
 
 

 

*majority of updates start at Section 11.F (Forest Resources) 
 
Relevant Existing Policies: 
 Zoning Bylaws: 

● Table 2.07 (Agricultural Residential District Standards) 
● Table 2.08 (Forest Reserve District Standards) 
● Section 3.02(C) (Curb Cuts) 
● Section 5.04 (Planned Residential Development Review Standards) 

o Minimum 60% open space required in Ag-Res 
Subdivision Regulations: 

● Article 3 (Planning & Design Standards) 
o Sec. 3.2(B) (Settlement Patterns) 
o Sec. 3.3 (Protection of Natural & Cultural Resources) 

 

11. Natural Resources 

 

11.A Overview 
 

Waitsfield lies within the heart of the Mad River Valley, defined by the Northfield Range to the east, and 

the main range of the Green Mountains to the west. The physical features of Waitsfield’s landscape have 

greatly influenced local patterns of human activity, settlement and commerce. Waitsfield Village 

developed around the most reliable source of power at the time, the Mad River. The town’s traditional 

agricultural base, which once extended into the surrounding hills, is today largely confined to its most 

productive soils, found along the river valley and the broad plateau around Waitsfield Common. Those 

areas least desirable for development, Waitsfield’s remote and rocky uplands, form a scenic backdrop 

and include productive forest lands, headwaters and important wildlife habitat. 

 
Though waterpower has long been replaced by other sources of energy, and the town has slowly shifted 

away from its agricultural base, the physical landscape and the quality of the natural environment 

continue to attract visitors and residents and influence local development patterns. Waitsfield’s natural 

setting offers a range of cultural, environmental, recreational and economic opportunities, while at the 

same time posing a number of significant constraints and challenges. 

 
The town’s natural landscape is enhanced by its built environment. This integration of natural and 

cultural features create a distinct sense of “place” that is unique to Waitsfield. The following describes 

the natural features that contribute to the town’s unique sense of place, and options for conserving 

and protecting these resources for existing and future generations. 

 

11.B Climate 
 

Climate and weather patterns are important planning and design considerations because of their effect 

on such things as soil erosion, wildlife populations, plant growth, air quality, stormwater runoff and 

flooding, groundwater supplies, road maintenance, energy demand for cooling and heating, access to 
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alternative energy sources and the viability of weather dependent industries such as skiing. 

 
Vermont’s northern climate is dominated in winter months by cold, dry Canadian air, and in summer by 

warm moist air from the Gulf of Mexico. Weather patterns vary locally with topography and relief. 

Located on the eastern side of some of the state’s highest mountains, Waitsfield experiences slightly 

lower average winter temperatures and higher rates of precipitation than other parts of Vermont. On 

average, the town receives over 43 inches of precipitation (measured as rainfall) annually. 

 
Much attention has been given to global climate change in recent years. The effects of climate change 

are already evident in Vermont, including more intense storms linked to rising average temperatures. 

Over the next 50 years, climate change models have projected that the average temperatures in the state 

will increase five to nine degrees Fahrenheit. Such an increase would reduce the number of months with 

average low temperatures below freezing from the current six to four, and increase the number of 

months with average highs above 80°F from two to three or four. 

 
While some human residents may not miss the extra months of winter weather, the plants and animals 

around us will. Climate change is expected to alter the frequency and magnitude of storm events, rain-

on-snow events, ice storms, and even the timing and frequency of droughts. Climate change is also 

expected to alter the town’s natural environment by changing the plant species that can thrive in 

Waitsfield, the migration patterns of birds, the timing of the budding and flowering of plants, the 

temperature of rivers and ponds, and countless other changes throughout the interconnected web of 

life. 

 
If climate change proceeds as currently anticipated, the climate and natural environment in Vermont 

will become more like that of the mid-Atlantic region by the end of the 21st century. For more than 50 

years, Waitsfield has been a winter tourism and recreation destination, but climate change has the 

potential to undermine this critical component of the Mad River Valley’s economy. 

 
Waitsfield should anticipate that a changing climate will bring dramatic social, economic, and 

environmental change to The Valley which indicates a need for diversification of the local economy, 

action to limit future emission of climate changing air pollutants, and steps to enable our human and 

natural communities to be as resilient and to adapt as effectively as possible to the changes that are 

likely coming. 

 

11.C Air Quality 
 

Weather patterns, especially wind, impact air quality. Like most of Vermont, Waitsfield is 

fortunate to enjoy exceptional air quality. The town lies within a Class II attainment or clean 

air region as defined by Vermont’s Air Quality Implementation Plan. As such, moderate 

changes in existing air quality are permissible, although a maximum level of pollution cannot 

be exceeded in accordance with Vermont’s Air Pollution Control Regulations. 

 
Given the absence of large-scale pollution generators in the community, local air quality 



 

 

concerns are limited mainly to emissions from traffic, inefficient or improperly operated 

heating systems and some agricultural practices. While no existing problems have been 

identified, the cumulative effect of these sources may increase with additional growth. 

 
Of more immediate concern are impacts on air quality resulting from pollution generated far from 

Vermont. Most notably, the coal-burning power plants of the Midwest have been cited as the main cause 

of airborne pollutants that are detrimental to the health of forests and pond ecosystems, particularly 

fragile high-elevation ecosystems, throughout the Northeast. These impacts, in addition to global climate 

change, are arguably the largest air quality- related challenges facing Waitsfield in the next several 

decades. 

 

11.D Topography 
 

Waitsfield, Warren, Fayston, and the northern part of Granville comprise the upper watershed of the 

Mad River, which drains northward into the Winooski River and ultimately into Lake Champlain. Much 

of Moretown and a portion of Duxbury also share the watershed to the north. Waitsfield’s topography is 

characterized by a mountainous eastern border, marked by the ridge line of the Northfield Range; the 

broad plateau west of the range that runs from East Warren to the south of Waitsfield Common; the Mad 

River Valley below; and a series of steep, intermittent ridges and hills bordering the river valley, leading 

west into Fayston. 

 
Elevation. Elevation in Waitsfield ranges from a height of 2,911 feet above mean sea level at the summit of 

Scrag Mountain, the town’s most prominent peak, to 608 feet at the point where the Mad River flows into 

Moretown. Differences in elevation affect local climate, weather and growing seasons, which vary 

throughout town. Traditionally, settlement has been concentrated between the elevations of 650 and 

1,500 feet. Land over 1,500 feet in elevation (4,507 acres) remains largely undeveloped, although some 

residential development has occurred in recent years. Land over 2,500 feet in elevation (393 acres) is 

somewhat protected from incompatible development through Act 250, although that law does not pro- 

hibit development. 

 
Slope. Waitsfield’s steeper slopes and hillsides are poorly suited for most types of development, posing 

serious limitations for site clearance, construction and the installation of infrastructure and utilities; 

and serious risks for stormwater runoff, slope failure, soil erosion, and the sedimentation of surface 

waters. The U.S. Natural Resource Conservation Service (NRCS) has identified general development 

constraints and management rec- ommendations for different slope categories. 

 
According to the NRCS, careful management to limit site disturbance is necessary on slopes in excess of 

15 percent. All construction activities should be avoided on slopes in excess of 25 percent. State 

regulations also prohibit the installation of on-site wastewater systems on slopes in excess of 20 percent. 

General areas of steep slope are identified on Map 3 in Appendix B; however site assessments may be 

needed to determine slope limitations and management requirements for a particular development site. 

 
In addition to physical constraints, development on steep slopes and prominent ridge lines can adversely 



 

impact the town’s scenic landscape. Development in such areas, particularly at higher elevations, is often 

highly visible from numerous vantage points, and contrasts dramatically with the scenic backdrop 

provided by unbroken forest cover. Land above an elevation of 1,500 feet and the steep hillsides and 

prominent knolls rising from the valley floor have been identified through computer- based visual 

sensitivity analysis and community visual assessments as being especially vulnerable. Special measures 

have been incorporated in local land use regulations to prevent such development, or otherwise 

minimize its aesthetic impact through careful siting, landscaping and screening. 

 

 
11.E Water Resources 

 

Clean, plentiful water is a basic resource that is too often taken for granted. Waitsfield’s 

water resources include abundant, naturally replenished surface and groundwater supplies 

that sustain the natural environment and support a variety of human activities. Surface 

waters include upland headwaters and tributaries of the Mad River, the main stem of the 

Mad River, and small ponds scattered throughout town. Local groundwaters include one of 

the largest identified aquifers in the state. The quality of these waters, which is thought to 

have improved over the past 30 years, must continue to be maintained and enhanced. 

 
Rivers and Streams. Waitsfield is located entirely within the Mad River watershed (with the 

very minor exception of limited high elevation acreage located east of the ridge line of the 

North-field Range which is within the Dog River watershed). The Mad River, which flows 7.5 

miles through town, is fed by upland headwaters and a number of major tributaries located 

partly or entirely within the town, including Folsom, Pine and High Bridge Brooks, which 

form in the Northfield Range, and the lower sections of Mill and Shepard Brooks flowing in 

from Fayston (see Map 6 in Appendix B). The Mad River and each of its major tributaries are 

distinct in character, and serve a number of important ecological, cultural, recreational, and 

aesthetic functions. 

 

Most surface waters in Waitsfield are designated by the state for management purposes as Class B 

waters, which are intended to support a variety of environmental, public and recreational uses. 

Headwater streams, defined by the Vermont Environmental Board as all year-round and intermittent 

streams above an elevation of 1,500 feet, are provided limited protection if a development is subject to 

Act 250 review. Headwaters above 2,500 feet in elevation are defined as more pristine Class A waters. 

 
Surface waters can serve as a barometer of environmental well-being. The 1991 report, Watching the 

River’s Health: The Condition of the Mad River and How to Improve and Protect It, resulted in the 

formation of the Friends of the Mad River, a nonprofit river advocacy group. The organization’s 

mission is to restore and maintain the physical, chemical and biological integrity of the river system, 

and build public support for clean water. 

 
In 1995, a river management plan, The Best River Ever, was developed that identified the following 

major problems and threats to the river and its tributaries: 



 

 

 
▪ Accelerated erosion and stream sedimentation resulting from poor construction, road and land 

management practices; 

▪ Impacts from stormwater including altered hydrology and sedimentation; 

▪ Lack of stream bank vegetation, resulting in stream bank erosion and higher water temperatures 

that affect local trout habitat; 

▪ Threats to biodiversity and ecosystems from invasive species such as Didymosphenia geminata 

(rock snot) and Japanese knotweed; 

▪ Water pollution from failing on-site septic systems, stormwater runoff, and poor agricultural 

practices; 

▪ Threats to public river access from development, overuse, misuse and changes in land 

ownership; 

▪ Other threats, from contaminants, excessive water withdrawal for snow making, and gravel 

removal; and 

▪ Lack of information and education about the river, including how the river functions, and how we 

contribute to the river’s problems. 

 
The Best River Ever also included over 100 specific recommendations to address each of these areas, 

many of which have been implemented. 

 
The Friends of the Mad River have sponsored a number of programs and projects over the years to 

monitor and enhance water quality, support recreational uses, and learn more about how the river 

functions. These include: 

 
▪ Annual river cleanups; 

▪ Assisting riparian landowners with stream bank stabilization and tree planting projects; 

▪ Completion of extensive geomorphic (physical) assessments of the river leading to 

the development of the Upper Mad River Corridor Plan; 

▪ Wildlife monitoring through sponsorship of Keeping Track®; 

▪ Publication of a Mad River resource guide for teachers; 

▪ Publication and distribution to every household of a guide for protecting the 

Mad River; and 

▪ The Mad River Watch Program, which is an ongoing lay monitoring program that 

collects and publicly reports water quality data. 

 
High bacteria (E.coli) counts have long been documented through local monitoring data and 

also in a 1998 study of selected tributaries of the Mad River. This pollution results from 

failing septic systems, agricultural runoff, and other sources. Currently the Folsom Brook and 

the Mad River, from the covered bridge in Waitsfield Village to its mouth, are included on the 

state’s list of impaired waters targeted for improvement. These surface waters are listed 

because monitoring data indicate that bacteria levels currently exceed state water quality 

standards and impair the use of these waters for swimming and other contact recreation. 

 



 

A total maximum daily load (TMDL) will be developed that will establish maximum pollut- 

ant levels from various sources and/or land uses. TMDL development will involve pollutant 

source assessments, the calculation of pollution loading rates that meet water quality 

standards, and associated source reduction requirements. 

 
Gaining public access to the river and protecting its riparian zone is also a local priority. For 

many years, the only permanent access to the Mad River in Waitsfield was the Couples Club 

Recreation Field. In 1993, the town acquired the six-acre Lareau Swim Hole parcel for use as 

a wayside park. Since then, the town has also acquired: the five-acre former Austin parcel 

adjacent to the swim hole; a deeded access to the river on the former Woliner (now Neill) 

parcel, which includes a segment of the Mad River Greenway and a small parking area for the 

greenway adjacent to the Meadow Road; a seven-acre parcel with river frontage immediately 

upstream of the swim hole (Tardy parcel); and the former barber shop parcel on Bridge Street 

adjacent to the Big Eddy Covered Bridge in 2012 which was awarded a grant in 2014 to 

develop the small parcel into a public park (“Lovett Park”) with public river access available. 

One hundred twenty-five acres of nearby woodland known as Wu Ledges, with approximately 

one-half mile of river frontage on the east side, was donated to the town in 2004. The 

combination of the Wu Ledges, Austin, Lareau and Tardy parcels protects from development 

approximately six-tenths of a mile of river frontage on the east side and about 0.15 mile on 

the west side, with about 300 feet protected on both sides. 

 
In December of 2000 the town purchased the Munn site, a tract of 12.2 acres located at the intersection 

of Rt. 100 and Kingsbury Road, for the purpose of possible gravel extraction, recreation, wastewater 

disposal and/or scenic protection. This parcel has approximately 800 feet of frontage on the east side of 

Mad River. 

 
Phase I and Phase II geomorphic assessments of the Mad River and some of the tributaries were 

recently conducted with financial assistance of the Department of Environmental Conservation’s 

Ecosystem Restoration Program. Those studies resulted in the mapping of the fluvial erosion hazard 

area for the Mad River. 

 
Groundwater. Fractured bedrock in the high elevations of the Northfield Range and gravel deposits in 

the lowlands and along the valley floor serve as the principal recharge areas for local groundwater 

supplies. Groundwater sustains base flows for the Mad River and its tributaries. It also currently 

provides potable water supply to all Waitsfield’s homes and businesses, through a combination of 

private and small community wells and springs. 

 
While the town benefits from generally abundant groundwater supplies, this dependence on scattered 

wells, particularly along Route 100 and in village areas, poses risks of potential groundwater 

contamination from a variety of sources. Once a groundwater source is contaminated, remediation, if 

feasible, is typically very expensive. There are a number of known contamination sites in Waitsfield, 

most of which are associated with leaking underground fuel storage tanks. The state requires 

remediation and/or monitoring of these sites to prevent further contamination of groundwater and 

potable water supplies. 



 

 

 
Groundwater supplies are also affected by periods of drought. During droughts many shallow wells and 

springs may temporarily dry up. With climate change, weather patterns are expected to change, but it is 

difficult to predict at the local level whether this will result in increased or decreased precipitation. 

 
Given the density of development and the lack of a comprehensive plan for wastewater disposal, the 

groundwater source areas in Irasville and Waitsfield Village are particularly at risk for contamination. 

Concerns over potential contamination have been a driving force in the effort to provide these centers 

with municipal water. After more than a decade of planning, design, funding acquisition, and 

permitting, construction of a new municipal water system began in 2010 to serve the Irasville and 

Waitsfield Village growth center. 

 
Vital to the protection of groundwater sources is an awareness of their recharge areas. Aquifer recharge 

areas are zones that contribute to subsurface supplies. A recharge area consists not only of the land area 

directly above the aquifer through which precipitation percolates, but also of upland areas from which 

runoff drains towards the aquifer. Uses of these lands, which may have the potential for spills of toxic or 

dangerous substances, also have the potential to pollute the aquifer. Excessive impermeable surfaces 

(e.g. from parking lots, buildings, etc.) deplete the groundwater supply. Also, as there is exchange 

between surface and groundwaters, land uses that pollute upstream waters may in time damage 

downstream aquifers. 

 
Aquifer recharge areas have yet to be adequately mapped, but source protection areas (SPAs) 

have been delineated as required by the state to protect public community water systems 

serving 15 or more service connections, or 25 or more users year-round. Under new state and 

federal regulations, source protection plans also must be developed for non-transient, non-

community public water systems, which serve more than 25 people for at least six months of 

the year. SPAs are delineated for the Fly-In business park, Verd-Mont mobile home park, the 

elementary and Spring Hill schools, the shopping centers in Irasville, Mad River Meadows, 

the Eagles, and Butternut Hill. 

 
Within designated SPAs, special consideration must be given to prohibiting, or carefully 

managing, development and practices that could contaminate local groundwater supplies. 

These include poorly designed or failing septic systems, underground storage tanks, and the 

storage of hazardous materials and road salt. 

 
Vermont’s groundwater protection law (10 VSA, Chapter 48) sets forth general policies for 

SPAs, and the Agency of Natural Resources (ANR) has published recommended land use 

guidelines for SPAs. In addition, in 2008 the Vermont Legislature passed Act 199 that 

enhanced groundwater protection in Vermont by declaring groundwater to be a public trust 

resource that must be managed by the state for the benefit of all Vermonters. 

 
Act 199 also established a large groundwater withdrawal-permitting program that requires 

any commercial groundwater withdrawal of more than 57,600 gallons per day (gpd) to 

obtain a permit from ANR. One of the criteria that a large groundwater withdrawal must 



 

meet is that the withdrawal must conform to any town or regional plan. As such, Vermont 

municipalities have the authority to control where and to what extent large groundwater 

withdrawals occur through their town plan, as well as the ability to regulate commercial 

extraction through zoning. 

 
11.F Earth Resources 

 

Geologic Features & Hazards. The bedrock underlying Waitsfield consists largely of highly 

metamorphosed graywacke, phyllite, gneiss and schist. Despite its location in the heart of the 

Green Mountains, there are no large-scale commercial rock quarries or mineral deposits in 

town. Only two small-scale quarry operations exist, both of which are operated on a limited 

basis. The Mad River does offer the recreational collector a chance to find small amounts of 

placer gold in return for a hard day’s work; hand panning for recreational purposes does not 

require a state permit but landowner permission should be sought and granted prior to any 

panning. 

 
Geologic hazards are minimal, though isolated rock falls and slides are common on steep or unstable 

slopes. Regional earthquakes, typically centered in the Adirondack Mountains or southern Quebec, 

occur with enough frequency and strength that public infrastructure, buildings and utility systems 

should incorporate basic seismic standards for earthquake resistance. 

 
Sand and Gravel. Sand and gravel, found in association with glacial and stream deposits, are locally 

more abundant and economically viable to extract for commercial and municipal purposes. The total 

extent of these deposits is unknown, although soil maps indicate roughly 2,200 acres of sand and 1,900 

acres of gravel is known to exist here. There are two permitted, privately owned sand and gravel pits in 

town, but only one is active. 

 
Historically, gravel extraction from the Mad River was common. In the 1980s, it was recognized that 

gravel extraction was depriving many of the state’s river systems of the sediment needed to maintain its 

geomorphic stability and causing extreme streambed degradation Gravel extraction from the rivers and 

streams is now carefully regulated by the state. 

 
Upland extraction operations also raise a host of potential conflicts. Active extraction operations result in 

noise, dust, truck traffic and visual blight. Such operations also can create safety hazards, affect 

groundwater supplies, result in the deterioration of local roads and infrastructure, create tensions with 

neighboring landowners, and impact an area’s rural character for residents and visitors. 

 
However, road maintenance and construction projects are dependent upon sand and gravel, which if not 

available locally must be hauled from more distant locations at great expense. In order to maintain safe, 

attractive roads in a cost-effective manner, the town has secured a reliable and economic source of gravel 

located east of Route 100 on the former Howard- Tucker parcel, which is accessed from the AmeriGas 

property south of Armstrong Road. The Town obtained permits for sand and gravel extraction in 2009, 

and anticipates that the site will provide the Town’s road and construction needs for a minimum of 



 

 

twenty years. 

 
The adverse impacts of sand and gravel operations can be addressed to a certain extent through local 

and state regulations, good management practices and mitigation. These tools can help to ensure that 

extraction operations have minimal impact on the local area and neighboring properties, and that sites 

are adequately reclaimed to allow for subsequent use once extraction is completed. Nonetheless, 

proposed operations must be carefully evaluated on a case-by-case basis to determine their 

compatibility with local circumstances and priorities. 

 

11.G Soils 
 

Agricultural Soils. Within the Mad River Valley, Waitsfield contains the greatest concentration 

of soils defined by the National Resource Conservation Service (NRCS) as prime agricultural 

soils. 

 
This includes 1,200 acres of prime agricultural soils and another 3,100 acres of soils of state- 

wide agricultural importance. Most of these soils are found in valley bottomlands, but also 

extend along the broad plateau south of Waitsfield Common (see Map 4 in Appendix B). 

 
The town’s less fertile upland soils went out of production a century ago with the 

abandonment of hill farms, but local farmers continue to rely on the best soils to remain 

economically viable. The location of active farmland in town strongly correlates with the 

location of prime agricultural soils. Because these soils are relatively well-drained and 

support on-site septic systems, they are also inexpensive to develop for a variety of other 

uses. Subdivision and associated development continue to threaten productive farmland, 

particularly outside of designated floodplain areas. 

 
Prime agricultural soils are a finite resource. Once converted to other uses, they are rarely 

returned to agriculture. They sustain and enhance local capacity for food production, and 

support existing and future farming operations. For these reasons, the town’s best 

agricultural soils must be protected from other forms of development. 

 
Farmers are also required to observe accepted agricultural practices, including the 

maintenance of buffer strips along waterways, to help minimize soil erosion and loss from 

farming operations. 

 
Forestry Soils. NRCS also has identified the best soils to support commercial forestry, 

including many upland soils that are too shallow, rocky or steep to support other types of 

development. As a result, prime forestry soils are generally less threatened by development, 

but are more sensitive to site disturbance and erosion. To help prevent soil erosion, the state 

adopted acceptable management practices to prevent soil erosion and maintain water quality 

on logging jobs. 

 



 

Septic System Suitability. Currently, all the town’s sewage treatment needs are addressed 

through individual or clustered on-site systems. Soil suitability for on-site septic systems, as 

determined from state design standards, varies widely throughout town. Map 5 in Appendix 

B gives an indication of soil suitability for on-site septic systems under state standards. 

Under this soil classification system, approximately half of the total acreage of Waitsfield is 

considered either marginally suitable or unsuitable for on-site systems. The majority of the 

unsuitable soils are located on very steep slopes, with the heaviest concentration being above 

1,500 feet in the Northfield Range. 

 
State standards adopted in 2002 reduced required isolation distances to bedrock and groundwater and 

allow for alternative technologies, which may open up more land to development over time. Local land 

use regulations should adequately safeguard these areas from incompatible forms of development 

rather than relying on state septic regulations to limit development. 

 

11.H Forest Resources 
 

Forest is the dominant land cover in Waitsfield, accounting for almost 12,300 acres, or approximately 75 

percent, of the town’s total land area. Forest resources provide a number of benefits, including an 

economic return for local landowners, air, water quality and flood protection, stream flow attenuation, 

wildlife habitat and connectivity, climate change mitigation via absorption and storage of carbon from 

the atmosphere in plant tissue, recreation opportunities for town residents and visitors, and an 

important visual backdrop to most scenic vistas. In assessing issues relating to forest resources in town, 

an understanding of concerns relating to timber management and ownership patterns is important and 

is addressed under the land use chapter of this plan (Chapter 12). As required by Act 171, Waitsfield’s 

forest blocks and habitat connectors were mapped in 2021, through a collaborative process between the 

Planning Commission andConservation Commission, with technical support from VT Fish & Wildlife 

and VNRC staff.  The mapping process culminated in a classification of tiered forest resource features in 

town, as shown on Map X (Appendix B) and described in this section. 

Forest Block: a contiguous area of forest in any stage of succession and not currently developed for 

non-forest use. A forest block may include recreational trails, wetlands or other natural features that do 

not themselves possess tree cover, as well as uses exempt from municipal regulation such as agricultural 

practices and forestry operations.  As part of the Act 171 updates to the Town Plan, forest blocks were 

mapped using a methodology outlined in Appendix C.  Forest blocks were then organized into tiers based 

on their ecological significance. These tiers distinguish primary and secondary conservation areas, as 

further defined below. 

 

Habitat Connector: Land or water, or both, that links patches or larger areas of wildlife habitat within a 

landscape, allowing the movement, migration, and dispersal of animals and plants and the functioning of 

ecological processes. A habitat connector may include recreational trails and uses exempt from municipal 

regulation such as agricultural practices and forestry operations.  Specifically, habitat connectors include all 

of the following: 

a. Wildlife Road Crossing: Wildlife road crossings include both over the road and under the 

road locations where conditions are at least relatively conducive to terrestrial wildlife 



 

 

movement from one side of the road to the other.  Over the road crossings are areas with at 

least relatively good forest cover and/or wetlands alongside the road on each side. Under the 

road crossings are areas where infrastructure such as bridges and culverts allow for wildlife 

movement.  Oversized bridges and culverts that  typically feature dry areas on either side of 

the water course are most beneficial for the greatest number of species.   

 

Route 100 is a barrier to habitat connectivity and wildlife crossing due to the volume, speed, 

and noise of traffic.  As part of the Act 171 mandated updates to the town plan, two analyses 

were completed. The first assessed each of the bridges and culverts along Route 100 to 

determine their suitability for wildlife crossing. The second evaluated tree canopy cover and 

the presence of wetlands in areas directly adjacent to the road to identify suitable over the 

road crossing locations. Over and under the road crossing areas have been identified on Map 

X (Appendix B) and have been grouped into two tiers based on their ecological significance.   

 

Only one location north of Waitsfield Village, near the intersection of Route 100 and N 

Fayston Road, was identified as a potential viable under-road crossing, although still 

requiring a good deal of habitat restoration on either side of the road to ensure viability.  The 

map identifies other areas along Route 100 and throughout town that provide opportunities 

for under and over the road crossing.  In these areas, it is important to ensure protection of 

contiguous habitat on both sides of the road and be strategic when new bridges or culverts 

are  installed that could serve as a potential under road crossing. 

 

b. Riparian lands:  Stream corridors and wetlands serve  as functional habitat connectors 

given their protection with overlays (FHAO and FEHO), stream buffers, and state 

protections, especially for wetlands.  These areas should be considered when planning for 

connectivity across the landscape. 

c. Connecting land: These areas provide connection between more contiguous, primary 

conservation areas.  Connecting lands are primarily classified as Tier 2 blocks on Map X and 

should be treated differently than the primary conservation areas.  These lands are of great 

importance for their connecting function and are perhaps at the greatest risk of short-term 

loss. 

 
Forest Fragmentation. Fragmentation is the division of a forest block by land development other 

than by a recreational trail or a use exempt from municipal regulation such as agricultural practices and 

forestry operations.  Fragmentation occurs when changes in land use or land cover partitions a once 

contiguous forest into smaller pieces. Fragmentation is often the result of land subdivision for non-

forestry uses, such as land subdivision and its associated infrastructure, including low-density, 

uncoordinated residential development. Since most development does not trigger Act 250 review and the 

closer scrutiny that law requires, it is important to consider potential impacts to forest resources from 

new development when crafting the Town Plan and implementing its intent through zoning bylaws and 

subdivision regulations.  

 
Forest Management. Sound forest management results in a stable economic return for landowners, 

local resources to support local industry, and perhaps most importantly, an incentive for keeping large 

tracts of land free of development and available to the public for recreation, wildlife, scenic enjoyment, 



 

and other “ecosystem services.” However, poor forest management can result in the degradation of 

biological diversity and can damage scenic landscapes. 

 

Generally, a sound forest management plan should consider multiple objectives, including sustainable 

timber production, the protection of water quality, maintaining a diversity of wildlife habitat, 

recreational opportunities, and aesthetic enhancement, depending on the site specifics of the parcel in 

question and the landowner’s vision and needs. Whatever the objectives of a forest property owner, 

developing and implementing a forest management plan in consultation with a qualified forestry 

professional, such as a consulting forester and / or the Washington County Forester, is one of the best 

means of managing a forest parcel for long term, sustainable forest health and production. Such a plan 

also provides an opportunity to balance timber production with other primary objectives including 

wildlife protection and recreation. 

 
Primary Conservation Area: As found on Map X, primary conservation areas are those forested, 

wetland, riparian, and/or habitat areas that serve the greatest ecological function. Primary Forest Blocks 

are treated separately. Primary Conservation Areas  warrant higher prioritization for voluntary efforts to 

limit development such as land conservation and educational initiatives, and where regulatory standards 

should be considered to shape the design and limit the impacts of  new development including subdivision, 

curb cuts, driveways, and new roads. 

These include: 

○ Rare, Threatened, & Endangered species element occurrences 

○ Wetlands & Streams (with 50' buffers) 

○ All lands over 2700' for Bicknell’s thrush 

○ Riparian habitats as mapped by Arrowwood  in the 2007 Inventory 

○ Vernal pools with 100' buffer  

○ Special Flood Hazard Area 

○ S1,S2 S3 natural communities and other locally significant (defined by Arrowwood)  

○ 1st tier wildlife road crossings (As defined by 2021 Mapping Subcommittee) 

 

Primary Forest Block: (Tier 1 Forest Block) The largest contiguous forested areas in Waitsfield. 

Primary Forest Blocks serve as core (forest) habitat for wildlife. The Primary Forest Block boundaries 

were identified using high-resolution land cover data and feature improved accuracy compared to the 

2014 Vermont Fish & Wildlife Department Habitat Blocks or the 2008 Arrowood CHUs. The perimeter 

areas of Primary Forest Blocks adjacent to Primary & Secondary Conservation Areas are of significantly 

more ecological importance than those adjacent to agricultural fields or development. These edge areas 

should be considered a high priority for conservation and voluntary efforts to limit development 

through educational initiatives and land conservation efforts should be encouraged. Regulatory 

standards in Primary Forest Blocks should be considered as a means to shape the design of new 

development, and limit forest fragmentation by new development including subdivisions, curb cuts, 

driveways, and new roads. 

 

Private Forest Lands. The majority of forestland in Waitsfield is privately owned. While much of the 

private forest is made up of variable-sized parcels associated with single-family residences, many 



 

 

undeveloped parcels of managed timber lands also exist. Much of this privately-owned forestland is 

located in the Northfield Range, although large tracts of managed woodlands are located adjacent to the 

valley bottom. Of the privately-owned forestland in town, more than 4,000 acres are currently enrolled 

in the State’s Use Value Appraisal (“current use”) program, and are therefore managed in accordance 

with a forest management plan approved by the county forester. In addition to land under forest 

management, small sawmills currently operate in Waitsfield, providing a value-added industrial base 

utilizing local forest resources. 

 

Public Forest Lands: 

a. Municipal Forests. In 1991, the town received a gift of 360 acres located on the 

southwest portion of Scrag Mountain, including much of the ridge-line south of the 

summit. Since then the town purchased an additional 20-acre parcel, and then 

adjacent parcels of 60 acres and 200 acres were donated to the town in 2008, 

expanding the municipal forest to approximately 640 contiguous acres of rugged high-

elevation land straddling the Northfield ridge. In 2017, the town and Vermont Land 

Trust negotiated a deal securing an additional 110 acres on the south and west portion 

of the property, bringing the total acreage of the Scrag Mountain Town Forest to 750. 

This land provides multiple benefits and opportunities to the town involving 

recreation, wildlife, scenic and watershed resources, and resource management (e.g., 

timber harvesting, sugaring). Primary access for public recreation and town forest 

management is now available through the newly acquired 110-acre “Scrag Forest 

Gateway Parcel” at the north end of Bowen Road. There is no deeded access to land on 

the east side of the ridge, but if access cannot be arranged with abutting landowners 

Vermont statutes may enable the town to access these lands for timber harvesting 

purposes. 

 
As mentioned in the Water Resources section above, the town also acquired most of 

the 140- acre Wu Ledges Town Forest through a donation in 2004. The Wu Ledges 

Town Forest encompasses substantial frontage along the east side of the Mad River 

and much of the hillside that provides the eastern backdrop to Irasville. In addition, as 

part of the Hastings Meadow subdivision, the town acquired fee title to an adjacent 14-

acre forested parcel, a conservation easement on an adjacent undeveloped 25-acre 

parcel, and trail rights on some neighboring private land. Together, these lands 

include a diversity of forest types and natural communities, and a network of public 

trails for hiking, snowshoeing, skiing and mountain biking. A small public parking 

area is now available at the end of Hastings Road. 

 
The Conservation Commission has lead responsibility for stewardship and management of the 

Scrag and Wu Ledges Town Forests on behalf of the town. Over the past decade, the 

Commission oversaw the completion of extensive inventories of the natural communities, bird 

habitat, and timber resources of these parcels, which then provided the foundation for the 

development of comprehensive management plans for each one. These plans, which integrate 

the various inventories with information on other attributes, such as recreational opportunities 

along with public input on goals and uses were completed in 2012 for the Scrag Mountain Town 



 

Forest and 2015 for the Wu Ledges Town Forest. 

 
Public lands like the Scrag and Wu Ledges Town Forests provide a variety of benefits through 

management of their natural resources and open space amenities and by serving as buffers 

between more developed areas. These public lands require fewer and less costly services than 

more intensively used private properties, and thus serve to diminish the need for on-going 

taxpayer support. Municipal revenue is being realized through periodic sales of carefully 

managed renewable timber and a sugaring license with a private sugarmaker, thus contributing 

to Vermont’s highly-valued working landscape and forest products industry while providing 

funds to support stewardship and management of the Town lands. Tourism and recreation 

opportunities, supported by the public access and visual amenities available from undeveloped 

town forest lands, are a major element of the Mad River Valley’s economic structure. Well-

considered uses of those lands, including public participation in the planning and management 

process, will help to maintain and improve the quality of The Valley lifestyle. 

 
Opportunities to expand municipal forests through the purchase or gift of land may 

exist. Public input should be considered prior to acquisition of additional lands. 

Transparency in the decision making process related to additional land acquisition 

should be considered critical to such a project. Any expansion should be followed by a 

comprehensive management plan, and should result in the acquisition of lands that 

will meet the town’s policies and objectives with respect to its valuable natural assets. 

 
b. Camel’s Hump State Forest (Howe Block). Approximately 550 acres of the 

Camel’s Hump State Forest are located in Waitsfield, in the Howe Block, along the 

Fayston boundary immediately south of Irasville on Dana Hill. This land is under 

multiple use management, subject to a Land Management Plan developed by the 

Vermont Department of Forest, Parks and Recreation. In addition to protecting much 

of a highly visible hillside, the state forest is actively used by local residents for 

hunting, hiking, skiing and biking. 

 
Recreational Trail: A corridor that is not paved and that is used for hiking, walking, 

bicycling, cross-country skiing, snowmobiling, all-terrain vehicle riding, horseback riding, 

and other similar recreational activity. 

 

Secondary Conservation Area: As found on Map X, secondary conservation areas are those forested, 

wetland, riparian, and/or habitat areas that serve an important but less significant ecological function.  

These areas should have measures that appropriately reflect their function in the landscape, including 

regulatory and non-regulatory approaches to limit fragmentation impacts. 

 

○ Remainder of vernal pool buffer (100’-600’) 

○ Early Successional Habitats (As defined by Arrowwood in 2007 Inventory) 

○ Ledges (As defined by Arrowwood in 2007 Inventory) 

○ Locally significant natural communities defined by Arrowwood and NOT included in 

Primary Forest Blocks   



 

 

○ 2nd tier wildlife Road crossings (As defined by 2021 Mapping Subcommittee) 

○ Tier 2 & 3 Forest Blocks (As defined by 2021 Mapping Subcommittee) 

11.I Environmentally Sensitive Areas 
 

Environmentally sensitive areas include those areas or features that serve important 

ecological functions, and are especially susceptible to degradation from land use and 

development activities. As such, they are generally considered for protection through both 

regulatory and non-regulatory means. 

 
Wetlands. Wetlands historically were viewed as worthless, mosquito-ridden bogs best suited 

for draining and filling for more productive uses. Wetland areas are now known to serve a 

variety of important ecological functions, including but not limited to storm water 

management and flood control, surface and groundwater recharge and protection and 

wildlife habitat. Thus, they are now protected under state, federal and local regulations. 

Wetlands also present significant development constraints associated with poor drainage 

and high water tables. 

 
There are no extensive wetland areas in Waitsfield, but many smaller wetlands are scattered 

throughout town (see Map 6 in Appendix B). The largest concentrations are found in the 

floodplains of the Mad River and in poorly drained areas in higher elevations south of Bald 

Mountain, including Printice Swamp. 

 

As of the writing of this plan, there are roughly 640 acres of mapped wetlands regulated by 

the state as shown on the Vermont Significant Wetland Inventory (VSWI) map for the town. 

This VSWI map is being updated and it is expected that more of the small wetlands, not 

previously shown, will be included. Even when this process is complete, site specific 

information and delineations may be required for the review of impacts associated with a 

particular development. Protection is provided through the designation of buffer areas at 

least 50 feet in width within which very few activities are allowed. 

 
The loss of wetlands, especially upland (palustrine) wetlands, is an issue of national, state and local 

concern. In some circumstances, where full protection is not feasible given other considerations, 

mitigation resulting in no net loss of wetland area or function may be appropriate. Wetlands have been 

identified in areas designated for development within Irasville. In 2001, a functional evaluation of 

delineated wetlands in Irasville was completed, which showed that the majority of the wetlands in the 

district were classified as wet meadows and had limited wetland functions. 

 
To the extent feasible, Irasville’s wetlands should be incorporated in site planning, design, and 

stormwater management systems. However, in order to achieve higher densities of concentrated 

development as envisioned for this area, some may need to be developed and mitigation of impacts 

provided. Further planning for Irasville should continue to explore options for wetlands protection and 

mitigation with state and federal officials. 

 



 

Floodplains and Flood Hazard Areas. Flooding is Waitsfield’s most common form of natural disaster and the 

most costly and dangerous to public health and safety. Flooding is also part of a natural process to 

dissipate the potentially damaging energy carried by raging rivers and minimize water quality 

degradation. 

 
Waitsfield has experienced flooding and attendant damages stemming from high rainfall events, rain on 

snow events, higher than normal spring runoff events, and higher than normal precipitation that was 

associated with tropical storms and hurricanes. The frequency and magnitude of flooding can also be 

associated with the amount of impervious cover that inhibits infiltration, resulting in greater stormwater 

runoff. 

 

There are generally two types of flooding in Vermont -- inundation and fluvial erosion. Inundation 

flooding occurs when floodwaters rise to levels that can flood roads and basements, whose velocities can 

be destructive to buildings and dangerous to people. Flooding can also cause fluvial (river-based) 

erosion, particularly if the stream channel is unstable. Fluvial erosion can threaten public infrastructure 

(e.g. roads, bridges, and culverts), private homes and business, and public safety and can result in 

significant property damage. 

 
Those areas of the floodplain that may be inundated with floodwaters are called ‘flood hazard areas.’ 

The Federal Emergency Management Agency (FEMA) manages the mapping of these areas and uses 

data to create flood hazard maps that outline the community’s range of flood frequencies up to and 

including the one percent annual chance flood (i.e. base flood). These maps, called Flood Insurance 

Rate Maps (FIRMs, or DFIRM for digitized maps), are used by the insurance industry to rate flood 

policies according to the flood risk of the property to be insured. The land area covered by the 

floodwaters of the base flood is identified on the FIRM as the Special Flood Hazard Area (SFHA). The 

SFHA is the area where the National Flood Insurance Program's (NFIP's) floodplain management 

regulations must be enforced and the area where the mandatory purchase of flood insurance applies. 

This is the regulatory standard also referred to as the "base flood elevation." Waitsfield’s mapped base 

flood elevation plain extends mostly along the Mad River and the lower reaches of its major tributaries 

(see Map 6 in Appendix B). The town’s FIRM is available in the town offices for review. The FIRM can 

also be viewed on the Vermont Flood Ready Atlas or the FEMA Flood Map Service Center website.1
 

 
In addition to the risks associated with inundation, there is the related hazard posed by storm-swollen 

streams and rivers, which may unexpectedly deepen, over-widen, or jump their banks and cut new 

channels. Due largely to human influences and invasive species propagation with less resilient root 

masses, many stream and river channels are no longer stable. Their instability creates an erosion hazard 

during major storms, which are becoming more common as a result of climate change. Fluvial (river-

related) erosion hazards often exist in locations that are unlikely to be inundated with flood waters. 

Eroding stream banks are also a significant source of sediment and polluting nutrients entering major 

rivers and lakes, which decreases water quality. 

 
The FEMA FIRM only shows those areas at risk for inundation and does not adequately identify areas at 

risk of erosion. Through the direction of the Vermont General Assembly, the Agency of Natural 
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Resources (ANR) has identified and mapped areas with the highest fluvial erosion hazard, which they 

have called “river corridors.” River corridors “encompass the area of land surrounding a river that 

provides for the meandering, floodplain, and the riparian functions necessary to restore and maintain 

the naturally stable or least erosive form of a river thereby minimizing erosion hazards over time.”2    In 

simple terms, river corridors show the land most vulnerable to erosion from flooding. Preventing further 

encroachment into the river corridor will minimize fluvial erosion hazards and property loss from 

flooding, enhance public safety, maximize channel stability, and maintain or improve water quality and 

habitat function 

 
Management efforts, directed toward long-term solutions that help curb escalating costs and minimize 

the danger posed or damage caused by storm-swollen streams, can help reduce flood and erosion 

hazards along river and stream corridors, improve water quality and aquatic habitat, and enhance 

aesthetic and recreational values of the town’s rivers and streams. 

 
Waitsfield experienced a significant flood in 1998 and a more recent flood in the spring of 2011, followed 

by a devastating flood from Tropical Storm Irene in August of that same year. In response to the effects 

of this flooding across the State, Act 16 was signed into law on May 6, 2013, to promote planning for the 

potentially severe impacts of flooding. This act requires towns to address flood resiliency in municipal 

plans adopted or readopted after July 1, 2014. Waitsfield is committed to improving its resiliency to flood 

impacts and has adopted policies to better protect identified areas. The town has also adopted flood 

hazard area regulations to limit development within flood hazard areas, as required for municipal 

participation in the federal flood insurance program. These regulations are intended to protect life and 

property, and to allow property owners to obtain National Flood Insurance Program (NFIP) flood 

insurance and mortgages at relatively affordable rates. In 2010, the town adopted new floodplain and 

fluvial erosion hazard regulations and maps as mandated by the Federal Emergency Management 

Agency (FEMA) and the NFIP. The town updated its flood hazard bylaws and added a fluvial erosion 

hazard bylaw to reduce the impacts associated with flooding. 

 
Given the increasing cost of taxpayer-funded flood recovery, Waitsfield is also committed to developing 

and implementing flood hazard mitigation to reduce and avoid the costs associated with the damage that 

would otherwise occur to homes, businesses, and public infrastructure in the wake of a flood. Hazard 

mitigation is defined as taking sustained actions to reduce or eliminate the long-term risks to people and 

property from flooding. Flood hazard mitigation includes strategies that use the beneficial functions of 

landscape features such as floodplains, river corridors, wetlands, and shorelines to cost-effectively 

reduce the impacts of flooding. These features provide the town with a first line of defense to dampen the 

damaging effects of flooding by storing floodwaters, as well as the sediment, nutrient pollution loads, and 

debris carried by floodwaters. Nationwide, one dollar spent in mitigation saves four dollars in avoided 

costs from flood damages. In May of 2017, Waitsfield adopted a Local Hazard Mitigation Plan to provide 

more direct and specific detail regarding flood resilience for the town including specific information on 

vulnerabilities and corrective actions to be considered. 

 
The following table is current data about Waitsfield from an Expanded Community Report 

as posted on Flood Ready Vermont. Currently, Waitsfield has the highest ERAF 

reimbursement rate of 17.5%, which means the town has adopted all five of the mitigation 



 

measures: Road and Bridge Standards, Local Emergency Operations Plan, National Flood 

Insurance Program, Local Hazard Mitigation Plan, and River Corridor Protection. 

 

Expanded Community Report from Flood Ready Vermont3
 

 

Flood Hazard Mitigation Actions Action Dates  Responsible ERAF Status 

1. 2013 Road and Bridge Standards 02/24/2014 
 

Waitsfield Yes 

2. Local Emergency Operations Plan 04/10/2017 
 

Waitsfield Yes 

3. National Flood Insurance Program 06/01/1978 
 

Waitsfield Yes 

4. Local Hazard Mitigation Plan 05/01/2017 
 

Waitsfield Yes 

5. River Corridor Protection 
 

Interim 
 

Yes 

ERAF Rate for Actions 1 - 4: 12.5% Actions 1 - 5: 17.5% ERAF Rate for Waitsfield: 17.5% 

19 Buildings in the Special Flood Hazard Area (SFHA) (estimated from e911 sites). 

Flood Insurance Policies in SFHA (Zone A, AE, AO, A 1- 30) 

Percent of buildings in the SFHA with flood insurance in force. 

Critical or public structures in SFHA or 0.2% flood hazard area (est. from e911 sites.) 

Percent of buildings in the SFHA. 

National Flood Insurance Program (NFIP) (Enrollment Date) 

Flood Insurance Rate Map Standard (Digital FIRM (DFIRM), Rough Digital, Paper) 

NFIP Status: Regular Program 

Community Rating System (CRS) 

15 

79% 

1 

2% 

06/01/1978 

DFIRM 

Waitsfield 

NA 

 

3 http://floodready.vermont.gov/ - retrieved 7/7/17
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Yes Local Emergency Operations Plan (LEOP) ERAF Status valid for Waitsfield? 

LEOP - annual update after Town Meeting and before May 1. 

Local Hazard Mitigation Plan (LHMP) ERAF Status valid for Waitsfield? 

LHMP - Valid for 5 years from FEMA final approval date 

LHMP - Status of review (Plans currently in review are valid for ERAF). 

River Corridor Protection in Waitsfield? 

River Corridor Interim Protection Status for ERAF valid for Waitsfield? 

Municipal Plan - Valid for 5 years from adoption date 

Zoning Adoption / Amendment Date 

Hazard Area Regulation Adoption / Amendment 

Date 2013 Road and Bridge Standards 

Town Highway Mileage in Waitsfield 

Waitsfield Road and Bridge Standards and Adoption Date 

Waitsfield Certificate of Compliance with Road and Bridge Standards and Date 

Town Highway Network Inventory Date 

Town Highway Structures Grant Rate (State match 80% or 90%) 

Class 2 Roadways Grant Rate (State match 70% or 80%) 

Project Manager email for VTrans Maintenance District 5 

04/10/2017 

Yes 

05/01/2017 

FEMA Formal Approval 

Yes 

Interim 

10/01/2012 

05/17/2010 

May 2010 

Yes 

35.410 

02/24/2014 

2/8/2016 

2/8/2016 12:00:00 AM 

80% 

70% 

dick.hosking@vermont.gov 

 

Stormwater. The town adopted the Vermont Transportation Agency’s Road and Bridge Standards 

contained in the most recent edition of The Orange Book for Local Officials to reduce stormwater 

impacts on town road infrastructure. The town is also working with the University of Vermont to conduct 

a stormwater management master plan for the town. 

 
In April 2015, the Selectboards of all five Mad River Valley (MRV) towns voted to support an application 

to High Meadow Fund to develop a long-term approach for building flood resilience and water quality in 

the MRV by improved and coordinated stormwater management. The grant was awarded in July 2015 

and the River to Ridges Initiative was formed. Since that time, this taskforce of interested citizens and 

municipal representatives coordinated by Friends of the Mad River, has been engaged in monthly 

meetings to identify readily-achievable strategies for reducing community vulnerability to stormwater 

runoff, develop information and resource-sharing strategies for municipalities, and prepare for 

impending state regulations related to cleaning up Lake Champlain Basin’s waters. 

 
In 2017, the five-town Ridge to River Initiative developed its pilot program, Storm Smart Program, to 

reduce damage to our community in light of climate change. This program works with area 

homeowners to help them address soil erosion problems. In addition to these efforts, they are 

developing a Valley-wide stormwater master plan in order to control runoff and reduce adverse 

impacts from flood events.

mailto:dick.hosking@vermont.gov


 

Wildlife Habitat. Waitsfield is home to a wide variety of plant and animal species and natural 

communities (distinct assemblages of plants and animals in particular environmental 

settings) that contribute to local biological diversity and ecological integrity, and support 

traditional activities such as hunting, fishing, foraging, bird-watching and other wildlife 

viewing. Forested upland areas harbor a wide array of bird species; mammals, such as black 

bear, deer, bobcat, moose, coyote, fisher, and rumored catamount populations; and many 

species of reptiles, amphibians, and insects. The Mad River and its tributaries support 

natural and stocked populations of brook, brown and rainbow trout. Wetland and river 

corridors, open lands and field edges also provide critical habitat for a variety of species. 

Wetlands supporting wildlife habitat, although not common in Waitsfield, are essential for 

the survival of mink, otter, beaver, black bear, moose, ducks, herons, other wading birds 

and shore birds, a variety of amphibians and reptiles, and other species. 

 
Human activities, however, can have devastating impacts on local wildlife populations, 

including: 

 
▪ The fragmentation of forest blocks and loss of contiguous forest habitat due to 

subdivision and development; 

▪ The fragmentation of habitat connectors or interruption of seasonal travel corridors; 

▪ Habitat degradation from air and water pollution; and 

▪ The introduction of exotic species. 
 

 

The extent of knowledge about wildlife habitat in Waitsfield and the Mad River Valley was  

significantly bolstered by the 2007 Natural Heritage Element Inventory and Assessment for 

Waitsfield and Fayston prepared by Arrowood Environmental. The purpose of this 

inventory was to map and assess the natural heritage elements that are important to the 

preservation of biological diversity. The scope of the project included the identification, 

inventory, assessment and ranking of five resource elements: wetlands, vernal pools, upland 

natural communities, wildlife habitat and connecting lands and rare elements.  This project 

provided a foundation for a number of additional projects including the 2008-2012 Forests, 

Wildlife, & Communities Project, the 2011 Tiered Ecological Priorities Map and the 

subsequent Ecological Conservation Focus Areas map.  Further detail is provided on each of 

these projects in this section.  Most recently, Act 171 related updates to the Town Plan 

required planning for forest block and habitat connector protections. This effort resulted in 

a further refinement of primary and secondary conservation areas (Map X) and updated 

terminology, informed by the past studies and a new mapping methodology. 

 
The Arrowwood study provided an overview of the various natural communities found in 

Waitsfield, as well as specific habitat types (land with physical characteristics that are 

critical to the survival of one or more species). While the study includes several maps of 

different natural features, those maps are not necessarily comprehensive in that extensive 

fieldwork was not conducted as part of the study. Therefore, delineation of natural heritage 

resources still must occur on a site-by-site basis, and unmapped resources likely exist in 



 

 

Town. The study identified the following landscape characteristics comprising significant 

wildlife habitat in Waitsfield: 

 

▪ Core Habitat, described in the 2007 Natural Heritage Inventory as “forested wildlife habitat that is 

far removed from human activities and their artifacts, such as roads, houses and active farmland.” 

This includes all of the Forest Reserve District and some adjacent land, especially Mount Waitsfield 

and the steep valley wall adjacent to the Mad River east of the North Road, as well as much of the 

land encompassing the Wu Ledges Town Forest and adjacent areas especially to the south. This 

“core habitat” has been incorporated into the Primary Conservation Areas on Map X as part of the 

Act 171 Town Plan updates (2021).  

▪ Forest Block, as described in Section 11.H of the Town Plan and mapped in Map X, Appendix B  

▪ Deer Winter Habitat, or deeryard, is generally found on south or west facing slopes below 

elevations of 2,000 feet, where coniferous forests predominate. Not only are such areas critical to 

deer, but nearly half (169 species) of Vermont’s vertebrate wildlife species rely on coniferous 

forests for at least part of their life needs. Due to their relatively high concentration, deeryards in 

Waitsfield serve a regional function. Covering approximately 4,000 acres, deeryards are 

concentrated primarily along the steep slopes parallel to the Mad River, and in the Folsom Brook 

drainage area.  

▪ Wetlands identified in the study include several different types that are important to wildlife, 

including floodplain forests, seeps, wetland complexes, xbow communities and vernal pools, which 

typically contain water only seasonally. 

▪ Mast Stands are concentrated stands of masting trees (e.g., American beech) that provide fruit or 

nut production. When concentrated into a stand, these trees provide a critical food supply for a 

variety of wildlife, including deer, turkey and bear. Mast stands are of particular importance to 

local bear populations, which tend to prefer stands that are isolated from human habitation. Eight 

mast stands were identified in Waitsfield, most — but not all — within larger areas defined as core 

habitat. 

▪ Riparian Habitat. As noted in the section of this chapter that addresses rivers and streams,” 

riparian vegetation is not only important for maintaining water quality and temperature — and 

therefore fish populations — but also for providing necessary habitat for amphibians, several 

mammals, including river otter, long-tailed weasels, moose and big brown bats, and a variety of 

bird species. Establishing stream buffers that limit encroachments and maintain vegetation is an 

effective way to protect this resource.  

▪ Rare & Endangered Species Habitat sites are inventoried by the Vermont Non-Game and Natural 

Heritage Project. Because of the vulnerability of the species in question, the precise locations of 

identified habitats are made available only to relevant officials and experts, and are not published 

or made available to the general public. To date, no rare or threatened species habitats have been 

identified in Waitsfield, although a complete inventory has not been undertaken.  

▪ Ledge, Talus & Cliff Habitats are used as nesting sites for a number of bird species, as well as 

denning sites for bobcats and porcupines. It is important that an adequate buffer be established — 

a minimum of 100 feet — to avoid disturbance from development activities. These areas include 

several craggy outcrops on the steep lower valley wall rising east of the Mad River, and in the 

Northfield Range.  



 

▪ Tier 1 Wildlife Road Crossings were identified as part of the 2021 mapping subcommittee’s work. 

See 11.H.2. These are places where landscape and land use characteristics combine to form an area 

where wildlife can move across roads to and from habitat areas. Three categories of corridor 

locations were identified:  

(1) general corridors likely used by a range of species;  

(2) potential travel corridors for bear and deer; and 

(3) travel corridors for amphibians moving between upland and wetland habitats.  

 

Although 27 “likely” travel corridors were  identified in Waitsfield as part of the 

2007 Natural Resource Inventory, it was noted that field verification of the location 

and function of travel corridors is needed.  As part of the process to update the 

Town Plan in accordance with Act 171, a refined methodology incorporating more 

recent data was used to identify wildlife road crossings and connecting lands.  Map 

X and Section 11.H provide updated mapping of habitat connectors and standards 

should be developed for these areas based on their classification on the map.  These 

areas are also considered significant wildlife habitat for the purposes of this plan. 

 
The Arrowwood study included management recommendations that can help landowners 

manage their property in a manner that maintains the ecological functions for wildlife. The 

study also identified “contiguous habitat units” that describe large areas where several 

different habitat types are combined to form a unit of relatively continuous wildlife habitat. 

This data and mapping provided a foundation for the forest block and habitat connector 

mapping completed with the 2021 Act 171 updates.   

 

As discussed in Chapter 8, maintenance of road infrastructure such as culverts and bridges 

should be done in a way that anticipates the increased frequency and magnitude of high 

storm flows that are likely with climate change (e.g. using larger diameter and/or bottomless 

arch culverts). Such actions can offer a win-win solution by reducing maintenance costs in 

the mid-to-long term and providing ecological benefits by improving conditions for the 

movement of aquatic and terrestrial animals within and along stream corridors that roads 

cross. 

 
As is true of other shared natural resources like the Mad River and our mountain ridgelines, 

it is important for Waitsfield and the neighboring towns to think about wildlife habitat and 

natural heritage resources not only on a town-by-town basis but also in a broader, collective 

context. Such an integrated perspective—one that is not confined by town boundaries—is 

essential if we and our neighbors throughout the Mad River Valley and beyond are to sustain 

the diversity of habitat and species that is a defining part of our sense of place. The 

Arrowwood study for Waitsfield and Fayston, and a parallel one that Arrowwood completed 

for Warren in 2008, provide an excellent foundation of knowledge from which to advance 

this type of shared approach to the conservation of wildlife habitat and key natural heritage 

assets. 

 
The Mad River Valley towns took an important step in this direction through the Forests, 
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Wildlife, & Communities (FWC) Project starting in 2008. The FWC Project was a 

collaboration among the Mad River Valley Planning District, local and state conservation 

organizations, state and federal agencies, and representatives in the town of the Mad 

River Valley to implement a regional and landscape level approach to wildlife and 

forestland conservation by engaging and assisting landowners, residents, and local 

officials about community-oriented and landowner-based strategies for forestland and 

wildlife habitat conservation. One output of the FWC Project was the development of 

maps that bring a valley-wide lens to the individual Arrowwood studies. Through the 

support of the VT Fish & Wildlife Department and various FWC Project partners, the 

maps help prioritize previously mapped resources and serve as a valuable resource for 

municipal and watershed level planning. The 2011 Tiered Ecological Priorities Map, 

developed as a planning tool for municipal governments in the Mad River Valley, 

identifies areas that ecologists have deemed important for conservation. The map 

prioritizes resources into four levels, reflecting what are believed to be the most 

important places for maintaining The Valley’s fish and wildlife populations and 

biological diversity. A second map, Ecological Conservation Focus Areas, identifies the 

degree of co-occurrence or overlapping of several ecological principles. It shows areas 

appropriate for conservation action, such as where to focus technical assistance or 

voluntary land acquisition. Together, the information in these maps provide a platform 

from which the towns and landowners can consider appropriate actions—whether 

individually or collectively—to sustain the Valley’s vital habitats. 

 
11.J Invasive (Non-Native) Species 

 

While some non-native species don’t pose a danger in their new host environments, many 

persist and proliferate to the detriment of native species, natural communities, and 

ecosystem functions. These organisms can pose a risk because they often have no natural 

predators and can out-compete native species, greatly reducing biodiversity and altering 

“ecosystem services” such as forest productivity and outdoor recreation. Thus, these 

species—which can include both terrestrial and aquatic plants and animals—have been 

labeled “invasive, non-native species.” 

 
Invasive, non-native species pose a number of environmental, economic, and human health 

threats. Unfortunately, Waitsfield and the rest of the Mad River Valley are not immune to 

the effects of invasive non-native species, and the threat from them is growing. The list of 

such species that are already present in the Mad River Valley is extensive – for instance, 

Japanese knotweed, glossy buckthorn, honeysuckle, Japanese barberry, Didymo (or “Rock 

Snot”), winged euonymus or “burning bush,” purple loosestrife, and wild chervil. And others 

that could have a transformative effect on our forests—such as Asian longhorn beetle, 

emerald ash borer, and hemlock wooly adelgid—are not here yet but may not be far off. 

 
While some species like knotweed are already widespread, the good news is that many are 

not yet prolific locally and so offer an opportunity for effective management to prevent or 

limit their spread. Before the threat and impacts of existing and new invasive, non-native 
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species intensify, the Town should do whatever it can independently and in collaboration 

with others (e.g., the other Mad River Valley towns, appropriate state agencies, nonprofit 

organizations like the Friends of the Mad River and the Vermont Chapter of The Nature 

Conservancy) to develop and implement an effective prevention and management regime. 

Potential elements include: 

 
▪ Surveying the presence and location of invasives in town (and the Mad River Valley 

more broadly). Seek input from foresters and other land managers on what they are 

finding. 

▪ Developing an “Early Detection/Rapid Response” protocol to limit and control small- 

scale outbreaks of invasives before they proliferate into larger, more difficult 

problems. 

▪ Addressing invasives in the development and implementation of management plans 

for town-owned lands. 

▪ Linking with the emerging statewide citizen science monitoring initiative for 

invasives, which will include a mapping component and protocols for assessment. 

▪ Working with the town road crew to adopt and implement best management 

practices to prevent the spread of invasives (e.g., ensuring all fill that is moved in 

town is “weed-free,” cleaning equipment, changing mowing regimes). The New 

Hampshire Department of Transportation’s 2008 publication “Best Management 

Practices for Invasive Plants” is one source for formulating BMPs. 

▪ Replacing any plantings in front of town-owned buildings that have invasives. Use 

this project as an example to help the public understand and prevent the spread of 

invasives. 

▪ Promoting the use of natives by any applicants that are seeking design approvals 

through the town. At the very least, make sure that the list of approved plants does 

not include known invasives. 

▪ Educating landowners about invasives by having information on the town website. 

▪ Conducting and publicizing an invasive species management/restoration project 

on town lands. 

▪ Encouraging residents to replace any invasives on their property with native species. 

▪ Exploring the establishment of a Valley-wide Cooperative Invasive Species Man- 

agement Area (CISMA) to promote collaborative planning, management, and 

outreach to prevent or reduce the spread of invasives. 

 
In the summer of 2017, the Selectboard approved a plan forwarded by the Conservation 

Commission to use carefully controlled, targeted chemical treatment to manage invasive 

plants on the town-owned Austin parcel, which caused a strong backlash among residents. 

The Conservation Commission held a special public forum and multiple regular meetings on 

the topic, and recommended to the Selectboard to reverse course and pursue the use of 

manual and mechanical treatment methods instead of herbicides. From this experience, an  

important first step in treating invasive species – particularly near the Mad River and other 

water bodies – is to try manual and mechanical methods rather than chemical treatment. 



 

 

 

11.K Goals 
 

11.K-1. The responsible stewardship and sustainable use of Waitsfield’s natural resources 

in a manner that protects and enhances the town’s and the broader Mad River Valley’s 

environmental well-being for the benefit of future generations. 

 
11.K-2. The conservation of natural features that contribute to Waitsfield and the Mad 

River Valley’s ecological health and biological diversity. 

 
11.K-3. A flood resilient community able to withstand extreme events with 

minimal impacts to life, property and natural resources.Flood resiliency, mitigation, 

and restoration following flood events such as the one that occurred in May 2011 and Tropical 

Storm Irene which occurred in August 2011. Particular attention should be paid to protecting the 

flood-prone Historic District in Waitsfield. 

 

11.L Policies 
 

Big Picture 

11.L-1. Identify important natural resources, including prime agricultural soils, forest 

resources (soils, products, habitat, forest blocks, habitat connectors), significant wildlife habitat, 

floodplains, river corridors, water resources and other features described in this plan. 

11.L-2. Protect identified natural resources through measures and programs that support, 

where appropriate, the sustainable use of those resources, including management of productive 

forests (including forest blocks), agricultural use of prime agricultural soils, commercial and 

non-commercial recreational use of land and water, and the generation of renewable energy. 

11.L-3. Pursue land conservation projects in accordance with the overall policies of this 

plan. 

11.L-4. Evaluate development proposals against the policies of this plan during local and 

state regulatory processes to ensure that such proposals are in conformance with the plan. 

11.L-5. Collaborate with and support the efforts of local, regional and statewide 

conservation organizations to protect open space in Waitsfield through voluntary programs 

(e.g., purchase or donation of fee title or development rights). Priorities for open space 

protection include: 

11.L-5.a Productive agricultural land and working farms; 

11.L-5.b Primary agricultural soils, including those not presently in production, unless such 

soils are located on parcels identified as appropriate areas for future 

development; 

11.L-5.c High elevation land (above 1,500 feet) in the Northfield Mountain Range; 

11.L-5.d Significant wildlife habitat (as defined in this chapter); 

11.L-5.e Trail corridors, river access points and areas for dispersed recreation (e.g., 

hunting, hiking, biking and other non-motorized activities); 



 

11.L-5.f Riparian lands, river corridors and floodplain; 

11.L-5.g Identified scenic viewsheds;  

11.L-5.h Undeveloped parcels adjacent to existing conserved lands; and  

11.L -5.i Forest blocks and habitat connectors. 
11.L-6. Collaborate with other Mad River Valley towns and public and private organizations to 

further the sound stewardship of shared natural assets including the Mad River, mountain 

ridgelines, forest blocks, significant wildlife habitat, and habitat connectors. 

11.L-7. Support the efforts of the Mad River Valley Planning District, Mad River Valley Rural 

Resource Commission and other organizations to implement and update the Mad River Valley 

Rural Resource Protection Plan. 

11.L-8. Control and, where possible, prevent and / or eliminate invasive, non-native 

species in Waitsfield through town actions, public engagement with landowners and other 

residents, and collaborative efforts with other towns and partners. Manual and/or mechanical 

means are the preferred methods of invasive and non-native species management and are to be 

utilized unless these means are demonstrated to be infeasible in a specific application due to 

associated costs and availability of services. 

11.L-9. Prohibit land development and forest cover removal on slopes 25% or greater. 

11.L-10. Ensure that the extraction of finite earth resources, including sand and gravel, is 

conducted carefully to minimize adverse impacts on surrounding properties and the community 

at large, and to ensure restoration of the site upon completion of the extraction activity.  

 

Public Lands & Open Space 

11.L-11. Manage town-owned conservation properties (Scrag, Wu Ledges, Austin, Tardy) for a 

responsible, sustainable mix of uses  in accordance with management plans prepared by the 

Conservation Commission. 

11.L-12. Explore the benefits of expanding the Green Mountain National Forest proclamation 

boundary to include land located east of Route 100 which would allow the Town to obtain 

and/or facilitate federal technical and conservation assistance and Forest Service funds. 

 
Agriculture 

11.L-13.11.L-12. Enact, incentivize and support measures to preserve primary agricultural soils for 

continued and future agricultural use. 

11.L-14.11.L-13. Minimize the fragmentation of prime agricultural soils through the town’s land 

use regulations. 

 
 

Forest Resources 

11.L-15.11.L-14. Design all land subdivisions above an elevation of 1,500 feet carefully to avoid, 

minimize or mitigate adverse impacts to significant wildlife habitat, productive forest land and 

forest blocks, scenic viewsheds, shallow soils, and headwater streams. Appropriate methods to 

avoid, minimize, or mitigate such impacts include clustering development on the least sensitive 

portion of the site while retaining the bulk of the initial parcel as open space. 

11.L-16.11.L-15. Prohibit land development, including the construction of roads or extension of 
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utilities, above an elevation of 1,700 feet, with the exception of activities related to non-

commercial recreation, forest management and low-impact seasonal camps. 

11.L-17.11.L-16. Design land subdivision and development to avoid undue adverse impacts to 

significant wildlife habitat, the forest blocks and habitat connectors identified in Map X, and 

forest blocks located outside of designated growth areas.  

  

 An undue adverse impact to significant wildlife habitat is any consequence of development 

that would demonstrably reduce the ecological function of said habitat (on a particular 

parcel).  

  

 An undue adverse impact to a forest block or habitat connector is any consequence of 

development that a) results in a demonstrable reduction in the ecological function of the 

area, b) along with other impacts in the area, would lead to a cumulative reduction in the 

ecological function of the forest block or habitat connector, or c) would interfere with the 

ability of landowners to manage land for forestry. 

 
11.L-18.11.L-17. Design local incentives to encourage the conservation of large, unfragmented 

parcels or clusters of parcels, with a particular emphasis on Tier 1 Forest Blocks. 

11.L-19.11.L-18. Establish policies to minimize the impacts of curb cuts, private roads, and 

driveways on forest blocks and habitat connectors with a particular emphasis on edge areas 

around Tier 1 and Tier 2 Forest Blocks. 

11.L-20.11.L-19. Open space in planned unit and planned residential developments should 

prioritize conservation of the forest blocks and habitat connectors identified in this plan (on 

Map X).  Maintenance of such open space should be guided by a management plan that retains 

and, where appropriate, restores habitat function and connectivity. 

11.L-21.11.L-20. Seek opportunities to improve riparian habitat conditions where possible in 

collaboration with land owners adjacent to identified Tier 1 and Tier 2 wildlife road crossings 

(see Map X), particularly those located along Route 100. 

11.L-22.11.L-21. Support the goals of the Forests, Wildlife, & Communities Project, utilizing the 

Tiered Ecological Priorities Map for conservation planning and development review 

proceedings. Reference the Ecological Conservation Focus Area Map when focusing on technical 

assistance or ascertaining cost-efficient utilization of the town’s conservation resources. 

11.L-23.11.L-22. Enact, incentivize and support measures to maintain intact forest blocks and 

habitat connectors through the town’s land use regulations.  

11.L-24.11.L-23. Promote sustainable forest management through education and outreach to 

maintain or enhance water quality (see Acceptable Management Practices for Maintaining 

Water Quality on Logging Jobs in Vermont), significant wildlife habitat (as defined in this 

chapter), scenic resources, and other forest values (e.g. carbon sequestration). 

 

Water & Wetlands 

11.L-25.11.L-24. River corridors, flood plains, wetlands, and upland forest areas that attenuate 

and moderate flooding and erosion shall be protected and, where necessary and appropriate, 

restored. 

11.L-26.11.L-25. Protect and enhance the quality of Waitsfield’s surface waters through the 
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maintenance and restoration of vegetated buffers in river corridors along all streams and rivers. 

11.L-27.11.L-26. Prohibit the removal of gravel from the Mad River and tributaries in excess of 

volumes presently allowed by the state. 

11.L-28.11.L-27. Design land subdivisions and land development to control stormwater runoff, 

increase infiltration and avoid adverse off-site impacts to water quality. Post- development 

stormwater should infiltrate or flow off the property at similar rates and locations to pre-

development conditions. 

11.L-29.11.L-28. Consult with the Friends of the Mad River and local fisheries groups on projects 

that may impact the Mad River and tributaries. 

11.L-30.11.L-29. Support the efforts of the Friends of the Mad River and other organizations to 

implement and update the Best River Ever: A Conservation Plan to Protect and Restore 

Vermont’s Beautiful Mad River Watershed (https://www.lcbp.org/publications/best-river-

ever-conservation-plan-protect-restore-vermonts-beautiful-mad-river-watershed-lcbp-

demonstration-report-7/) and the Ridge to River 

(https://www.friendsofthemadriver.org/ridge-to-river.html) initiatives. 

11.L-31.11.L-30. Maintain the existing classifications of the town’s surface waters, with the 

exception of headwater streams above an elevation of 1,500 feet which should be upgraded to 

Class A. 

11.L-32.11.L-31. Control the extraction of groundwater for commercial purposes carefully to 

ensure that water is extracted at sustainable rates and to prevent the depletion of water supplies 

in the community. 

11.L-33.11.L-32. Limit development in SFHA and river corridors, as delineated on the most recent 

FEMA DFIRM maps and ANR mapping. 

11.L-34.11.L-33. Existing homes and businesses at highest risk of flood damage (i.e. those within 

SFHA or river corridors) should be identified and prioritized for mitigation actions (e.g. 

relocation) or purchased for  demolition in coordination with the ANR River Management 

Section and the Regional Planning Commission . 

11.L-35.11.L-34. Support the purchase of undeveloped parcels (or their development rights) within 

the SFHA and river corridor to permanently prevent development in those areas. 

11.L-36.11.L-35. Consider increasing the height above BFE for new development and substantial 

improvements to existing structures within the SFHA to 2 - 3 feet.  

11.L-37.11.L-36. Prevent the development of critical facilities in the SFHA and river corridors. 

11.L-38.11.L-37. Establish and sustain a flood hazard area education and outreach effort to foster 

flood damage mitigation and ensure property owners are better prepared for future flood 

damage. 

a. Coordinate with the Regional Planning Commission to host flood mitigation workshops 

for residential landowners and business owners, to educate them on measures to reduce 

flood risk and damage. 

b. Encourage property owners to review the flood hazard and river corridor maps and 

consider flood proofing their property, implementing stormwater management 

techniques, and/or purchasing flood insurance. 

11.L-39.11.L-38. Agriculture, recreation fields, parks, and open space are all appropriate uses of 

flood hazard areas, provided no new structures are constructed and no fill is introduced. 

11.L-40.11.L-39. Work with ANR, the Regional Planning Commission and landowners to lessen 
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flood risk by restoring natural channel functions through removal of berms, dams, and levees, 

where practical. 

11.L-41.11.L-40. Continue to protect natural and beneficial functions for mitigating flood hazards.  

11.L-42.11.L-41. Promote hazard mitigation as a cost-effective measure to improve the town’s 

resilience to flooding. 

11.L-43.11.L-42. Continue on-going emergency preparedness and response planning. 
11.L-44.11.L-43. To minimize loss from flooding and erosion, ensure zoning regulations for flood 

hazard and fluvial erosion areas are regularly reviewed and updated to comply with state 

standards and recommended guidelines for SFHA and river corridors. 

11.L-45.11.L-44. Define regulations that address post-disaster reconstruction. 

11.L-46.11.L-45. Consider enrolling in the “Community Rating System” as a tool to reduce flood 

insurance premiums, and strive for a class 1 rating. 

11.L-47.11.L-46. Prevent the storage of valuables in flood-prone areas (e.g. town archives, library 

collections). 

11.L-48.11.L-47. Address the storage of unsecured objects in the floodplain. Engage local farmers in 

discussions about the mutual benefits of storing hay bales and other materials and equipment 

outside of the special flood hazard area and river corridor. 

11.L-49.11.L-48. Develop and maintain mutual aid agreements with neighboring communities.  

11.L-50.11.L-49. All development in Class I or II Wetlands should be avoided. Wetlands that 

provide critical flood storage functions shall remain undeveloped or have compensatory storage 

constructed so as to achieve no net loss of such wetland function. In the long term, restoration 

and enhancement of additional wetlands should be pursued in order to improve Waitsfield’s 

flood resilience. 

11.L-51. Prohibit land development on wetlands, unless it can be done with appropriate 

permitting and mitigation, particularly with regard to any critical ecological function that may 

be compromised by development. 

11.L-52.11.L-50. Maintain a town bridge and culvert inventory. Use this information to develop a 

replacement schedule (in collaboration with AOT) for undersized and / or failing bridges and 

culverts.  

11.L-53.11.L-51. Address structural deficiencies in transportation infrastructure as soon as possible. 

11.L-54.11.L-52. Maintain bridges, roads, ditches, and culverts to Town Road and Bridge Standards 

in order to avoid incurring additional flood damage costs associated with failure of these critical 

structures. 

11.L-55.11.L-53. When bridges and culverts are replaced, they should be designed and implemented 

in a way that facilitates the movement of aquatic and terrestrial wildlife. 

 

11.L-56.11.L-54. Protect the Historic District using hazard mitigation strategies, including flood- 

proofing and/or elevating structures. 

11.L-57.11.L-55. Land development within mapped water supply source protection areas should 

be designed to avoid groundwater contamination and discourage uses posing a high risk of 
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contamination. 

11.L-58.11.L-56. Support further investigation of wastewater options to serve designated growth 

centers as a means of avoiding contamination of ground and surface waters. 

11.L-59.11.L-57. Support the continuation and expansion of the state current use program (“Use 

Value Appraisal”) to tax farm and forest properties at their productive value rather than their 

development potential. Encourage the participation of Waitsfield property owners in that 

program. 

 

11.M Tasks 
 

Big Picture 

11.M-1. Coordinate with land conservation organizations to ensure that conservation projects in 

Waitsfield are consistent with the goals and policies of this plan. [Selectboard, Town 

Administrator, Planning Commission, Conservation Commission, Mad River Watershed 

Conservation Partnership*] 

11.M-2.  Maintain a reserve fund to support land conservation efforts (highlighted in the 

Town Plan), with annual allocations included in the capital budget and program. [Selectboard, 

Town Administrator] 

11.M-3. Explore ways to educate landowners, especially new arrivals to the community, about 

techniques for good land stewardship and natural resource conservation. [Planning Commission, 

area real estate brokers*] 

11.M-4. Review and compare the Agency of Natural Resources and Agency of 

Transportation’s guidelines on transportation infrastructure maintenance and development. 

Determine which should be used in Waitsfield to maintain or enhance habitat connectors. 

[Planning Commission, Friends of the Mad River*] 

11.M-5. Explore the establishment of a Valley-wide Cooperative Invasive Species Management 

Area (CISMA) to promote coordinated planning, management, and outreach to prevent or 

reduce the spread of invasives. [Conservation Commission, Planning Commission, Friends of 

the Mad River*, Vermont Chapter of The Nature Conservancy*, Vermont Agency of Natural 

Resources*, The Mad River Path Association,] 

Public Lands & Open Space 

Agriculture 

11.M-6. Enact, through zoning and/or subdivision regulations, measures to preserve 

primary agricultural soils for continued and future agricultural use, and measures to maintain 

the integrity of forest blocks for continued natural resource functions which should include 

avoiding or minimizing  the fragmentation and development of these resources. [Planning 

Commission] 

Forest Resources 

11.M-7. Form a committee, to include willing landowners, to develop a multi-property 

management and conservation plan for lands in the Forest Reserve District with a particular 

emphasis on Tier 1 and Tier 2 forest blocks and habitat connectors. [Conservation Commission, 

Planning Commission, Tree Warden] 



 

 

11.M-8. Integrate fish and wildlife inventory data and information into strategies that encourage 

the maintenance and enhancement of wildlife habitat and habitat connectors (as identified on 

Map X of Appendix B). [Conservation Commission, Planning Commission] 

11.M-9.  When the opportunity presents itself, participate in the review and revision of the 

Camel’s Hump State Forest (Dana Hill Forest) management plan to ensure that significant 

wildlife habitat, recreation opportunities and aesthetic resources are protected and enhanced. 

[Selectboard, Town Administrator, Conservation Commission] 

 

Water & Wetlands 

11.M-10.  Develop a revised master plan for Irasville that includes water, wastewater, and 

stormwater systems designed to  avoid contamination of surface and groundwaters. 

[Selectboard, Town Administrator, Planning Commission] 

11.M-11.  Implement appropriate actions to meet the requirements set by ANR’s  total 

maximum daily load (TMDL) for the Mad River watershed. [Planning Commission, Selectboard] 

11.M-12.  Consult with the Friends of the Mad River and local fishery groups on projects 

that may potentially impact the Mad River and tributaries. [Planning Commission, Friends of 

the Mad River*] 

11.M-13.  Develop, implement, and regularly update flood hazard mitigation plans . 

[Planning Commission, Development Review Board, Selectboard] 

11.M-14. Work with VTrans and the Regional Planning Commission to improve the flood 

capabilities of state or Town-owned transportation infrastructure. [Selectboard, Town 

Administrator, Planning Commission] 

11.M-15. Request hydraulic studies, estimate costs, and seek funding for the replacement of 

undersized bridges and culverts that are designed to meet or exceed the requirements of the 

VTrans Hydraulics Manual and the ANR Stream Alteration Standards. [Selectboard, Town 

Administrator, Planning Commission] 

11.M-16. Maintain a town bridge and culvert inventory. Use this information to develop a 

replacement schedule (in collaboration with AOT) for undersized and / or failing bridges and 

culverts. [Selectboard, Town Administrator, Planning Commission] 

11.M-17. Require new culverts and bridges to meet VTrans Hydraulics Manual and ANR Stream 

Alteration standards. Ensure the design of new bridges and culverts facilitate the movement of 

aquatic and terrestrial wildlife. [Selectboard, Town Administrator, Planning Commission] 

11.M-18. Develop or update a capital improvement plan that addresses: the replacement of 

undersized culverts and structurally deficient bridges; the protection of vulnerable sections of 

public roads; the purchase of river corridor easements; and other measures to finance priority 

mitigation strategies for municipal infrastructure and facilities. [Selectboard, Town 

Administrator, Planning Commission] 

11.M-19. Review and update the town’s flood hazard and fluvial erosion regulations to be 

consistent with the most recent state standards, requirements, and recommended guidelines for 

SFHA and river corridors. [Planning Commission] 

11.M-20. Participate in Valley-wide stormwater master planning. [Selectboard, Planning 

Commission] 

11.M-21. 11.xxx    New task about Housing & Act 171 mapping - related to subdivision 



 

design, PRD, PUD, future Land Use Map



 

 

12. Land Use 

 

12.A Overview 
 

Planning for future land use must consider all aspects of the Plan. It must balance the needs 

of the community, support opportunities for economic growth and development, provide 

access to transportation options, while safeguarding the resources and character that make 

Waitsfield such a special place to live, work, and visit. Identifying a common plan for the use 

and development of land, and achieving that plan through government policies and 

regulations, is among the most important, and controversial, planning issue faced by local 

communities. Waitsfield anticipates, and welcomes, well-planned growth and development 

that combines the creation and enhancement of walkable and diverse places with the need to 

build sustainable infrastructure and buildings that maintain and promote the rural character 

of the town. 

 

12.B Character of the Area 
 

Waitsfield is a rural community with a working landscape, a regional commercial center, a 

bedroom community, a tourist destination, and is home to a variety of species, habitats and 

natural resources. This is reflected in the primary land uses and types of land cover that 

presently exist. A prevailing characteristic of Waitsfield is the extensive forest cover, 

especially in mountainous areas and on steep slopes rising from the valley floor. The town’s 



 

aesthetic character, however, is defined by the contrasting patchwork of forest with large 

areas of farmland, especially in the vicinity of Waitsfield Common and the valley floor, and an 

attractive built environment. Commercial development is concentrated in existing centers, 

Waitsfield Village and Irasville, and in the Limited Business and Industrial Districts. 

Residential development is widely distributed throughout town, although concentrations exist 

in the village centers and in rural areas served by major roads near the villages. 

 
The character of the area plays an important part in the state review of applications for 

proposed projects with regard to the proposed project’s impact on aesthetic impacts in an 

area (under the Quechee Lakes analysis). Development should be considered thoughtfully to 

ensure that the aesthetic values and visual integrity that define the character of the area are 

not unduly adversely impacted. To that end, the future land use plan for the town builds on 

historic precedent and past planning efforts and is based on the desire to maintain and 

reinforce the town’s traditional settlement pattern, which is characterized by the following 

distinct features: 

 
▪ Compact, mixed use village centers, and industrial areas, served by major trans- 

portation routes; 

▪ A rural landscape surrounding the village centers, encompassing working farms, 

open meadows and forest and low density residential development; 

▪ Small, compact residential “hamlets” located in appropriate locations throughout the 

rural landscape; and 

▪ The least accessible and most fragile areas, including the mountainous eastern 

boundary, remaining essentially undeveloped. 

 
The Villages. Waitsfield Village historically served as the town’s commercial and service 

center, although much of the retail and commercial base has shifted to Irasville in recent 

decades. But most community services, including the fire department and ambulance 

service, library, town offices and elementary school, remain in the village. 

 
Waitsfield Village is listed on the National Register of Historic Places as a Historic 

District. The village exemplifies a classic New England development pattern characterized by 

a compact development center, dominant public buildings and contrast between the village 

and surrounding countryside. While the village’s historic character is largely intact, much of 

the contemporary development at the northern end deviates from the traditional styles 

found elsewhere in the village. 

 
Waitsfield Village also received state “village center” designation in 2007 (see map that 

follows), which makes owners of included properties eligible for tax credits for the 

rehabilitation of historic buildings and increases the town’s ability to secure funding for 

projects benefiting the village from some state programs.



 

 

 

 

An important element of the village’s historic character is the sharp contrast between the 

compact village and the surrounding countryside. The wooded hillside west of the village, 

and farm fields to the east, are subject to conservation easements and will remain 

undeveloped. The Mad River and the exposed ledges and winding character of Route 100 to 

the south also define strong boundaries and a clear southern gateway to the village. 

 
The area to the north of the village, however, including agricultural land bordering Route 

100, is critical to maintaining the sharp distinction between the village and the surrounding 

countryside. The northern boundary of the Waitsfield Elementary School property and the 

row of pine trees north of the Waitsfield Telecom property create a strong northern gateway. 

 
Irasville Village has served as Waitsfield’s principal growth center for nearly 30 years. 

Centrally located in the Mad River Valley at the crossroads of Routes 100 and 17, Irasville is 

the result of farsighted land use policies and public and private investment initiated in the 

1970s and continuing through today. Encompassing approximately 190 acres, Irasville was 

envisioned as a compact, mixed use village serving the commercial, cultural and housing
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needs of the Mad River Valley. Nearly 200,000 square feet of mixed-commercial space, over 

80 residential dwellings, and several recreation facilities have been constructed in Irasville 

since it was first designated as a growth center. 

 
Irasville not only serves Waitsfield residents. The neighboring towns of Fayston, Moretown 

and Warren all recognize Irasville as their communities’ “downtown” in their respective 

town plans. This function as the Mad River Valley’s downtown has been supported with 

strategic infrastructure improvements, including road construction to establish a partial grid 

street network, and planned sidewalk construction to provide pedestrian access within 

Irasville and a pedestrian connection to historic Waitsfield Village. The lack of community 

wastewater or water systems, however, coupled with the lack of integrated storm water 

management, have resulted in a fragmented development pattern and limited capacity to ac- 

commodate growth pressure. The Town has recently utilized a funding mechanism to 

encourage shared septic systems among homeowners, and has established the Waitsfield 

Community Wastewater Loan Program, which should help in improve development options. 

This voluntary program for local property owners provides 20-year fixed-rate low-interest 

loans for shared wastewater projects that meet specific Town criteria. 

 

 
Several master planning efforts have been initiated for Irasville in the years since it was first 

designated as the town’s growth center, dating back to at least the early 1980s. The first 

comprehensive physical design for Irasville prepared in 1997 proposed a compact downtown 

characterized by an interconnected grid of streets and sidewalks, well defined streetscapes, 

two village greens and multi-story buildings housing a mix of commercial, civic and 

residential uses. That planning effort was expanded and further refined in the 2002 Master 

Development Plan for the Irasville Growth Center: A Vision for a New Village. The 2002 

plan illustrates many of the design concepts that should characterize future development in 

Irasville, although further refinement of the plan is still needed. The goal of each of these 

efforts was the preparation of a master plan that: 

 
▪ Illustrates the desired future development pattern within the district in a manner 

that reflects an efficient use of land and a high density, pedestrian oriented village 

center; 

▪ Defines the development characteristics that should provide the necessary foun- 

dation for improved building and site design standards under the town’s develop- 

ment regulations; 

▪ Establishes a framework to ensure that development results in an interconnected 

network of roads and paths, which in combination will reduce reliance on the 

automobile and provide local alternatives to Route 100; 

▪ Identifies open space that should be incorporated into development plans, including 

both formal (e.g., village green) and informal (natural area, wetland) types of open 

space; and 

▪ Addresses facility and infrastructure needs, including storm water management 

facilities needed to address the potential water quality impacts of high density 



 

 

development in a coordinated manner. 

 
While no single master plan has been formerly endorsed by the town, several key design 

concepts and development issues have been identified during the various master planning 

efforts. These are consolidated into a conceptual plan as shown on Maps 10 and 12 in 

Appendix B. Defining features of this desired settlement pattern include: 

 
▪ An interconnected network of roads and pedestrian paths; 

▪ Well defined streetscapes, defined by closely spaced buildings fronting close to the 

road, sidewalks, street trees and, where possible, on-street parking; 

▪ Opportunities for rear-yard “in-fill” development where defined streetscapes are not 

present or practical; 

▪ Formal and informal open spaces, including a village green(s) and greenway 

network, possibly encompassing “green infrastructure,” such as storm water fa- 

cilities; 

▪ Multi-story buildings; 

▪ A pedestrian scale of site and building design; 

▪ A mix of uses, including upper-story dwellings where practical; and 

▪ A density of development that is considerably higher than adjacent districts, 

especially the Agricultural-Residential District. 

To achieve these development features, finalization of a master plan will be required, and the 

town’s development regulations will need to be updated to reflect desired patterns. In 

addition, key development constraints, most significantly the wet meadows between Mad 

River Green and the Carroll Road, may need to be developed, provided that the ecological 

function of the wetlands can be mitigated. 

 
Not only are the scale, design, location and orientation of buildings critical to Irasville’s 

emerging settlement pattern, but also the location and design of open space is critical as 

well. Future development should incorporate two key open space features into the overall 

design of the district—the establishment of a public green, or common, which can be used 

for community events, gatherings and recreation, as well as a less formal green-way and 

path network that would provide a natural contrast to developed areas. 

 

12.C Land Use Districts 
 

In an effort to facilitate future growth that promotes the character of the town, and to 

continue to encourage appropriate densities and land use patterns within the town and 

villages, the following land use districts are delineated (see Map 11 in Appendix B): 

 
Agricultural-Residential District (AR). The largest land use district in Waitsfield, encompassing 

approximately 10,860 acres, is the Agricultural-Residential District. Within this district is 

the majority of the town’s cleared land, including several active farms, significant wildlife 

habitat, forest blocks and habitat connectors, the majority of the town’s housing units, and a 



 

handful of small businesses. The landscape within the Agricultural-Residential District is a 

critical element of Waitsfield’s rural character and special charm. 

 
As its name implies, this district was established to accommodate two dominant land uses, 

agriculture and housing. With single-family homes on lots of varying sizes being the 

dominant type of housing, maintaining a balance between these two land uses, while 

maintaining the district’s rural character is an ongoing challenge. 

 
The purpose of the Agricultural-Residential District is to provide for low density residential 

development; to permit the continuance and expansion of agricultural operations; to 

encourage clustered housing units to preserve open space; to preserve the significant scenic 

resources of this district, including scenic roads, historic structures, and open spaces; and to 

protect natural resources. The following policies apply to the AR district: 
 

▪ Continued support and protection of working farm and forest land and avoiding the 

fragmentation and development of land containing significant areas of primary 

agricultural soils, and avoiding or minimizing the fragmentation of forest blocks, 

and habitat connectors. 

▪ Limit land uses to agriculture, forestry, residences, land based uses (e.g., recreation, 

extraction) and very limited commercial or public facilities that are compatible with 

the rural, residential character of the district or support primary residential or 

agricultural uses. 

▪ Prevent the conversion of farmland, and avoid or minimize the fragmentation of 

forest blocks, and habitat connectors by encouraging residential development in 

appropriate locations or areas established for development e.g. building envelopes 
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The illustrations above show how a building envelope can be used to allow for a house site 
while preserving the agricultural use of an open meadow. 

 

▪ Ensure through subdivision regulations that new development does not adversely 

impact sensitive natural areas, that adequate sewage disposal and water supplies 

exist, that new roads and utilities are coordinated with improvements on neighboring 

properties, and that farm and forest land, including forest blocks,  remains available 

for production. 

▪ Consider decreasing density minimums within the district. Dimensional 

requirements should be developed in the zoning regulations that specify minimum 

density in coordination with maximum lot size, and/or require clustered or 

conservation subdivisions, to ensure residential development does not result in 

fragmentation of critical resources (such as forest blocks, habitat connectors, 

significant wildlife habitat, and agricultural soils) and maintains an overall low-

density development pattern in the AR district. 

▪ Promote clustered housing or residential hamlets with higher densities in 

appropriate areas, such as the areas identified in the 2005 Burnt Rock Hamlet 

Zoning Study. 

▪ Discourage moderate density residential development in inappropriate areas, which include: 

- Productive farmland, especially along the Mad River/Route 100 corridor and the Common 

and East Warren Roads; 

- Areas with steep slopes and extensive deer yards; and 

- High elevation ridges and knolls which rise above the Mad River and are highly visible from 

Route 100. 

- Tier 1 and Tier 2 forest blocks and habitat connectors 
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▪ Ensure that commercial activities, including home-based businesses, are compatible with 

residential neighborhoods in rural settings. These may include small lodges and inns and certain 

recreation and cultural facilities. 



 

 

 

 

The illustration above demonstrates how clustering of development on the least sensitive portion of 

the subdivided parcel minimizes the impact and fragmentation of important features.
 

Forest Reserve District (FR). The Forest Reserve District is defined as all land with an 

elevation of 1,500 feet and above, a total of approximately 4,800 acres, most of which is 

located in the Northfield Range. The district boundary was established due to geographic 

and geological characteristics which make these upland areas poorly suited for 

development. This is especially true at elevations above 1,700 feet, which deserve special 

consideration regarding land use and development. Distinguishing features of the Forest 

Reserve District include: 

 
▪ Extensive areas of steep slopes, especially above an elevation of 1,700 feet; 

▪ Thin, highly erodible soils; 

▪ Over 32 miles of small, fragile headwater streams; 

▪ Highly visible and scenic hillsides and ridge lines; 

▪ Very limited access to maintained roads, with no maintained roads serving 

land above 1,700 feet; 

▪ Tier 1 and Tier 2 forest blocks and habitat connectors as identified on Map X of 

this plan;  

▪ Other large tracts of productive forest land and, according to the Vermont 

Biodiversity project, extensive areas of core wildlife habitat.
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The purpose of the Forest Reserve District is to protect significant forest resources and 

water supply watersheds at higher elevations and to limit development in areas with steep 

slopes, shallow soils, unique or fragile resources, headwater streams, forest blocks, habitat 

connectors, wildlife habitat, and poor access to Town roads and community facilities and 

services. The following policies apply to the FR district: 
 

▪ Land use and development shall be limited to forestry, outdoor recreation, small 

seasonal camps, and year-round residential dwellings. 

▪ No residential development is permitted above 1,700 feet or on steep slopes (15% or 

more). 

▪ Roads and utilities shall not extend at or above elevations of 1,700 feet except to 

provide seasonal access to camps, forestry operations and for recreation. 

▪ Development shall be carefully controlled to avoid, minimize, or mitigate adverse 

visual impacts, degradation of water quality, and the large-scale fragmentation of 

wildlife habitat, productive forest, forest blocks, and habitat connectors. 

▪ All development, buildings and 

structures (including roads and 

utilities) in the FR must be sited in 

a manner that maximizes or 

preserves the site’s most productive 

or potentially productive land, 

minimizes fragmentation of critical 

resources, including forest blocks 

and habitat connectors, and 

maintains as much contiguous 

open space as possible. 

▪ All development shall be minimally 

visible from offsite locations and 

not adversely affect important 

scenic vantage points, roads and viewsheds. 

▪ When land is subdivided, provision should be made to ensure access for future forest 

management and to avoid potential conflicts between land uses; 

▪ Residential development shall occur at low densities (maximum of one unit per 25 

acres), although house lots should remain small with the balance of the land being 

held in larger parcels, to avoid the fragmentation of forest land. PUDs are an 

appropriate means for clustering development in this manner. 

▪ Promote sustainable forest management to ensure the maintenance of water quality, 

the enhancement of wildlife habitat and the avoidance of adverse impacts on scenic 

resources, including upland areas in the Northfield Mountain range. (See 

“Acceptable Management Practices for Maintaining Water Quality on Logging Jobs 

in Vermont”). 

▪ Maintain, to the greatest extent practical, public access to recreational opportunities. 

Industrial District (IN). The Industrial District, which contains Mad River Park, is located with 



 

 

direct access to Route 100 from Airport Road. It was designed to accommodate industrial 

and other high intensity land uses in an area that would not adversely impact the quality of 

life found in more rural areas, and was located in an area that would not generate high traffic 

volumes in already congested areas, or detract from the historic character and pedestrian 

scale of Waitsfield Village and Irasville. 

 
The Mad River Valley Recreation District (MRVRD) recently purchased a 10-acre piece of 

land at Mad River Park, which has been used for youth leagues during the spring and fall. 

The park attracts 10,000 player visits per year between soccer, lacrosse and other 

recreational uses. Recreation district ownership will provide and manage new opportunities 

for broader community uses of the site, such as adult leagues, pickup games, as well as 

summer tournaments or camps that could enhance recreation and support economic activity 

in The Valley. The construction of an 80-car parking lot is also anticipated. 

 
The purpose of the Industrial District is to promote well-paying, year-round employment 

in the Mad River Valley by encouraging the concentration of light industrial, manufacturing, 

high-intensity, and other compatible uses in an appropriate location that will have minimal 

negative impact on surrounding properties and the rural character of the community. The 

following policies apply to the IN district: 
 

▪ Future development within the district should be primarily non-retail commercial 

and a variety of light industries and other compatible uses. 

▪ Commercial uses, especially those which generate high traffic volumes from 

customers or require frequent access to the general public, such as retail and some 

office uses, should be limited to enterprises that are intended to provide services 

and goods to on-site employees rather than the general public. 

▪ To ensure that the build-out of the park occurs in a logical, efficient manner, a master 

plan should be prepared prior to additional subdivision and site development. Such a 

plan should provide a conceptual build-out of the park, including lot and road 

configuration, which could be implemented over time and revised if needed. 

▪ To avoid the impacts of excessive noise, odors, vibration or similar results of 

industrial processes, development shall comply with well-defined performance 

standards to address potential impacts, which should be measured and enforced at 

the boundaries to the district. 

▪ Site design shall be of very high quality and reflect the most efficient use of the land. 

This is important as the district is comprised of a finite land area, and future 

expansion may pose conflicts with neighboring properties. 

▪ All development shall be sited, designed, and landscaped to be minimally visible 

from Route 100, and shall not have an undue adverse impact on the visual 

character of the adjacent Mad River Valley Historic District. 

Irasville Village District (IV). Irasville Village District encompasses a full range of land uses, including the 

Mad River Valley’s principal commercial and service enterprises, a mix of single- and multi-family 

dwellings (including several upper-story apartments), office space for a range of professional and 



 

business enterprises, and a limited amount of light manufacturing space. 

 
The focus of most past development activity has been along both sides of Route 100 from 

the intersection of Bragg Hill north to the Couples Club driveway. This area provides the 

greatest opportunity for new construction and infill development. Another distinct area or 

neighborhood in Irasville is located below the upper terrace on which Mad River Green and 

Village square are located. Fiddlers Green is a low-density commercial complex housing 

offices and service businesses such as a car wash and laundromat. To the north of Fiddlers 

Green is a predominately residential area in which approximately 50 dwellings are located. 

Land to the north, served by the Dugway and Butcher House Roads, provides another 

opportunity for residential neighborhood development. A generalized land use plan 

developed in 2002 for Irasville, identifying appropriate areas for residential, industrial, 

commercial and mixed-use development, is included as Map 12 in Appendix B. 

 
The purpose of the Irasville Village District is to function as the Mad River Valley’s primary 

commercial center and the town’s growth center to enable coordinated expansion of 

residential development, shopping facilities, and other commercial uses that minimize traffic 

impacts, and which concentrate development into a more compact village setting. 

Development shall enhance traditional Vermont village patterns and Vermont vernacular 

design, and maintain continuity with Waitsfield Village. The traditional village pattern shifts 

away from automobile-oriented development in favor of a denser, more pedestrian-oriented 

pattern. The following policies apply to the IV district: 
 

▪ Irasville should be developed and maintained as the area’s downtown core with a mix 

of uses that include a full range of commercial services, civic and cultural facilities, 

offices, multi-family housing, and upper-story dwellings where practical. 

▪ Density of development shall be considerably higher than adjacent districts, 

especially the Agricultural Residential and the Adaptive Redevelopment Overlay 

Districts. 

▪ Additional infill development consisting of commercial, office and residential uses is 

appropriate on land with frontage on the Fiddlers Green Road, but in a manner that 

uses land more efficiently than past development, like multi-story buildings. 

▪ Additional opportunities for residential in-fill development shall also be encouraged 

where well defined streetscapes are not present or practical. Such opportunities 

include the rear yards of existing buildings and on lots occupied by other uses. 

▪ Future development or redevelopment should occur in a manner that minimizes, or 

reverses, potentially adverse impacts of monolithic structures through building 

design that reduces the mass and scale of large buildings and implements extensive 

landscaping and screening to create a more pedestrian scale and village-like setting. 

▪ Development should be designed to include well-defined streetscapes, defined by 

closely spaced buildings fronting close to the road, where practical, with 

sidewalks, street trees and, where possible, on-street parking. 

▪ Include, maintain and connect an interconnected network of roads, pedestrian paths, 

and multi-use trails like the Mad River Path. 



 

 

▪ Industrial uses, including service industries that do not provide on-site services or 

products to customers, should be limited to the area along the Fayston boundary 

between Mad River Canoe and Allen Lumber, and should not be allowed to encroach 

further to the east toward Route 100. 

▪ Open space opportunities including one or more formal village greens of a size and 

character sufficient to serve as a community focal point and gathering place for 

events such as the farmers’ market should be considered. A greenway network 

possibly encompassing “green infrastructure,” such as storm water facilities, should 

also be integrated. 

▪ Future road connections shall be considered before any new development eliminates 

a desirable connection opportunity. 

▪ Provisions for water and/or wastewater systems remain the most important 

infrastructure needs and should continue to be addressed effectively and 

resourcefully. 

▪ Wetlands mitigation and storm water management issues must be addressed to help 

shape how the district develops and evolves over time. 

▪ New utility extensions should be located underground, and the feasibility of burying 

above ground utilities should be explored. 

 
Limited Business District (LB). The Limited Business District is a small (45+ acres) area located 

east of Route 100, between Irasville and the Warren town boundary. The area was initially 

designated due to its central location within the Mad River Valley, although the intent was to 

limit development to commercial uses then in existence. Over the years, the area has grown 

to include a mix of uses that currently includes light industry, offices, a few residences and 

public facilities, including a VTrans maintenance facility and the Mad River Valley’s only 

trash transfer station. 

 
Due to past development, and state permit conditions associated with wetlands and deer 

yards located in the district, only limited land is available for future development. Existing 

uses may seek to expand over time, however, and some vacant and/or semi-developed land 

is available for additional development. 

 
The purpose of the Limited Business District, which is characterized by a distinct land use 

pattern, is to enable the continued operation and limited expansion of existing businesses, 

and to allow for the establishment of a limited number and type of new small businesses. 

The following policies apply to the LB district: 
 

▪ Site design shall consider the following: 

- Landscaping and screening to avoid any adverse visual impacts along Route 100; 

- The elimination of curb cuts where shared access with neighboring properties is 

possible; 

- A restriction of retail sales and other traffic generators; 

- Avoiding additional “frontage” lots which could reinforce a linear pattern of high- 

way “strip development”; and 



 

- Minimizing the impact on neighboring properties as a result of excessive or ob- 

noxious odors, noise, or lighting. 

▪ Continue to consider, with landowner input, the redrawing of district boundaries. 

 
Village Business District (VB). The Village Business District, at only 7.4 acres, contains between 

80,000 and 90,000 square feet of commercial and institutional floor space in Waitsfield 

Village. Much of this total is comprised of professional office space and municipal services. 

Existing retail uses are located throughout the village, especially on Bridge Street and along 

Route 100 north of Bridge Street. Most of these businesses are craft and specialty shops 

primarily catering to out-of-town visitors. The Bridge Street Marketplace, a commercial 

complex in the core of the village consisting of four historic structures renovated with the aid 

of federal historic preservation tax credits, was designed as a retail center. Because of a high 

demand for office space, much of the marketplace is occupied by non-retail uses. While these 

firms do not contribute to the village’s attraction as a commercial destination, they do 

provide high quality employment unaffected by the cyclical nature of the tourism industry. 

 
The purpose of the Village Business District is to promote a mix of uses in the traditional 

center of Waitsfield Village while preserving the area’s historic character, architectural 

resources and ability to function as a livable community. A mix of residential, civic, cultural, 

and commercial uses are allowed, providing such uses are compatible with existing uses. The 

following policies apply to the VB district: 
 

▪ Continue as a retail, service and employment center for the Mad River Valley. 

▪ Specialty shops should be encouraged to occupy the storefronts along Bridge Street 

and Route 100, and professional and business offices should occupy rear areas and 

second floors. 

▪ Design measures to ensure compatibility between differing uses should be employed; 

these should include landscaping, access consolidation, building design, noise and 

lighting management and other methods to promote compatibility. 

▪ Consider modest expansion of the district to enhance the economic potential of the 

area, but only if such expansion will not detract from the historic character of the 

village, or the residential character of the village residential district. 
 

Village Residential District (VR). The Village Residential District is established to maintain the 

residential character of the village outside of the historic commercial core in the vicinity of 

Bridge Street, and to encourage additional residential development. The presence of the polo 

field in this district presents an opportunity to establish a formal village green. This has 

begun with the donation of the polo field and the creation of the Flemer Field Community 

Green. 
 

 
The purpose of the Village Residential District is to maintain and enhance the residential 

and historic character of Waitsfield Village outside of the commercial core, and to allow for 

additional residential, public, institutional, and very limited commercial uses in a manner 



 

 

that supports the historic settlement pattern of the Village and maintains the Village’s ability 

to function as a livable community. The following policies apply to the VR district: 
 

▪ Maintain the existing housing base of the village, and discourage the conversion of 

residential properties to solely commercial uses. 

▪ Maintain a mix of residential, civic and commercial uses, while limiting retail and 

office uses to parcels adjacent to Route 100 and within mixed use buildings which 

contain residential dwelling(s). 

▪ Maintain the well-defined village boundaries and sharp contrast between the 

compact village and surrounding rural countryside. 

▪ Establish a formal village green. 

 
Adaptive Redevelopment Overlay District (ARO). The Adaptive Redevelopment Overlay District 

encompasses an area of nearly 560 acres along the Route 100 corridor between Irasville and 

the Warren town line. This district is superimposed over other land use districts. The 

distinguishing feature of this district is the presence of several commercial and cultural 

facilities: the Featherbed Inn, Lareau Farm Inn/American Flatbread, Mad-bush Inn, and 

the Yestermorrow Design/Build School. 

 
The purpose of the Adaptive Redevelopment Overlay District is to allow for the adaptive 

redevelopment of former commercial lodging establishments along Route 100 in a manner 

that promotes and exemplifies principles of sustainable development and design, while also 

maintaining the rural and scenic character of the Route 100 corridor. The standards of this 

district only apply to former commercial lodging (hotel or inn) properties that: 

 
(1) were established prior to January 1, 1980, and 

(2) have frontage on Route 100, and 

(3) meet minimum acreage requirements as defined in zoning. 

 
Development within this district is intended to sustain and enhance resource-based uses of 

the land including farming, forestry and local value-added production; to promote the 

conservation and efficient use of energy, water and renewable resources; to reduce and limit 

waste; to demonstrate techniques of sustainable site and building design; to accommodate 

moderate or high density clustered residential development and appropriate non-residential 

uses in appropriate locations; and to promote community outreach and awareness of the 

techniques of sustainable development and design. In addition to the policies of the 

underlying base district, the following policies also apply to development within the ARO 

district: 
 

▪ In addition to agriculture, forestry, residential and land-based uses (e.g., recreation, 

extraction), allow for lodging and limited commercial uses as part of redevelopment 

as a PUD in order to promote mixed uses in former lodging properties. 

▪ Provide for the creation of clustered residential hamlets in appropriate locations, 

while balancing those higher-density developments with lower-density development 



 

and land conservation elsewhere in the district. 

▪ Ensure that land subdivision and residential development is designed in a manner 

to protect land characterized by fragile features (e.g., floodplains, wetlands, steep 

slopes), and to avoid the fragmentation and development of land containing 

significant areas of primary agricultural soils. 

▪ All development within this district must occur within a Planned Unit Development, 

in conformance with an approved master plan. 

▪ Development shall be designed to reinforce the district’s rural character and historic 

working landscape, characterized by wooded hillsides and hilltops, open fields and a 

visual and functional relationship of structures to the surrounding landscape. 

▪ In order to maintain the rural character of the area along Route 100, a portion of the 

development must be maintained as largely contiguous or connected open space. 

▪ New development should be well screened and landscaped, and take full advantage 

of natural site conditions and not detract from the character of adjacent properties.



 

 

Building site and design shall blend and be fully compatible with the context and 

visual quality of the surrounding area. 

▪ Commercial uses may be allowed at very low densities, preferably in association with 

the preservation of open space. 

▪ Industrial businesses shall be small-scale that are compatible with the rural setting, 

promote well-paying jobs, low-density, and associated with value-added processing 

of local products. 

▪ Traffic generated shall not result in unreasonable traffic congestion and pedestrian 

circulation must be integrated. 

 
Flood Hazard Overlay District (FHO). Flood hazards due to inundation present a significant risk 

to life and property, particularly in the villages. The Flood Hazard Area Overlay District 

includes designated Special Flood Hazard areas (SFHAs) subject to a one percent or greater 

chance of flooding in any given year (i.e., 100-year flood plains) as depicted on the most 

recent National Flood Insurance Program maps issued by the National Flood Insurance 

Program for the Town of Waitsfield. This district is superimposed over other land use 

districts. 

 
The purpose of the Flood Hazard Overlay District is to: (1) promote public health safety 

and welfare; to (2) prevent increases in flooding caused by uncontrolled development in 

special flood hazard areas; to (3) minimize losses due to floods; to (4) manage all special 

flood hazard areas in conformance with adopted municipal and hazard mitigation plans; and 

to (5) ensure that the Town of Waitsfield, its residents and businesses can obtain available 

federal flood insurance, disaster recovery and hazard mitigation funds through community 

participation in the National Flood Insurance Program. In addition to the policies of the 

underlying base district, the following policies also apply to development within the FHO 

district: 
 

▪ Risk to people and property must be minimized. 

▪ Any appropriate development within a flood-prone area must be designed 

accordingly, such as structures and other vulnerable assets being built above 

flood level, and must meet or exceed the National Flood Insurance Program 

(NFIP) regulations. 

▪ Uses and activities in the FHO must not affect floodwater flow and storage 

capacity, or increase the flood hazard on other properties. 

 
Fluvial Erosion Hazard Overlay District (FEHO). Flooding can also cause fluvial (river-based) 

erosion, particularly if the stream channel is unstable. Fluvial erosion can threaten public 

infrastructure (e.g. roads, bridges, and culverts), private homes and business, and public 

safety and can result in significant property damage. The FEHO applies to all mapped 

Fluvial Erosion Hazard Areas in the Town of Waitsfield, as depicted on the most current 

Fluvial Erosion Hazard (FEH) maps accepted by the Vermont Agency of Natural Resources 

River Management Program and on file at the town office. This district is superimposed 



 

over other land use districts. 

 
The purpose of the Fluvial Erosion Hazard Area Overlay District is to: (1) implement 

adopted municipal and hazard mitigation plans; to (2) protect mapped fluvial erosion hazard 

areas that are highly sensitive to erosion due to naturally occurring stream channel 

migration and adjustment; to (3) limit new development within these areas to protect public 

health, safety welfare, and to minimize property losses and damage and extraordinary public 

expenditures resulting from fluvial erosion; and to (4) allow rivers and streams to re- 

establish and maintain their natural equilibrium, and thereby avoid the need for costly and 

environmentally degrading stream channelization and bank stabilization measures. In 

addition to the policies of the underlying base district, the following policies also apply to 

development within the FEHO district: 
 

▪ Direct future development to areas not exposed to flood-related erosion. 

▪ Prevent river corridor encroachment, which would increase overall fluvial erosion 

hazards and impede a river’s natural tendency to adjust toward a more stable 

equilibrium condition. 

▪ Consider reserving flood-related erosion-prone areas for open space purposes. 

▪ Maintain native vegetation and appropriate stream setbacks to reduce the 

potential for any damage to property or road right-of-way caused by the erosion of 

the bank. 

 
Historic Waitsfield Village Overlay District (HWVO). Waitsfield Village is listed on the National 

Register of Historic Places as a Historic District. The village exemplifies a classic New 

England Development pattern characterized by a compact development center, dominant 

public buildings and contrast between the village and surrounding countryside. This district 

is superimposed over other land use districts. 

 
The purpose of the Historic Waitsfield Village Overlay District is to maintain the historic 

character and architectural integrity of the Waitsfield Village Historic District listed on the 

National Register of Historic Places. In addition to the policies of the underlying base 

district, the following policies also apply to development within the HWVO district: 
 

▪ All new development and redevelopment shall uphold and respect the character- 

defining features and historic integrity of structures in this district. The Secretary of 

Interior’s Standards for Rehabilitation of historic structures should be used for 

guidance on the appropriateness of any proposed alterations. 

▪ Responsible historic preservation practices should be promoted. No building that is 

identified as a contributing structure to the Waitsfield Village Historic District listing 

on the National Register of Historic Places shall be demolished, in part or in its 

entirety, without prior approval. 

 

12.D Goals 



 

 

 

12.D-1 To maintain and enhance our town’s historic character, compact settlement 

pattern, natural resources, aesthetic beauty, open spaces and strong sense of 

community while providing appropriate locations for residential, commercial and 

light industrial development. 

 

12.E Policies 
 

12.E-1 Maintain the town’s historic settlement pattern of compact growth centers 

surrounded by rural countryside in accordance with the land use plan and 

associated land use districts described in this chapter and depicted on Map 11 in 

Appendix B. 

 
12.E-2 Administer land use regulations, including zoning and subdivision regulations, in a 

fair and consistent manner, in accordance with all applicable development and 

land use policies of this plan. 

 
12.E-3 Ensure that development within Waitsfield Village is compatible with the historic 

scale and pattern of development, and with historic architectural styles, and 

discourage the demolition or inappropriate alteration of historic structures. 

 
12.E-4 Before new development is sited on vacant or undeveloped land, encourage and 

promote infill opportunities in the village areas. 

 
12.E-5 Large buildings (in excess of 4,000 square feet) shall be designed to reduce their 

apparent mass and bulk, to create visual interest, and to achieve an architectural 

scale that is pedestrian friendly. This may be accomplished through the use of a 

combination of the following elements: 

 
12.E-5.a Modulation (wall projections, recesses); 

12.E-5.b Articulation (varying building facades, footprints); 

12.E-5.c Variations in roof line (e.g., dormers, gables, cornices, decorative facings); 

12.E-5.d Upper story setbacks; 

12.E-5.e Fenestration (spacing of windows, entryways); 

12.E-5.f Smaller scale additions; and 

12.E-5.g Avoidance of pre-fabricated metal structures. 

 
12.E-6 Policies and tasks regarding sidewalk and road improvements, water and 

wastewater infrastructure, wetlands mitigation, housing, and economic 

development related to the villages should be pursued in a coordinated manner. 
 

12.E-7 Integrate and encourage bicycle and pedestrian traffic within the villages and 

adjacent districts, and the infrastructure to support it. 

 



 

12.E-8 Through an ongoing planning process, ensure that capital improvement planning is 

coordinated with land use planning to avoid conflict. 

 
12.E-9 Ensure that local regulation does not deny the reasonable use of property and that 

restrictions imposed on land use are based on clearly defined community 

objectives. 

 
12.E-10 Refer to the goals, objectives and strategies set forth in this Town Plan during 

all conditional use, PUD, subdivision reviews and all state and federal 

regulatory reviews. 

 
12.E-11 Explore the use of tax abatement as a method of obtaining public use of private 

lands in order to extend the Mad River Path. 

 
12.E-12 Continue to protect existing uses against incompatible development and place the 

burden of proof on the applicant that such uses will not unduly adversely affect 

adjoining properties or the character of the area. 

 
12.E-13 Conserve, strengthen and support residential neighborhoods and hamlets. Ensure 

that substantial new residential development incorporates public-gathering places 

on-site, and physical connections to such places off-site, to help foster a sense of 

community and neighborliness and unify the area. 

 
12.E-14 Promote the preservation of important natural resources, open space, scenic 

views, forest blocks, habitat connectors,  significant wildlife habitat, and 

agricultural land in Waitsfield, specifically in the Agricultural Residential and 

Forest Reserve Districts. Prevent the fragmentation of significant open lands and 

critical resources, and avoid or minimize the fragmentation of Tier 1 and Tier 2 

forest blocks and habitat connectors 

 

12.F Tasks 
 

12.F-1 Inventory development capacity within the Agricultural Residential District to 

determine appropriate sites or areas able to support rural hamlets (clusters), while 

simultaneously strengthening resource protection standards elsewhere in the 

district. Update zoning regulations as needed. [Planning Commission, 

Conservation Commission]



 

 

12.F-2 Update the master plan for Irasville, including decentralized wastewater systems, 

to accommodate higher densities of residential and mixed-use development, that 

includes housing, in appropriate locations within Irasville.. [Selectboard, Town 

Administrator, Planning Commission] 

 
12.F-3 Revise the Town zoning regulations to establish clear site and building design 

standards to guide development in Irasville in accordance with the aforementioned 

master plan, as revised and modified by the Planning Commission. [Planning 

Commission] 

 
12.F-4 Pursue mitigation analysis of wetlands in Irasville in order to accommodate future 

development needs and reinforce a compact development pattern in Irasville. 

[Planning Commission, Conservation Commission] 

 
12.F-5 Review current administration and enforcement practices related to the zoning 

and subdivision regulations and ensure that all standards and associated permit 

conditions are efficiently administered and strictly enforced. [Planning 

Commission, Administrative Officer] 

 
12.F-6 Evaluate historic preservation standards for Waitsfield Village to determine 

whether they are adequate to maintain the historic character of the Village, 

and strengthen said standards in the event they are determined to be 

inadequate. [Planning Commission, Waitsfield Historical Society*] 

 
12.F-7 Review and consider combining the Flood Hazard Overlay and Fluvial Erosion 

Hazard Overlay Districts into one district, like the model regulations developed by 

Vermont Department of Environmental Conservation Rivers Program for “Areas at 

Risk of Flood Damage”. 

 
12.F-8 Continually research, apply for and utilize grants for planning, infrastructure 

improvements, historic preservation and other opportunities that help further the 

goals and policies of this plan. [Planning Commission, Mad River Valley Planning 

District] 

 
12.F-9 Identify specific priority infill development areas and the types of projects 

envisioned for those areas. [Planning Commission] 

 
12.F-10 Review and update zoning standards to ensure value-added agriculture and non- 

traditional on-farm activities are supported. [Planning Commission]



 

12.F-11 Contemplate expanding commercial uses within the Waitsfield Village Center, as 

identified in the 2014 Vermont Downtown Action Team Report. [Planning 

Commission] 

 
12.F-12 Create economic development incentives and include flexible land use regulations to 

support the expansion of food and farm-related businesses. [Selectboard, Town 

Administrator, Planning Commission] 

 

12.F-13 Evaluate / update zoning and subdivision regulations to ensure they  provide 

sufficient guidance for applicants and adequately address avoiding and minimizing 

the fragmentation of Tier 1 and Tier 2 forest blocks and habitat connectors. 


