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TOWN OF WARREN 

DEVELOPMENT REVIEW BOARD  

MINUTES OF MEETING 

FEBRUARY 12, 2003 

 

MEMBERS PRESENT: Chris Behn, Eric Brattstrom, David Markolf, Peter Monte, 

Chair; Lenord Robinson. 

OTHERS PRESENT: Bob Ackland, Jason Lisai, Whitney Aldrich, Sugarbush Resort; 

Mark Hamelin, SE Group; Mac Rood and David Sellers, Project 

Architects, Ron Zschaler, David Olenick, David Blythe, Michael 

Kroposki, Henry Borel, Miron Malboeuf, Margo Wade, DRB/PC 

Assistant. 

AGENDA: 1) 7:30 p.m. Call to Order 

 

 2) Public Hearing Continuation: Summit Ventures NE, LLC 

(d/b/a Sugarbush Resort – Conditional Use Review and 

PUD Review for the Lincoln Peak Hotel proposal 

   Items to be considered: 

- Ski Back Trail 

- Building Design (layout, elevations, etc.) 

 3) Other Business: 

  a) Signing of minutes and decision 

  
I. CALL TO ORDER 

Mr. Monte called the meeting to order at 7:35 p.m. 

 

II.  PUBLIC HEARING: Summit Ventures NE, LLC (d/b/a Sugarbush Resort – 

Conditional Use Review and PUD Review for the Lincoln Peak Hotel proposal 

Summit Ventures NE, LLC (d/b/a Sugarbush Resort) seeks approval to construct a hotel 

and condominium complex consisting of three buildings; associated lodging, conference, 

retail and dinning components; under ground parking and parking lots; relocation and 

restoration of the Hotel Brook and riparian zone, “ski-back trail,” and roads. The project is 

located on 57+/- acres off the northwest side of the Sugarbush Access and Sugarbush 

Village Roads in the Sugarbush Commercial and Vacation Residential Districts. 

 

Mr. Ackland, Mr. Lisai, Ms. Aldrich, Mr. Hamelin, Mr. Rood and Mr. Sellers came before 

the board on behalf of the applicant. 

 

STAFF REPORT 

This meeting is a continuation of the December 18th hearing and the January 29th meeting. 

 

As shared with the board via email earlier in the month, Mr. Behn shared with the 

assembled group that his father has accepted a position in the sales department for the new 

hotel. He stated he had no financial interest in the project and would act impartially during 

the review and decision making process. Since he has participated in more than half of the 

review process, he feels it would adversely affect the local permitting process to bring in 

and update an alternate this late in the review. 
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Mr. Monte stated it was the board member’s decision and responsibility to recuse if there 

was direct financial interest in the project. He asked if the board, the applicant or members 

of the public had concern with Mr. Behn’s continued participation on the board. No one 

present raised concern. 

 

 

SKI BACK TRAIL DISCUSSION 

Mr. Hamelin and Mr. Lisai presented updated designs and plans including grade data for 

the Out-to-Lunch trail. The new alignment will allow improved skier access between the 

base area, hotel and Sugarbush Village. One new bridge has been added over the Hotel 

Brook. The grading has been redesigned to maintain an 8% grade between the base area 

and the village. Another skier connection has also been added to the middle of the Out-to-

Lunch trail to Sugarbush Village at the northwestern corner of the Village parking lot. 

 

Profiles comparing the existing and proposed grades were presented and discussed. 

 

There was question about the ownership of the existing village covered bridge. Mr. Lisai 

will follow-up on ownership information of the bridge. 

 

Mr. Kroposki commended the applicant’s response to his concerns and feels the designs are 

excellent. Mr. Blythe asked for current grade clarification. On behalf of Mountain Side he 

believes the concerns have been addressed, but needs to confirm that with his board. 

 

In response to Mr. Borel’s question, Mr. Lisa responded that the covered footbridge would 

remain the main access to the village. Mr. Borel raised concern about loosing the visual 

access to the village and that the skier access will be less convenient.  Mr. Borel suggested 

the implementation of signage to direct guests to the new access routes to the Village. 

There was discussion about the proposed and existing vegetation on the Rice Brook that is 

necessary to comply with the water quality rules. Mr. Lisai suggested meeting with Mr. 

Borel to discuss his concerns and the plans more thoroughly and following up with the 

board regarding their discussion. Mr. Zschaler asked if a skier would be able to see from the 

beginners slope at the upper cross over trail through the tunnel to the Village. Mr. Lisai 

stated that, from that position, a skier would look at building C and would not be able to 

see the Village until the position was further along the ski back trail or dropped down 

through the tunnel. Mr. Lisai suggested that signage would be needed at the major 

intersections and points of access to direct guests to the Village.  

 

The proposed distance from the Village bridge to the re-aligned Out-to Lunch trail is 

approximately 80 feet with a four foot rise in grade. There is no significant change in 

distance or topography from the existing to proposed configuration. The Resort intends to 

promote walking access from the lower village through the hotel to the ski area and skier 

access from the upper Village and Mountain Side via the Out-to Lunch and ski back trails. 

 

BUILDING DESIGN DISCUSSION 

Mr. Ackland presented an artists rendering of the main entrance to the hotel, which gave a 

general idea of the exterior details of the building. 
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Mr. Sellers discussed the design concept of the hotel, which included the following guiding 

principles: 

- integrating the Hotel Brook as a link between the natural and man made world 

- softening the gravel parking lot in the summer by integrating a vegetated summer field 

- integrate the building into the tree line by stacking the structure 

- use natural materials to integrate the building design into the natural world 

 

The design incorporated natural trees (maples) harvested from the Resorts property as 

internal and external structural and decorative members. The siding will include a mix of 

natural colors, native pine clapboards, spruce novelty siding, cedar shingles, and native 

stone. The design team is considering fire retardant wood singles for the roof. 

 

The structure incorporates three plazas into the design, including the main hotel entrance, 

one main pedestrian plaza and a smaller pedestrian plaza. The pedestrian plazas visually 

focus towards the south/southwest to the ski area. The pedestrian plazas will also act as 

gateways to the Sugarbush Village and the ski area. Plans for upgrading the base area will 

be incorporated into the gateway concept. 

 

Two underground parking garages have been incorporated into the building and designed 

to accommodate  149 vehicles. 

 

Mr. Sellers also gave a visual tour of the internal components and flow of the buildings. 

 

Mr. Rood discussed the technical details of the building, which will be a 1b type building 

(three hour construction) with an aim at making this the safest building in town. The 

internal structure will be steel with a three hour protection (spay or gyp). The support 

structure will be redundant incorporating both steel and tree support structures. The 

building will be completely sprinkled with wet pipes on most floors and a dry systems in the 

underground garages. Control valves for the sprinkler system will be accessible from the 

exterior of the building. There will be approximately five stand pipes within the building. In 

consultation with the Fire Dept the location and exact number of stand pipes will be 

determined. In accordance with code, two means of egress are provided once one exist a 

unit. The primary safety focus is getting people out of the building with a secondary focus 

on protection of the property. Multiple sets of fire stairs will be provided as means of egress. 

Monumental type stairways are also incorporated into the design. 

 

Services deliveries (laundry, food service, etc.) are accommodated at one loading dock on the 

northern side of the building and distributed internally. 

 

Smoke evacuation devices, located on the roof of the building, provide massive ventilation 

with air inlets at the bottom and ventilation at the roof to avoid spreading smoke through 

out the building in the event of a fire. 

 

Mechanical systems will employ innovative and energy efficient heating and cooling 

systems by using the existing cooling tower and waste heat from the snow making facility 

at the CB1 building to heat and cool the hotel. Employing the existing snow making 
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building and facilities will eliminate the need for a dedicated heating/cooling plant for the 

hotel. Tom Reilly, the mechanical engineer, has estimated that the equivalent of 30,000 

gallons of oil will be saved per year using this strategy. 

 

The roof plan is complex with the buildings stepping up the hill. The roof lines will stay 

below the existing tree canopy. The building will not be more that 4 stories off the natural 

grade. 

 

The lighting will focus on the vertical elements, washing down the trees, and be down cast 

lighting from under the porches. The skating area and plaza will incorporate low level and 

pedestrian scale lighting. The applicant does not see a need or wish to illuminate the whole 

exterior of the building and is not proposing spot lighting pointed at the building and 

washing all over the place. 

 

Many of the lodging units  will have gas fire places. Many (75%) of the lodging rooms have 

balconies ; the balconies are not included in the number of the required egresses. Most of 

the rooms will be ADA approved even though there only needs to be 6 based 

on the codes.  A factor that plays a role in making most of the rooms 

accessible is the availability of elevators. Bill Sherman is the code specialist on the design 

team. He has been performing the code analysis. 

 

Strategies vary  for managing snow and ice accumulation on the roof, including eliminating 

the snow as soon as possible to  holding it on the roof until it melts. Controlling the snow 

and water shed off the roof in the plaza, entrance, and pedestrian route areas are under 

design consideration. The applicant anticipates a substantial gutter system build into the 

roof designs along the plaza side of the building to address the issue. Dormers have been 

incorporated into the roof designs above all  the entries to shed snow away from the 

entrance(s) and pedestrians. 

 

The height of the structure was discussed and laid out as follows. Following measurements  

were used to determine the height as it is defined in the zoning regulations: 

1661 msl = highest portion of the building 

1607 msl = highest grade 

1574 msl = lowest grade 

1590 msl = average grade 

71 feet = overall height of the building 

 

Absolute height of the building(s): 

building A = 70 feet 

building B = 54 feet 

building C = 52 feet 

 

Mr. Lisai presented a comparison of the GSH and LPH heights, including the surrounding 

tree canopy for the LPH. Mr. Zschaler stated that his main concern is the view of the 

building from the back (Village) side of the structure. 

 



WARREN DEVELOPMENT REVIEW BOARD  2/12/03 

MEETING MINUTES    
 

- 5 - 

The following comparison data evaluates capacities and is also contained in Exhibit #17: 

 Total number of units 

o LPH (buildings A., B, C) – 141 units 

o GSH - 153 units or less 

 

 Number of pillows 

o LPH – 740 (including pullout couches) 

o GSH – 658 

 

 LPH – 231 bedrooms 

 

 Conference facility capacity 

o LPH – 244 seats 

o GSH – 1185 seats 

 

 Restaurant/lounge/café  

o LPH – 342 seats 

o GSH – 235 seats 

 

 Retail space 

o LPH – approx.1050 sq. ft. 

o GSH – 4000 sq. ft. 

 

The underground parking spaces have been calculated at 1 space per unit. The interior 

height of the garage is 8’6” tall and has been designed to accommodate current (lager SUV 

type) vehicle sizes. 

 

The following data outlines the breakdown of unit size and will be submitted once the 

numbers have been finalized: 

 

Unit Type and number of units 

 Studio – 5 

 Deluxe studio – 29 

 One bedroom lockout – 49 

 One bedroom luxury lockout – 3 

 One bedroom Condo – 24 

 Two bedroom Condo – 16 

 Two bedroom lockout – 8 

 Three bedroom Condo – 3 

 Penthouse – 4 

 Total – 141 

 

A lockout is one bedroom with a bathroom that can be separated (locked off) the main unit. 
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The applicant has been able to increase the lodging capacity by decreasing the capacity of 

the conference facility. The applicant has determined the market is low for a large scale 

conference facility. 

 

The design of the walkway connecting the village, through the village parking lot, to the 

hotel has not been finalized at this time. 

 

The water supply for the sprinkler system employs a large storage facility that feeds both 

domestic water and fire protection water. It was developed in 1996 and is completely 

separate from the Mountain Water Company waster supply system. There will be a 

mechanism to switch over to (access) the snow making water system in the event of a fire. 

 

DuBois and King are working on fire hydrant systems and locations and once those plans 

are complete the applicant will initiate a meeting with the Fire Department. The applicant 

also continues to develop plans for the relocated fire house. 

 

The meeting was recessed to March 12th at 7:30 p.m. At that time the board will review fire 

protection and municipal services. The applicant anticipates submission of an updated 

application for the March 12th meeting. 

 

The March 26th meeting will be moved to Thursday, March 27th. 

 

At this time the board plans to deliberate in open session. Following each deliberative 

session the board may choose to meet in private. 

 

III. OTHER BUSINESS 

a) Signing of minutes and decision 

MOTION by Mr. Markolf, seconded by Mr. Robinson to approve the January 22, 

2003 and January 29, 2003 meeting minutes.  VOTE: unanimous; motion carried. 

 

The Garaffo decision was approved and signed. 

 

IV. ADJOURNMENT 

MOTION by Mr. Markolf, seconded by Mr. Robinson to adjourn the meeting.  

VOTE: unanimous; motion carried. 

 

The meeting adjourned at 9:40 p.m. 

 

Respectfully submitted, 

Margo B. Wade 

DRB/PC Assistant 

 

DEVELOPMENT REVIEW BOARD 

 

      

Chris Behn   (date) 
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Eric Brattstrom  (date) 

 

      

Lenord Robinson  (date) 

 

      

David Markolf  (date) 

 

      

Peter Monte, Chair  (date) 


