the possibility of dangerous intersections as well 
as further soil erosion and increased stormwater runoff resulting from driveways and roads constructed 
poorly and on steep slopes. 

¾ Traffic Counts 

Vehicular traffic counts provide a means to document the amount of traffic flow along road segments and 
are used to monitor fluctuations in road use by time, day, and season.  The New York State Department of 
Transportation (DOT) obtained traffic counts over a several day period.  The study was conducted on 
Interstate 87 between Exits 18 and 25 and along NY 9N and County Route 11A, with the intent of 
providing an index that can be used to estimate the potential population that is drawn to the Town of 
Bolton.   

The Average Annual Daily Traffic (AADT) counts for State Route 9N is depicted in Table 7 below.  The 
traffic counts were then annualized using an algorithm in order to derive numbers that describe traffic 
volumes for an average day in the year, regardless of the month and season.  Because it is important to 
note seasonal fluctuations for this study, DOT provided a Factor Group (FG) number.  Each road segment 
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is classified with an FG number to indicate the level of fluctuation that can result from tourists or other 
factors.  The factor group numbers include:  

� FG 40 – Mostly Rural – Moderate Seasonal Variation 

� FG 60 - Mostly Rural – Significant Seasonal Variation  

All of the road segments have an FG of 40 or 60, thus indicating a moderate to significant seasonal 
variation in traffic counts.  Based on data provided by NYSDOT, traffic volumes can increase by almost 
30 percent during July and August and decrease by 20 percent in December and January.  For the sections 
of. I 87 with an FG of 40, traffic counts can increase by approximately 15 percent in July and August and 
decrease by 15 – 20 percent in December and January thus indicating less of a variation in traffic 
volumes.  

 

Table 8 
Average Annual Daily Traffic Counts 

Route Route Section FG AADT 
(Current) 

AADT 
(Previous) 

I 87 Warren County Line – Exit 18 40 39,300 NA 

I 87 Exit 18 – Exit 19 40 38,500 NA 

I 87 Exit 19 – Exit 20 40 40,795 NA 

I 87 Exit 20 – Exit 21 60 25,600 NA 

I 87 Exit 21- Exit 22 60 24,100 NA 

I 87 Exit 22 – Exit 23 60 19,800 NA 

I 87 Exit 23 – Exit 24 60 10,100 NA 

I 87 Exit 24 – Exit 25 60 10,200 NA 
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9N Saratoga County Line to Access I 87 
Exit 21 

60 4,850 (1997) 3,950 (1990) 

9N Start Route 9 Overlap 60 6,400 (1997) 5,950 (1992) 

9N Junction Route 9L 60 19,400 (1999) 15,200 (1995) 

9N End Route 9 Overlap – Lake George 60 19,400 (1998) 14,800 (1995) 

9N Route 9 12Q Access to Route I 87 60 3,050 (1998) 5,350 (1995) 

9N Route 912Q to CR 35 60 8,850 (1997) 5,450 (1993) 

9N CR 35 (Diamond Pt. Road) to CR 48 60 6,850 (1997) 4,000 (1993) 

9N CR 48 to CR 18 60 5,550 (1998) 4,150 (1997) 

9N CR 18 to CR 11A (Bolton Landing) 60 3,650 (1997) 2,000 (1993) 

9N CR 11A to Padanarum Rd. 60 980 (1997) 880 (1998) 

9N Padanarum Road to Junction Route 8 
Hague 

60 980 (1997) 920 (1991) 
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Warren County Department of Public Works provided actual traffic counts for CR 11.  These 
counts shown below in Table 8 were obtained in June of 1999.  These counts only represent one 
point in time and therefore are not as reliable an indicator of average traffic volume.   

Table 9 
Actual Traffic Counts 

Route Route Section Actual Count 

CR 11 Schroon River Rd. to New Vermont Rd. 2,019 

CR 11 New Vermont Rd. to NY Rte. 9N 1,649 

 

By the very nature of an Interstate, I-87 is designed for a higher capacity than state roads and, as a result, 
has the highest travel volumes of all the road segments listed in Table 8.  Although this can be expected, a 
deeper review of the numbers lends some additional insight. 

Travel along I-87 is close to 40,000 from the Warren County Line to Exit 20.  At that point, traffic drops 
by almost half down to 25,600, suggesting that a large amount of traffic is visiting the outlet stores 
located on Route 9, and/or is headed towards eastern New York and Vermont via NY 149.  
Approximately 24,000 vehicles exit the interstate at Exit 22 daily, a common travel route to The Huddle 
or Bolton Landing to avoid Lake George traffic.  Another considerable drop in traffic volume occurs at 
Exit 24, down to 10,100 vehicles.  Nearly 9,500 vehicles exit I-87’s Warrensburg exit.  Approximately 
2,000 vehicles use CR 35, a corridor that links NY 9N with I-87’s Exit 23.  There is nearly no fluctuation 
in traffic volume between Exits 24 and 25, suggesting very little use of CR 11A for access to Bolton.  
Although, traffic counts of about 2,000 vehicles along CR 11A indicate moderate use during June, not the 
peak tourist month. 

A dramatic increase in traffic volume occurs where NY 9N meets US 9, just north of the Lake George 
Village.  A jump in traffic volume of 13,000 vehicles between the beginning of the overlap of NY 9N and 
US 9, and the end of the overlap of NY 9N and US 9, makes evident the heavy traffic volume that visits 
Lake George Village.  Very few of the vehicles traveling into Lake George continue on to Bolton.  
Approximately three thousand vehicles travel from the end of the US 9 and NY 9N overlap, to the I 87 
access route, where traffic more than doubles as vehicles exit the interstate and head toward Bolton.  The 
traffic volume remains relatively steady past The Huddle, and Bolton Landing until CR 11A, where it 
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drops below 1,000 vehicles.  This data also backs up the notion that CR 11A is a second major access 
route to the heart of the Town of Bolton. 

 

¾ Scenic Byways 

The New York State Department of Transportation (NYSDOT) has been sponsoring the designation of 
Scenic Byways throughout the state.  With regard to the northern portion of NYS, the Adirondack North 
Country Association (ANCA) has been an advocate and supporter of Byway travel routes that traverse the 
Adirondack North Country region. Currently there is a scenic highway system of 11 auto 'byways' which 
connect the region along themes of local and historical significance. 

A Scenic Byway is a road corridor that has regionally outstanding scenic, natural, recreational, cultural, 
historic, or archaeological significance. These corridors offer an alternative travel route to our major 
highways and daily travel patterns, while telling a story about the Adirondack North Country's heritage, 
recreational activities, or beauty. In addition, a scenic byway corridor is managed to protect this 
outstanding character and to encourage economic development through tourism and recreation.   
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The Colonial Trail is a 200-mile scenic driving tour linking the historic Mohawk Valley with two 
of the largest bodies of water in the North Country – Lake Placid and Lake George, natural 
health spas, and the Olympic Village.  It traverses the study area as it follows NY 9N between 
Lake George and Ticonderoga.  See Figure 5 “Map of the Colonial Trail” below for a graphic 
depiction of the complete travel route.  This byway will encourage travel to the Town of Bolton 
and in turn may help to increase the amount of tourist dollars spent within the community.   

 

Figure 5. 
Map of Colonial Trail Route 

The Byway directory as published by ANCA highlights certain features that may be of interest to 
travelers and tourists.  Along the Colonial Trail, they point visitors to Tongue Mountain for a picnic or a 
day hike.  They also suggest visiting the restored Sagamore Hotel and the historic Marcela Sembrich 
Memorial Studio in Bolton Landing for some insight into the life of an internationally acclaimed Polish 
opera soprano.  
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¾ Bike Connections 

In 1997 the Adirondack North Country Association (ANCA) published a "Bikeways of the Adirondack 
North Country Region" map.  The map identifies primary bicycle routes throughout the region such as 
Scenic Byways, Champlain Bikeway, secondary and other routes, and includes information about 
conveniences important to bicycle enthusiasts such as bike shops, chambers of commerce, tourism 
offices, and reservation numbers for accommodations and campgrounds. 

Currently, there are no state designated highway routes in the study area.  However, Adirondack/Glens 
Falls Transportation Council (A/GFTC) is in the process of updating their Long Range Plan and the 
Bicycle section in particular.  The A/GFTC plan is looking to designate all state routes in rural Warren 
County as potential bike routes and to assign a bicycle Level of Service (LOS) to each segment as 
appropriate.  To date, no bicycle routes have been formally proposed by A/GFTC within the Town of 
Bolton, however they are currently reviewing some routes proposed by the Town.  These routes include 
all of CR 11; Federal Hill Road north to Sawmill Road; Sawmill Road east to North Bolton and CR41; 
Either southwest on Churchill Road or continue on CR 41 to NY 9N; CR 27 to Bolton Landing; Bolton 
Landing to Mohican Road to Potter Hill Road to Wall Street; Wall Street Ext. to East Schroon River 
Road; all of Schroon River Road; and NY 9N from CR 11, north.  Refer to Map 5 for further reference on 
these proposed routes.   

In addition to state highway bicycle routes, ANCA highlights "Locally Preferred Alternate Routes."  
Because of the relatively high traffic volumes during the summer and fall on the primary state routes, 
ANCA suggests that bicyclists use the less traveled roadways.  NY 9N through the Town of Bolton is 
designated as a “Locally Preferred Alternate Route,” although during the summer months when traffic is 
at its peak, bicyclists may prefer to travel the county roadways. 

Padanarum Road, in the northern portion of Bolton, has become known as a great biking route that offers 
a country setting with hilly terrain and beautiful views.  Schroon River Road, which follows the Schroon 
River, has also been noted as a scenic route that could potentially be designated as an official bike route.   

¾ Pedestrian Connections / Sidewalks 

There are three nodes of commercial development along NY 9N in the Town of Bolton in which large 
numbers of people are attracted.  These areas include the Huddle, the Algonquin and Chic’s Marina area, 
and Bolton Landing itself.  Many tourist accommodations and residential homes are within walking 
distance to these nodes, however no sidewalks connect these areas.  In addition, the Bolton Walking Tour 
begins at the Opera Museum and ends at Veterans Memorial Park, areas that have no sidewalks, making it 
unsafe and undesirable to walk to these destinations.     
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The 1999 Master Plan Committee has made recommendations to construct sidewalks north of the Hamlet 
of Bolton Landing to a proposed scenic overlook at the crest of the hill overlooking Lake George on CR 
11, and from Bolton Landing south to the Algonquin Restaurant.  Included in the sidewalk construction 
should be a well-defined connection to both Veterans Memorial Park and Rogers Park.  In addition, 
consideration should be given to constructing sidewalks in appropriate places in and around the Hamlet.  
A designated space for walking will encourage people to walk to their destinations rather than drive, 
helping to alleviate the existing parking problems. 

There is presently no town-wide trail network.  More and more communities are realizing that 
community-wide trail networks are important assets, as they provide residents with recreational amenities 
as well as connections with recreational and commercial destinations within the community and region.  
If given a choice, many people choose to bike or walk if the connections are safe, comfortable, and 
enjoyable, and if the destinations are clearly linked by a network of trails.  Combined, these trail networks 
can help create a vibrant and well-connected community.  The Town is fortunate to have the amount of 
undeveloped land, public parks and open space that it possesses.  These assets can all be utilized to create 
a town-wide trail network.  The network could utilize private, town-owned and state lands.  While 
constructing a trail through numerous private properties can seem a daunting task and many landowners 
may seem reluctant to allow the public on their property for numerous reasons including liability.  
However, landowner liability for any injury that might occur on their property is limited by a provision of 
the New York State General Obligations Law.  It states that landowners who open their property without 
charge for specified outdoor recreational pursuits (fishing, hunting, cross-country skiing, etc.) have “…no 
duty to keep their premises safe.”   

While the provision in the NYS General Obligations Law may alleviate some concern and complexity in 
establishing a town-wide trail network, there are many other factors which must be taken into 
consideration.  However, the benefits derived from a successful trail network will undoubtedly outweigh 
the problems associated with establishing it.   

¾ Parking 

Adequate parking in the Hamlet of Bolton Landing has long been an issue.  In fact, the 1970 Master Plan 
Report for the Town of Bolton, prepared by Metcalf & Eddy, identified parking as a problem in the 
Hamlet.  In addition, a parking study, conducted as part of the 1985 Bolton Landing Hamlet Preservation 
Plan, demonstrated a total deficiency of 321 spaces.  Numerous recommendations to alleviate the parking 
shortage have been offered since the 1970 Master Plan and the 1985 Hamlet Plan, including but not 
limited to the construction of additional parking lots, the reorganization of existing lots, zoning to 
promote parking, parking meters, public transportation, and the utilization of private lots for public 
parking needs.   
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Little has been done to alleviate Bolton Landing’s parking problems since 1985, and therefore the lack of 
public parking spaces remains a main issue for the Town.  In 1999, the Master Plan Review Committee 
highlighted the need for adequate public parking facilities within walking distance to the main 
commercial center of Bolton Landing.  Several options were reviewed to provide parking facilities within 
the business district.  These include: 

� Establishing public parking lot behind Frederick’s Restaurant 

� Establishing two separate private parking lots adjacent to the two marina buildings (completed) 

� Reconstruct the Dula Place parking lot as a one-way system to allow more parking spaces 

� Purchase of underutilized properties near the corner of Cross Street and Goodman Avenue for use 
as public parking 

In addition to the above proposed parking solutions, an agreement with the Catholic Church to use their 
parking lots during the peak season have been made and has proven beneficial.  A similar relationship 
with the school should be considered.  The use of a trolley or shuttle bus from the school parking lot to 
the Hamlet would provide additional parking spaces without having to construct additional lots in the 
Hamlet.   

In order to help alleviate parking limitations in the future, it is important to encourage new and existing 
businesses within Bolton Landing to provide off-street parking for their patrons.  Because of the limited 
land availability and small lot sizes within the Hamlet, off-street parking is hard to accommodate.  An 
added discouragement to providing off-street parking is a 30-foot minimum frontage setback required 
along the scenic corridor of NY 9N within Bolton Landing.  Although many of the parcels within the 
Hamlet are too small to accommodate any parking, a 30-foot setback minimizes the available space in the 
rear of larger parcels to accommodate parking spaces.     

Bolton’s economy is based almost entirely on seasonal tourism.  Due to this fact, some may not believe a 
parking problem exists, since there only seems to be a parking shortage two months out of the year.  The 
availability of parking spaces is perhaps only part of the issue.  Route 9N through the Hamlet is very 
narrow, with on-street parking along each side.  During the summer months, traffic through this section of 
Town competes with pedestrians and bicyclist, creating unsafe situations.  Add a truck hauling a boat and 
an eighteen-wheeler into the mix, and the unsafe situation turns into gridlock.  Removing the parking may 
exacerbate the current parking shortage, however, it may be necessary for the safety of pedestrians, 
bicyclists, and drivers and for the efficient flow of emergency vehicles from one end of Town to the other.   
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Due to the numerous variables involved, and to be able to fully understand all the factors which contribute 
to a parking shortage and formulate targeted and affective recommendations, a parking demand supply 
study should be considered.    

¾ Water Supply 

The public water supply for the Town of Bolton, is provided by Edgecomb Pond, a 35-acre pond along 
Edgecomb Pond Road, near the intersection of Edgecomb Pond Road and Finkle Brook.  The municipal 
system consist of approximately 8 miles of distribution lines serving residents and business in an area 
roughly bound to the west by Edgecomb Pond and Potter Hill Rd., to the north by Valley Woods Rd. to 
the east by Lake George including the Sagamore, and to the south by Trout Lake Rd.  Nearly the same 
proportion (42%) of public system/private company and drilled wells are used in the Town.  Very few 
(4%) homes or businesses have dug wells and approximately 13% use other sources. 

Table 9 describes the sources of water used in Bolton and the percentage use. 

Table 10 
Water Supply 

1990 Census Data 

Public System or Private 
Company 

Individual Drilled 
Well 

Individual Dug 
Well 

Other 
Source 

Total 

864 868 87 262 2081 

41.5% 41.7% 4.2% 12.6% 100.0% 

 

During the off-season, the plant will produce on average approximately 100,000 gallons per day (gpd) 
and up to 250,000 gpd during the tourist season.  The plants current maximum output of  1 million gallons 
of water per day is more than sufficient to meet the Town’s daily water demands on a year-round basis.  
However, there are some reports of low water pressure in the southern part of town and some of the older 
infrastructurure is in need of replacement. 
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¾ Sewage Disposal 

The Town of Bolton’s wastewater treatment facility is located at the end of Brook Street, just east of 
Mohican Road.  The facility was first built in 1960, followed by updates made in 1975, 1985 and most 
recently in 2000.  The plant services 500 residents and businesses in an area roughly bounded to the south 
by Mohican Rd., to the east by Lake George including the Sagamore, and to the north and west by the 
limits of the Hamlet boundary.  All development within the sewer district is required to tie into the 
system.  According to the Division of Water’s ‘Descriptive Data of Municipal Wastewater Treatment 
Plants in New York State’ (December 1999), the plant treats wastewater by sending it through a process 
of screening, grit removal, primary settling, biological treatment, sand filters, metering, sludge digestion, 
and sludge drying.  Because of the sensitive nature of Lake George’s water, the treated wastewater is not 
directly dumped into the Lake, rather it is filtered through a sand filter and into the groundwater.  A Lake 
George groundwater tributary receives the treated wastewater.  The remaining sludge (solid component) 
is then deposited in a landfill outside of Bolton. 

The Treatment facility has reached its carrying capacity and is in need of major overall improvements.  
The plant is currently permitted and designed to handle a flow of 0.300 MGD (millions of gallons per 
day) or 300,000 gallons per day of wastewater.  In the off-season (winter) months, the average daily flow 
is about 120,000 gallons per day, but throughout the tourist season (spring to fall), the flow is generally 
260,000 and reaches up to 300,000 gallons at peak summer times.  During periods of heavy rainfall, the 
flow may exceed its permitted capacity.  Since 1985, no major improvements have been administered and 
the plant is in need of overall general improvements, as well as some specific equipment upgrades.   

The Town of Bolton’s wastewater treatment plant has recently received federal funds to improve the 
treatment operations to produce a “cleaner” effluent.  Although this project will not increase the capacity 
of the plant, it will help to reduce the negative impact on water quality.  Capacity concerns, however, 
continue to be an issue with the plant.  During the peak season the plant cannot support any new sewage 
flow and in times of heavy rains it often cannot handle the flows of the wastewater.   
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As previously discussed, the Town’s wastewater treatment plant services a select number of parcels in the 
Town, mostly confined to the Hamlet of Bolton Landing.  The remaining parcels outside of the service 
area use other means of sewage disposal.  Table 10 displays the means by which homes and businesses in 
Bolton handle their sewage.  These numbers were acquired from the U.S. Census Bureau’s 1990 Census 
Data. Although this data is not current, it should provide an estimate of the ratios of sewage disposal use. 

Table 11 
Sewage Disposal 

1990 Census Data 

Public Sewer Septic Tank or Cesspool Other Means Total 

416 1634 31 2081 

20.0% 78.5% 1.5% 100.0% 

 

The majority of the establishments in the Town do not use the public sewer system (79%) rather they 
have septic tanks or cesspools that collect their waste.  The public sewer is used by approximately 20% of 
the establishments.  

Areas outside the wastewater treatment district may be contributing to the pollution of the groundwater.  
Faulty septic systems expel pollutants into the ground water.  Two areas where faulty septic systems have 
been thought to contribute to groundwater pollution are the Huddle and Cotton Point.  The high 
percolation rates of the soil at the Huddle and the high water table at Cotton Point are soil conditions that 
do not allow proper filtration of pollutants.  

In order to protect the water quality of the Lake George watershed, sewage disposal systems need to be 
monitored to insure proper use.  Sewage disposal systems that are not properly sited, not properly 
maintained, or impacted by floodwaters can release excessive concentrations of phosphorous in surface or 
ground water.  Also, nitrate is released from both properly functioning and failing sewer systems.   

¾ Telecommunications Infrastructure 

There currently exists dark fiber along the northbound land on the Adirondack Northway within the Town 
of Bolton.  This fiber was put down by Telergy, who in October of 2001, filed for bankruptcy.  The fate 
of the existing fiber is unknown at this time.  However, considerable extensions of the Fiber from I-87 
would be necessary in order to provide the Hamlet with fiber access. 
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VIII. Tourism Resources 

The primary tourist attraction for the Town of Bolton is the waterfront access to Lake George.  The 27 
miles of shoreline provide access to the lakefront for a variety of different types of tourists.  Those 
vacationers that rent accommodations with their own lake access, tourists who use the many marinas for 
lake access, or visitors who choose to use the public parks and public access sites, all find value in the 
beautiful natural resource of Lake George and its surrounding mountainous landscape.  A multitude of 
water-related activities are available to fill their days including swimming, boating, sailing, parasailing, 
water-skiing, canoeing, kayaking, fishing, and cruising on any of the large cruise boats. 

What makes Bolton different than the other Lake George communities is the combination of its quaint 
central business district consisting of unique shops and quality restaurants; the remnants of the grand 
hotels and residences from the ‘Great and Gracious Era’, such as the Sagamore Hotel and the Bixby 
Estate; the balance between developed land and open space; the outdoor recreational opportunities 
provided by the state owned island campsites and hiking trails within the State Forest Preserve; and the 
cultural events held throughout the year. 

¾ Bolton Attractions 

Besides the waterfront-related activities, Bolton has a number of attractions for its tourists and several 
special annual events are held throughout the tourist season.  A sampling of these for the 2000 season 
include: 

Queens Great Boat Race May 20-21 

Memorial Day Parade May 29 at 10am Rogers Park to Veterans Park 

Fourth of July Celebration  Fireworks over Lake George at dusk - Rogers Park 

Bolton Emergency Squad Arts and Crafts Festival July 1&2, August 12&13, September 2&3 

Bolton Landing Fire Department Las Vegas Nights - July 1&2, August 11&12, 8pm – 
midnight 

 Open House - August 26, 7pm - 10pm 

Bolton Quality Antique Boat Show July 28 - 30 at Bolton Central School 

Bolton Annual Gigantic Book Sale July 28 - 30 at the Library 
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Lake George Antique Boat & Auto Museum, July 15 at Norowal Marina 

 Symposia October 7 at The Sagamore 

Circus July 11, 4:30pm & 7:30pm at Veterans Park 

County Fair August 18 - 19 at Veterans Park 

Jazz Festival August 6, 7:15pm at Rogers Park 

Bolton Landing Barbershop Quartet 

 Festival – 11th Annual September 1 – 3 

Town-wide Garage Sale – 3rd Annual October 7&8, Columbus Day Weekend 

 

In addition, a visit to the Marcella Sembrich Opera Museum offers a glimpse into the past of a well-
renowned singer and Bolton resident. 

¾ Regional Attractions 

Many regional attractions are also available to Bolton’s tourists.  Within Lake George, the Great Escape 
Fun Park boasts numerous thrill rides and shows including a few heart-stopping roller coasters.  A water 
park called Water Slide World offers water-related recreation away from the lake, with over 35 water 
slides, a wave pool, and water volleyball.  The Fort William Henry Museum will send you back in time to 
the French and Indian War Era.  Guide historians dressed in 18th century garb provide tours of the Fort 
that show what life was like in the days of cannons and musket rifles.  The Lake George Dinner Theatre 
combines dining with entertainment, as actors play the roles of the feature presentation. 

Saratoga Springs also offers several major events and attractions every season including horse races at the 
Saratoga Race Track, various concerts and festivals at the Saratoga Performing Arts Center (SPAC), 
historic parks including Saratoga National Historic Park, mineral baths and spas, numerous museums 
such as the National Racing Museum and the Petrified Sea Gardens, and a vibrant downtown with many 
unique shops and restaurants.  

Many more attractions are within a short driving distance from Bolton.  Table 11, below lists some of the 
major events held from May to August for many of the communities within a one-hour drive time from 
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Bolton.  Although these dates are specific for the year 2000, they re-occur at or around the same 
timeframe.  

 
Table 12 

Regional Events 

Queensbury 

Event Date 

Queensbury Chamber Music Series May 7 

15th Annual Memorial Day Weekend Antique Show May 27-29 

The Whitney Classic Golf Tournament June 2 

Aviation Celebration & Encounter June 17-18 

Northeast 2000 Fly-In Aug 18-20 

Adirondack Hot Air Balloon Festival Sept 21-24 
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Glens Falls 

Event Date 

Glens Falls Antique Show & Sale May 5-6 

Memorial Day Parade May 29 

Glens Falls Blues Festival June 2-3 

Feeder Canal Canoe Race June 3 

LARAC June Arts Festival 2000 June 10-11 

Grand Slam Summer Jam 2000 July 3 

Taste of the North Country Sept 24 

 

Warrensburg 

Event Date 

Green Thumb Perennial Swap June 3 

Daggett Dog Days June 16-18 

Warrensburg Chamber Golf Tournament June 18 

Arts & Crafts Festival July 8-9 
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Warren County Fair Aug 10-13 

World's Largest Garage Sale Sept 30 - Oct 1 

 

North Creek 

Event Date 

White Water Derby May 6-7 

Benefit Concert July 30 

Adirondack Artisans Festival Aug 5-6 

Johnsburg Townwide Garage Sale Aug 12 

Teddy Roosevelt Celebration-Bull Moose Days Sept 16-17 

 

Lake Luzerne 

Event Date 

Classic Car Show May 13 
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Lake George 

Event Date 

New York State World of Beauty Pageant May 12-14 

1st Annual Lake George Community Garage Sale May 20-21 

Queen's Great Boat Race May 20-21 

Memorial Day Parade May 27 

Americade 2000 June 5-10 

Summer Fest  June 24-25 

Fireworks July 4 

Adirondack New Music Fest July 7-9 

Beach Party Weekend -Great Escape July 15-16 

Distant Drums - Native American Craft Show July 15-16 

Family Festival Aug 15-20 

Antique & Classic Boat Rendezvous Aug 26 

Adirondack Nationals Car Show Sept 8-10 

Lakeside Festival Sept 16-17 
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Jazz Festival Sept 16-17 

Oktoberfest Sept 16-17 

Moonglow Sept 23 

Oktoberfest Sept 23-24 

 

Ticonderoga Area 

Event Date 

Opening Weekend at Fort Ticonderoga May 6-7 

Crown Point Memorial Day Festivities May 27-30 

Hague’s Cartoon Museum Opens for the Season May 27 

 

¾ Tourism Needs 

In order to ensure the continued success of the Bolton economy for decades to come, the Lake George 
watershed must be protected from adverse impacts to water quality.  The protection of the waters to which 
thousands flock each year to enjoy, should be the highest priority for the community.  The 
implementation and continued enforcement of the Stormwater Management Plan is essential to improved 
water quality as is the modification of the zoning ordinance to minimize shoreline and hillside 
development, and the education of the community and its visitors of water quality issues.    

The bulk of Bolton’s tourists visit between the months of June and September, a short, prosperous time 
period.  Many of the businesses that service tourists during this season shut down through the late fall, 
winter and early spring months, due to the limited numbers of visitors during the off-season.  Bolton’s 
economy could further prosper with an extended tourist season that takes advantage of the ‘shoulder 
season’ (May and October).   
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The influx of the tourists during the summer months puts extreme pressure on the infrastructure of Bolton 
Landing.  The infrastructure is in urgent need of improvements to its wastewater treatment plant and 
parking, as well as other less pressing needs as previously discussed.  

A visitor information/interpretation center would help to better inform and direct the visitors to Bolton.  A 
map showing area services and another showing recreation resources should be available in addition to 
the already produced walking/driving tour map.  Information on the history of Bolton and the surrounding 
area will help to provide tourists with a more meaningingful sense of place, thus helping to encourage 
their return.   

Cross marketing of services and attractions should be promoted both locally and regionally to encourage 
vacationers to visit and to offer them an array of recreational opportunities, and services while they are 
vacationing.  A ‘brand image’ for the Town should also be developed.  A ‘brand image’ built around the 
opportunity of the visitor to get away from the hustle and bustle of everyday life, and relax in a quaint 
setting while enjoying the beauty of the Adirondacks and Lake George, would enhance the Town’s ability 
to capitalize on the shoulder season.  Once the ideas surrounding the ‘brand image’ have been developed, 
it should be incorporated into a Town website, and linked to the Bolton Chamber of Commerce and 
numerous other sites and search engines related to the Adirondacks, quaint communities, and outdoor 
recreation. 

IX. Historic Resources 

¾ State and National Registers of Historic Places: 

The State and National Registers are programs aimed to coordinate and support public and private efforts 
to identify, evaluate, and protect our historic and archeological resources.  The State and National 
Registers of Historic Places are the official lists of buildings, structures, districts, objects, and sites 
significant in the history, architecture, archaeology, and culture of New York and the nation.  The same 
eligibility criteria are used for both the State and National Registers.  The National Historic Preservation 
Act of 1966 and the New York State Historic Preservation Act of 1980 are the enabling legislation for the 
National and State Registers programs.  In New York, these programs are administered by the 
Commissioner of Parks, Recreation, and Historic Preservation, who is also the State Historic Preservation 
officer (SHPO). 
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Table 12, below is the listing of historic places within the Town of Bolton.  Please note that the sites 
listed first are sites significant in the history, architecture, archeology, and culture of New York and the 
nation, followed by structures. 

* = Archeological Site 

L = Part of State and National Register Listing entity 

U = Undetermined 

I = Individual Eligibility 

D = Eligible as Part of a District 

N = Not Eligible 

Table 13 
Historic Places 

BUILDING/ARCHEOLOGICAL 
SITE NAME 

STREET NAME PROJECT 
REVIEW 

DETECTION 

SURVEY 
DETERMINATION 

Basin Bay Site  *  

Bear Point Cove Site  *  

Big Burnt Island Site  *  

Blessed Sacrament Site  *  

Bolton Landing Site  *  

Cotton Point Sites  *  

Crossroads Site  *  

E. Waldorf House Sites  *  
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BUILDING/ARCHEOLOGICAL 
SITE NAME 

STREET NAME PROJECT 
REVIEW 

DETECTION 

SURVEY 
DETERMINATION 

Finley Site  *  

Fish Point Cove Site  *  

Fork Island Site  *  

Green Island I  *  

Green Island South Site  *  

Harbor Islands Sites  *  

Hiawatha Island Site  *  

Indian Brook Site  *  

Long Island Site  *  

Montcalm Point  *  

North West Bay Brook Site  *  

Northwest Bay Site  *  

Northwest Bay Brook Site  *  

R. Wells House Site  *  

Tip of Tongue  *  

Tongue Mt. East Overlook Site  *  

Tongue Mt. Site  *  

Turtle Island Site  *  

W. Waldorf House Site  *  
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BUILDING/ARCHEOLOGICAL 
SITE NAME 

STREET NAME PROJECT 
REVIEW 

DETECTION 

SURVEY 
DETERMINATION 

Walker Point Site  *  

WARN-13  *  

WARN-16  *  

Wilson Site  *  

Canoe Island Site  *  

Long Island Site  *  

Caretaker's Cottage - Sagamore Hotel 
Complex 

 L L 

Sunny Shores Resort  I  

Lake View Resort Buildings Apperson Lane I  

Residence Coolidge Hill Road N  

Clubhouse, Sagamore Hotel Golf Club Federal Hill Road L L 

Sagamore Hotel Complex Green Island L L 

Meyer's Residence - Evergreen Acres Lake Shore Drive L L 

Bolton Historical Museum (Former 
Church) 

Lake Shore Drive N  

Marcella Sembrich Opera Museum Lake Shore Drive   

Walter Pritchard - Goodman - Maxim -
Elm 

Maple Street U  

Garage - Sagamore Hotel Complex Sagamore Hotel L L 
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BUILDING/ARCHEOLOGICAL 
SITE NAME 

STREET NAME PROJECT 
REVIEW 

DETECTION 

SURVEY 
DETERMINATION 

Sagamore Hotel Sagamore Hotel L L 

Icehouse - Sagamore Hotel Complex Sagamore Hotel L L 

The Annex; The Dormitory - Sagamore 
Hotel Complex 

Sagamore Hotel L L 

Theater - Sagamore Hotel Complex Sagamore Hotel L L 

Stables; The Villa - Sagamore Hotel 
Complex 

Sagamore Hotel L L 

George Reis Boathouse 44 Sagamore Road   

Warren Mansion - Tall Woods Unnamed Private 
Road 

U  

Judson - Kiernan Cottage Unnamed Private 
Road 

L L 

Simpson Playhouse Unnamed Private 
Road 

L L 

Gabriel and Kiernan Garages Unnamed Private 
Road 

L L 

Nirvana - James B. Simpson Cottage -
Bran 

Unnamed Private 
Road 

L L 

Meyer - Salamone Cottage Unnamed Private 
Road 

L L 

Wapanak - The Castle - EB Warren 
Cottage 

Unnamed Private 
Road 

L L 

 


