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From: Jim Boyl 
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Topic: Mad River Park Fields 

Enclosed is a paper I put together examining the reasons why the 
proposal by the Mad River Valley Recreation District for the towns of 
Fayston, Moretown, Waitsfield and Warren to purchase the Mad 
River Park parcel should be dismissed. 

I hope your board will step up and take a leadership role in stopping 
this misguided proposal. 



This paper examines the proposal by the Mad River Valley Recreation District to 
have the towns of Fayston, Moretown, Waitsfield and Warren purchase a parcel 
of land at the Mad River Park in Waitsfield for the purpose of youth sports 
recreation fields. 

The Need 

There is no need for additional youth recreation/playground space in the 
Valley. 

Fields 

I was a Mad River Valley Youth Soccer association coach in the early 2000s. 
(Not sure of the years but 2000 to 2005 seems right.) I coached 3, 4, 5, and 6 
graders in the fall and spring, most years I coached boys, but I did have a girls 
team one year. 

When I coached we used fields at: Moretown School - practice and games; 
Waitsfield School - practice; Couples Club Field - practice and games; Fayston 
School - practice; Warren School practice and games; and in my final year we 
used the Mad River fields in the spring. 

We also had away games at Dae Rowe and Hope Davey fields -Waterbury; Dog 
River and the Recreation fields on Elm Street in Montpelier; the Falls and Doyon 
Fields in Northfield; Airport Field in Colchester; and several fields in Barre. 

Since then Waitsfield has added the Flemer Field and may be subtracting the 
Mad River Park fields. This would seem to be an even exchange. In addition 
Waterbury has added several fields at the Ice Center of Washington West and at 
least four fields at Grosset Brook Middle School. 

The Youth Population 

The population statistics here are a bit sliced up since the Mad River Recreation 
District serves Waitsfield, Warren, Fayston and Moretown, but the reality of youth 
sports is that kids from the entire Harwood Union catchment area are the 
recipients of our local youth sports programs. When I site statistics in this paper I 
will note if they are Mad River Recreation District (MRRD) stats or Harwood 
Union catchment stats (HWU). 

School age Children 

According to the Vermont Agency of Education, Data & Reporting, Data & 
Reporting School Reports the number of children in both the MRRD and the 
HWU have dropped since the 2005-06 school year. 
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School Population 

Waitsfield Elementary 
Warren Elementary 
Fayston Elementary 
Moretown Elementary 

MRRD Total 

School Population 

2015-2016 

142 
187 
108 
135 

572 

2015-2016 

Thatcher Brook 454 
Harwood HS 511 
Harwood Middle School 140 
Grosset Brook Middle School 254 

HWU Total 1,931 

2005-2005 

182 
143 
112 
172 

609 

2005-2005 

426 
669 
155 
312 

2,171 

The population of children in the MRRD area has decreased since 2005 by 6% 
and the population of children in the HWU has decreased since 2005 by 11 % 

General population projections 

According to the Vermont Population Projections 2010-2030, produced by Ken 
Jones, PhD Economic Research Analyst for the Vermont Agency of Commerce 
and Community Development in August, 2003 the population of Washington 
country is expected to grow by 4.8% between the 2010 census and 2030. 

The population of Washington County residents between the ages of 0 to 19 
years is projected to decline by 6.4% by 2030. Interestingly the population of 
Washington County residents between the ages of 60 to 85 + during the same 
time period is projected to grow by 39 %. 

This analysis shows that the MRR area now serves 6 % fewer children then it 
severed 1 O years ago, with the same amount of youth sports fields and the HWU 
area serves 11 % fewer children with an increased number of fields. 

This clearly shows there is no statistical need for spending public funds to 
purchase additional playing fields. 

We currently have more that enough play ground /recreation fields to serve 
a declining youth population. 
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The Flemer Field 

The Town of Waitsfield owns the Flemer Field, aka - the polo field. It is behind 
the new town hall and is available for public use. 

There seems to some public misunderstanding about the Flemer field, which 
Waitsfield owns, I have seen petitions around town concerning changing the 
Flemer Field Rules & Regulations. It is not clear to me that people have read the 
"Flemer Field Use Form". 

I have reviewed a copy of the Flemer Field Use Form. A plain reading of the 
document indicates the field is completely available for youth sports programs. 
The field will accommodate 4-6 fields for smaller kids and 3-4 fields for older 
children. 

Section a, states:"Structures such as goal posts which are used for 
temporary recreational purposes may be placed on the premises provided 
that those structures are, following play or by the end of the each day on 
which any such structures are used, placed within the fifty foot wide tree 
planting area running along the Phillips property and Old County Road;" 

My experience with youth sports is that all goals are easily movable and that 
sports fields are fungible and sizes are flexible. My younger son who played 
soccer for Ithaca College has played on many NCAA Division Ill turf fields of 
various sizes that are permanently marked for soccer, lacrosse, field hockey and 
in some cases American football. The goals for each sport are moved as 
necessary. The American football goal posts are even movable - they are lifted 
out of a tube in the ground and a turf plug is inserted and the next game is on. 

The Flemer Field is perfectly suited for and available for all youth sports. 

The Flemer field is a great recreational facility that should be used to its full 
potential. 

Youth Sports 

I have been involved in youth sports for a number of years. I coached fun league, 
little league and Mad River Soccer. Two of our sons played soccer in the Mad 
River Valley Soccer program moved on to developmental soccer programs at 
Capital and Nordic, then played in middle school and high school as well as in 
college. 
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Recreational youth sports are an important entry point for children to get involved 
in sports. As kids move through the process there is a clear sorting process just 
like at "Hogwarts". Essentially you have kids in grade 2 and 3 who in soccer play 
"everyone chase the ball". In grades 4, 5 and 6 the kids begin to sort themselves 
out - some drop out - some keep playing for fun and some decide they like the 
sport so much and have some skills that they want to join a developmental 
program and also continue on thru high school. In middle and high school there 
is another sorting out as some kids go on to play sports in college. It would seem 
that the same trajectory will be involved in Lacrosse or other youth sports. 

There are a number of very good developmental programs in Vermont available 
to youth in the Valley and the Harwood catchment area. Developmental 
programs offer professional coaching, more training/instructional time, expanded 
and improved competition and in the case of the non ski sports, year round 
training and games. Recreational programs only offer recreation participation 
during certain times of the year. 

The developmental programs are now offering their training to kids from the 
elementary grades up through high school. These programs draw kids away from 
the recreation programs, which decreases the target population for recreational 
youth sports programs. 

My point here is that while recreational youth sports are important experiences in 
a child's development the short amount of time involved covers a very small 
window and time frame of a kid's exposure to sports. There are also a number of 
very good competing opportunities for young athletes. 

In fact we have a great athletic program at Harwood that serves kids from 7-1ih 
grades. Administrators at Harwood report that in the fall Harwood has well over 
50% of their students participating in sports and in the winter closer to 40 %. 
Over the course of 6 years at Harwood (7-12) about 75% of students participate 
in some level of sports or other extra curricular activities. 

The early years of any sport do not require acres of playing fields. Little kids can 
learn any of our games on small fields and as they get bigger they need 
somewhat larger fields. The important factor in youth sports is the adults who are 
involved; it is not the size of the fields or the short commute to the field for 
parents that matter. 

I have noted some comments that the Mad River Fields are important so that 
parents don't have to drive very far. My experience is that if your child is good 
enough and wants to keep moving up in any sport you will be travelling a lot 
further than down Route 100 a couple of miles. You will be going around 
Vermont and all the New England states. Our youth sports life took us as far west 
as Ohio, south to Virginia and West Virginia and North to Ottawa and Montreal. 
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The Beautiful Game 

The game we in the US call soccer and everyone else in the world calls football 
is known by every body as "the beautiful game". It is a game that does not need 
lots of equipment and huge fields in fact some of the worlds greatest football 
players grew up playing with balls made of packing tape on dusty streets in 
Portugal or Brazil and fields in back of factories in Manchester. Lacrosse which 
originated as a Native American game can be played on any small or large field. 
Some of the great lacrosse players grew up playing pickup games on the back 
lots of Native American reservations in the Northeast and Canada. 

In fact the US Youth Soccer association has recognized the need to make our 
system of player development more like the rest of the world by down playing the 
facility centered US model for a more player centered model that stresses 
creativity and small ball techniques. A 2016 guidance from US Youth Soccer 
promoting, "Small Sided Games" proposed the following. 

Small-Sided Games Chart© 2016 U.S. Soccer 

Group 

U6 6 years old and younger 
U7 7 years old and younger 
US 8 years old and younger 
U9 9 years old and younger 
U10 10 years old and younger 
U11 11 years old and younger 
U12 12 years old and younger 

Suggested Field Size 

Length 25-35 Width 15-25 
Length 25-35 Width 15-25 
Length 25-35 Width 15-25 
Length 55-65 Width 35-45 
Length 55-65 Width 35-45 
Length 70-80 Width 45-55 
Length 70-80 Width 45-55 

#of Players 

4v4 
4v4 
4v4 
7v7 
7v7 
9v9 
9v9 

I paced the Flemer Field and it seems that at least 3 or 4 U 12 size fields can 
easily be accommodated on that space and clearly more of the smaller sized 
fields can be accommodated. 

We do not need more space for youth sports. 

The Property 

I held a Massachusetts Real Estate license for a number of years and worked for 
the Nordblom Company as a member of a team that managed, marketed and 
created value for investors in a number of industrial and office parks along the 
128 and 495 corridors in Massachusetts and Rhode Island. 
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I read the 68 page appraisal of "LOT 9 AND PART OF THE REMAININIG LAND 
MAD RIVER PARK, AIRPORT ROADWAITSFIELD, VERMONT" produced by 
KELLER & ASSOCIATES, INC and it seems to me the appraisal is based on the 
highest and best use of the land - which a good appraiser should conclude. 
The value of the land according to Keller's appraisal is $725,000. 

On page 18 of the appraisal it states 

"The highest and best use of the subject property has been carefully considered. 
Highest and best use has been defined as "The reasonably probable and legal 
use of vacant land or an improved property, which is physically possible, 
appropriately supported, ---- The potential uses for the subject are either outdoor 
recreation or commercial/light industrial development for one or more entities. 
The most productive and profitable use is commercial/light industrial 
development as most recreation fields are part of the school property or a public 
park or lot. Few land parcels are acquired for recreational use when a more 
intensive use is available. " 

It is clear that Keller & Associates carried out their fiduciary responsibility and 
valued this land at its "highest and best" which is "commercial/light industrial 
development". 

In addition Keller & Associates addresses the problem of downgrading the use of 
this parcel on page 18. 

"The potential uses for the subject are either outdoor recreation or 
commercial/light industrial development for one or more entities. The most 
productive and profitable use is commercial/light industrial development as 
most recreation fields are part of the school property or a public park or 
lot. Few land parcels are acquired for recreational use when a more 
intensive use is available." 

This section appears to be a tacit admission by Keller that they have no idea 
what land that is zoned "commercial/light industrial development" is worth 
downgraded to a playground. 

The pricing of this land at$ 550,000 is essentially a "bait and switch" price. The 
apprised value of$ 725,000 is based on the lands "highest and best use". The 
appraisers essentially admit they don't know what the value is as a public 
playground. 

The $550,000 price for the Mad River Park as a public playground is clearly 
a highly inflated price and not in any way a bargain. 
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Economic Development 

The Valley seems to have been devoting lots of meeting time and talk over the 
last year to the topic of "Economic Vitality". During that same time period in 
Waterbury a 2.98 acre lot, on Route 2 north of the downtown, that was previously 
used for the cute, seasonal, weekly flea market was developed to its "highest and 
best" use. The site was developed with the building of a 14,000 square foot, 
"flex" building (a flex building id one that is capable of being used for office space 
or industrial space). The building will have a solar electric array on the roof to 
provide power to the building and to the electric grid. 

The prime tenant of this new building is SunCommon. SunCommon is a cutting 
edge. Vermont based solar power installation firm. SunCommon will be bringing 
its 65 employees to the site. 

The clear problem here is that while "economic vitality" is talked about here in the 
Valley there does not seem to be a connection between economic vitality and the 
realities of economic development. 

Generally economic development can be defined as efforts that seek to 
improve the economic well-being and quality of life for a community by 
creating and/or retaining jobs and supporting or growing incomes and the 
tax base. 

The Mad River Park proposal does not address any of those criteria. 

The Mad River Park site is the only industrial zoned land in the Valley remaining 
for development. There is a small section of "industrial district" in Fayston, but it 
is already developed. It is the backside of the successful Mad River Food Hub 
buildings and not available for development. 

It makes no public policy sense to take the only industrial zoned land in the 
Valley off the market and turn it into a playground. 

Unfortunately, this property has been around for a number of years and has not 
been developed. Presumably the owner at some point was interested in 
developing it. I will not comment on the owner's intent or their previous marketing 
efforts. 

The Mad River Park property should be put to its "highest and best" use to 
create jobs, not another playground. 
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Need for leadership 

None of the towns that have been approached with this proposal should put any 
of their resident's tax dollars into purchasing a property at an inflated price for a 
use that is not needed by their residents. Waitsfield in particular has already 
spent too much public money taking land off of the tax rolls and into public or non 
taxable ownership. Waitsfield has so many parcels of land in public or non 
taxable ownership that it appears they cannot keep track of what the town has. 

Spending money on the Mad River Park property would be a double burden on 
all of the Valley towns as it would cost them tax payer money and take a potential 
job producing property off the market. This proposal represents a triple burden to 
Waitsfield taxpayers. The town would not only be paying tax payer money and 
taking a potential job producing property off the market but it would be removed 
from the grand list, which will increase all property tax payers annual tax bill. 

It is now time for some adult supervision to be exercised and for one of the 
select boards in the Valley to take a leadership position and say that the 
proposed purchase of the industrial land at the Mad River Park to create a 
playground using Valley resident's tax dollars is a very bad idea and 
should not be further discussed. 
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