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TOWN OF WARREN 

DEVELOPMENT REVIEW BOARD  

MINUTES OF MEETING 

NOVEMBER 20, 2002 

 

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

Lenord Robinson. 

OTHERS PRESENT: Jason Heroux, Applicant; Danyel Rodgers, abutter; Jim Caffry, 

Zuker/Rodgers Attorney; Bob Ackland, Jason Lisai, Whitney Aldrich, 

Sugarbush; Edward Harry Schwartz, Frank Partch, Dotty Kyle, Ron 

Zschaler, Stu Sutcliffe, David Blythe, Mountainside Attorney; 

Michael Kroposki, Edward Skroski, Barry & Ilene Naginski, Charlie 

Tompkins, MRVT; Miron Malboeuf, ZA; Margo Wade, DRB/PC Asst. 

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

 2) DRB Rules of Procedure 

 3) Seasons Decision: The Season Association PRD Amendment  

 4) Sketch Plan Meeting: Sugarbush Lincoln Peak Hotel PUD 

 5) Other Business: 

  
I. CALL TO ORDER 

Mr. Monte called the meeting to order at 7:05 p.m. 

 

II.  DRB RULE OF PROCEDURE 

The board reviewed and approved the final DRB Rules of Procedure. 

 

MOTION by Mr. Markolf, seconded by Mr. Brattstrom to adopt the Warren 

Development Review Board, Rules of Procedure as presented. VOTE: unanimous; 

motion carried. 

 

III.  PUBLIC MEETING: SEASON PRD AMENDMENT 

Jason Heroux seeks approval to amend the Seasons PRD by increasing the size of Lot 1, which 

requires a boundary line adjustment between Lot 1 and the surrounding common land. The 

applicant also seeks waiver of hearing requirements, notice requirements, and sketch plan 

requirements and asked the board to approve the amendment because the change is minor and 

no other changes are requested. The project is located at the Seasons Resort off the east side of 

VT Route 100 in the Rural Residential District and requires review under Articles 6, 7 and 8 of 

the WARREN LAND USE & DEVELOPMENT REGULATIONS. 

 

Mr. Heroux came before the board and respectfully withdrew his application to amend the 

Season PRD. 

 

Mr. Monte acknowledged the receipt of submission from Attorney James Caffry, on behalf of 

Christopher and Danyel Rodgers. The board has not considered the merits of the letter because 

the applicant’s withdrawal renders the submission moot. 

 

MOTION by Mr. Monte, seconded by Mr. Robinson to rescind the boards November 6, 

2002 verbal decision, based on the applicant’s withdrawal. VOTE: unanimous; motion 

carried. 
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IV.  PUBLIC MEETING: SUGARBUSH LINCOLN PEAK HOTEL PUD 

Summit Ventures NE, LLC (d/b/a Sugarbush Resort) seeks approval of 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. The project requires review under Article 5 – 

Development Review and Articles 6 & 7 – Subdivision Review and Articles 8 – Planned Unit 

Development Review of the WARREN LAND USE & DEVELOPMENT REGULATIONS. Plans for the 

projects are available for public review at the Warren Town Clerk’s Office during regular office 

hours. 

 

Bob Ackland, Jason Lisai, and Whitney Aldrich came before the board on behalf of the applicant. 

 

STAFF REPORT 

Mr. Monte set out the ground rules for all proceedings related to the application. 

 - all meeting attendees shall sign the sign-in sheet if they wish to be recognized during the 

meetings and if they wish to receive copies of the meeting minutes/decisions 

 - the board will conduct the meetings under the Warren DRB Rules of Procedure and Roberts 

Rules of Order 

 - participants shall ask to be recognized by the chair before speaking to minimize confusion; 

participants shall state their full names prior to speaking 

 - all meeting conduct shall be courteous 

 

Mr. Monte also asked the applicant to discuss the project time line and the dates of the original 

permits to determine permit status. 

 

Mr. Ackland introduced the Sugarbush representatives and Mr. Monte introduced the board and 

assistant. 

 

Mr. Lisai submitted additional application material including additional abutter notification, 

dated 11/15/02; waiver and reinstatement of permit 2000-09B-MM request, dated 11/20/02; and 

Exhibit #4 Conservation Resource map, updated 11/19/02. 

 

APPLICANT COMMENTS 

Mr. Ackland introduced the project by reviewing the original site plan for the Grand Summit 

Hotel (GSH) and highlighting the changes. The redesigned project maintains the permit 

conditions from original permit. There will be no change to the wastewater facility. The Valley 

needs “hot” beds (short term rental beds). We are currently down to approximately 6000 beds 

Valley wide. The ski area cannot exist on that number. The quality of the rental bed base has 

deteriorated to a point that has driven this project. 

The overall site plan includes the current project before the board and conceptual areas for future 

development/projects. This project includes three buildings, 50 hotel suites, 90 multi –bedroom 

hotel/condominium units, a public plaza with ice skating, maintaining the ski back trail, 

walkway from village, walking and nature paths, underground parking garages, upgrades to the 

existing and proposed parking lots, and road reconfigurations. The hotel brook restoration 
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includes removal of the existing culvert, integration into hotel design, meeting 2002 stormwater 

regulations, re-aligning brook, and construction of walking bridges. 

Conceptual projects include health center road realignment, reconfiguration of the base area 

buildings along with base area upgrades, and a golf school with 3-hole course at the southeast 

corner of the Access and Inferno Roads.  

 

The 66,000-gallon wastewater treatment facility, associated disposal fields, mechanical building, 

and parking lot located on the 22 acre site off the east side of Inferno Road in the Vacation 

Residential District is unchanged. 

 

David Sellers and Mac Rood are the architects for the project. Breadloaf Corporation, 

construction; SE Group, landscape architects; Pioneer Environmental, environmental 

engineering; and Grenier Engineering, civil engineer round out the remainder of the design team. 

The applicant has tried to keep the team local. 

 

Mr. Ackland stated that a family center centralizing day care, and youth ski school is a high 

priority. He anticipates the hotel project will produce the necessary funding to update the base 

area to better serve the skiers. 

 

GENERAL DISCUSSION 

Mr. Zschaler asked for an explanation of the review process. Mr. Monte stated this is an 

introductory meeting, and the board will develop the review process once we have a better 

understanding of the project. 

 

The applicant hopes to begin construction and site work for summer 2003 with completion of the 

project by 2005. 

 

Mr. Monte cautioned the applicant that the road reconfiguration would need approval by the 

Selectboard because some roads in the network are town highways. 

 

The project includes numerous trails and paths interconnecting the hotel, base area, health 

center and Inn. Final alignments have not been identified at this time. The sidewalk proposed in 

the GSH application from the Sugarbush Inn to the hotel has not been included. The applicant 

feels they have accommodated walking access with multiple alternatives. 

 

In response to Mr. Blythe’s questions Mr. Ackland responded that the site plan represents 

existing lift configurations. The only changes include removal of the Spring Fling lift and moving 

the bottom of the Village lift up the hill approximately two towers. 

 

Mr. Ackland stated that the area has no legitimate ski-on/ski-off accommodations – this project 

would satisfy that need. The conference seating capability will accommodate approximately 500. 

The unit ownership structure will be ¼ share. Summit Ventures will own the remainder of the 

structure. 

 

The applicant has determined the demographics of the buyers to be professional two income 

families with an annual income range between 100K – 300K, 2-3 children, from the Boston or 

Metro New York area, and outdoor enthusiasts beyond the recreational skier. 
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Actual building designs are in the development stages. 

 

Dottie Kyle, West Hill House, asked when the applicant anticipates sales/promotion of the project 

to begin. Mr. Ackland responded that they hope to begin promotion by this Christmas.  

 

The approximate cost range of the units is $400-$500/sf for the smaller units and $600/sf for the 

larger unites. The average cost of a ¼ share will be approximately $130K. 

 

Mr. Behn asked if the Fire Department had been visited. Mr. Ackland stated that they have met 

with and are willing to work with the Fire Dept. Valet parking will be offered eventually with or 

without this project. Full time ownership entitlement will include individual lockers, and use of 

spa and health facilities. 

 

The final parking space numbers have not been determined, but they are similar to previous 

plan. The underground parking garages will accommodate approximately 155 vehicles. The areas 

Comfortable Carrying Capacity (CCC) is 7260 skiers. Mr. Lisai did not know how that translates 

into parking spaces. He estimated that 500-600 more spaces are needed then the 

previous Grand Summit proposed, which the new proposal accommodates. The stormwater ponds 

and stormwater run off measures have not been finalized, therefore actual parking totals have 

not been calculated yet. Parking will be tight. The proposed plans and original plans are within 

20 spaces of each other. Jitneys will still be used to move skiers around the parking lots. 

 

Currently Mr. Ackland estimates the time frame as follows – schematic review by mid December, 

with design development by beginning of February. 

 

Mr. Lisai has submitted an amendment for the Act 250 permit. He wishes to take Planning 

Commission’s 1998 findings of fact as a staring point for the Town’s review. All other state 

permits are in hand for the GSH and the applicant is in the process of amending them as needed. 

 

Town permits were issued in March 1998 and renewed March 2000. The Act 250 permit was 

issued June 1998 and renewed in March 2002 and the indirect discharge permit was issued 

December 1998(?) and renewed in December 2001. Based on these dates the board will be 

reviewing the project as a new application. Notwithstanding that it is predicated on set of 

findings of an earlier application of a very similar but significantly different project. Mr. 

Malboeuf concurred with Mr. Monte’s interpretation. 

 

When the Town permit was renewed in 2000, the permit was split into two. One for the hotel and 

one for the wastewater treatment facility. 

 

Stormwater accommodations will meet the 2002 State standards. 

 

Mr. Zschaler felt that some of the finding of fact may be rolled over into this review, but as an 

abutter, he would like to see the elevations and parking plans. Mr. Behn stated that there are 

differences between new plan and the old findings of fact. Mr. Lisai stated the design team had 

referred to the previous findings, the worksheet, and would like to rely on some of the old 

submittals and findings. The water quality, stormwater, and stream protection will need to be 

updated. Mr. Monte acknowledged that the application has relied on the overall governing 
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principles of the original decision as a basis for the new application. To the extent, this board 

finds itself in disagreement with some of the basic underpinnings of the earlier decision this 

board will commit to identifying those items at an early stage so issues can be addressed. 

 

MOTION by Mr. Behn, seconded by Mr. Markolf to grant the applicant’s request to 

temporarily waive to submittal requirements listed in Table 6.2(B) that relate to utility 

locations, rights-of-way and/or easements, which will be subsequently submitted for 

the December 18 meeting. VOTE: (never voted) 

 

With regard to the applicants second request for a renewal of permit #2000-09B-MM, which 

expired in March of 2002. Mr. Monte stated that he did not believe the board had the authority to 

renew an expired permit. Further, he asked the applicant to provide a basis for the authority in 

which the board can grant the request to re-instate an expired permit. 

 

There was general discussion about how to proceed through the review process. 

 

Mr. Markolf suggested that applicant apply for the wastewater permit separately, and that the 

review process could be processed separately. Mr. Zschaler added that the original wastewater 

treatment plant was permitted separately so that there would be the option, if the hotel were not 

construct, to allocate the capacity to an enlarged base area facility. The parking was incorporated 

into the hotel permit.   

 

MOTION by Mr. Monte, seconded by Mr. Behn to table the re-instatement request to 

the December 18 meeting. VOTE: (never voted) 

 

The wastewater treatment facility and physical plant will be reviewed as a separate application 

and warned for December 18. It will be reviewed as a conditional use review, with a focus on the 

§5.3(B). 

 

Mr. Ackland asked if the town would require additional compliance above the state requirements. 

Mr. Monte did not believe so, but requested submission of state compliance. 

 

Mr. Blythe raised concern with spillover parking into Mountainside parking lots. He would 

request signage to accommodate concerns and would be interested in further discussion about the 

associations concerns. 

 

Ms. Kyle asked if with the improvements at Mt. Ellen they expect more people to park there. Also 

if there was any room for discussion to include both Mt. Ellen and Lincoln Peak parking. Mr. 

Ackland hopes the recent improvements at Mt. Ellen will shift some of the traffic there. The 

board stated that the parking could not be aggregated because Mt. Ellen is in Fayston. 

 

The board identified the following areas that will need to be address and may be “hot button” 

issues: 

 - Architectural plans 

 - Disclosure of future development concepts for the health center, village, Sugarbush Inn and 

Pavilion, etc. 

 - Water supply – new wells 
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 - Lighting – site, exterior, building 

 - Elevations – building facades 

 - Fire Access 

 - Path network – condition is a carry over from the snowmaking pond permit 

 - Delivery truck loading and unloading 

 - Traffic circulation and bus parking 

 - Hotel Brook – treatment 

 - Adequacy of parking – to serve the ski area and hotel, number of parking spaces, overflow 

accommodation, etc. 

 - Stormwater run off accommodations 

 - Impact on Sugarbush Village parking lot 

 

Mr. Lisai stated the water supply for the hotel and Sugarbush Inn is adequate and the wells are 

already permitted through the State. Also, bus traffic and parking has been directed over to Mt. 

Ellen. Management is currently working on a bus shuttle service for the winter. 

 

The board generally discussed how to group the review process to keep the review orderly and 

will follow-up with a memo to the applicant. 

 

The wastewater treatment facility will be reviewed separately on December 18th. If time allows 

and the applicant is ready, review of the hotel permit will also begin on that evening. 

 

Conceptually that material was grouped as follows: 

Group 1 

Parking layout 

Traffic 

Building layout 

Building elevations 

Pedestrian access 

 

Group 2 

Landscaping 

Lighting 

Signage 

Building design 

Fire protection 

Municipal services 

Group 3 

Utilities 

Water 

 

Group 4 

Stormwater 

Erosion control

 

After the first hearing, we may have a better idea how the review process will proceed. 

 

A site visit will be scheduled. At the site visit the board would like the building locations 

staked, to be walked through the road modifications, parking lot access, and new parking 

lot. 

 

MOTION by Mr. Monte, seconded by Mr. Behn to find the PUD application a 

major project and review accordingly; VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Markolf, to find the project generally 

conforms to the standards and the board has not yet recommended any specific 

changes. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Behn, seconded by Mr. Brattstrom to find the board has 

identified areas where we would like additional studies and supporting evidence. 

VOTE: unanimous; motion carried. 
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V. OTHER BUSINESS 

a) Signing of minutes 

MOTION by Mr. Markolf, seconded by Mr. Robinson to approve the November 4, 

2002 meeting minute with corrections. VOTE: unanimous; motion carried. 

 

VI. ADJOURNMENT 

MOTION by Mr. Behn, seconded by Mr. Robinson, to adjourn the meeting.  VOTE: 

unanimous; motion carried. 

 

The meeting adjourned at 10:00 p.m. 

 

Respectfully submitted, 

Margo B. Wade 

DRB/PC Assistant 

 

DEVELOPMENT REVIEW BOARD 
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