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Town of Waitsfield 
DEVELOPMENT REVIEW BOARD 

Meeting Minutes 
May 24, 2022 

 

1.  CALL TO ORDER: The meeting was called to order at 7:00 pm, and was held in person at the 
Waitsfield Town Offices and online via Zoom. 
     DRB Members Present: Duncan Brines, John Donaldson (Chair), Gib Geiger, Rudy Polwin, Jim 
Tabor, Jonathan Ursprung. 
     Staff:  Planning & Zoning Administrator JB Weir 
     Others:  June Anderson, Jonny Adler, Josiah Jackson, Mimi Buttenheim, Anne Marie 
DeFreest, James Donahue, John Egan, Alex Hilton, Gunner McCain, Micky Nucci, Mike Nucci, 
Alice Peal, Jeff Skoldberg, Carl Walker, Wendell Anderson, Jay Barry, Trish Hopkins, Bob 
Hennessey,  
 
2.  REVISIONS TO AGENDA, IF ANY 
No revisions were made to the agenda. 
 
3.  PUBLIC FORUM 
Nobody was present for the public forum portion of the meeting. 
 
4.  Application #Sub22-05 (Sketch Plan Review) by Anne Marie DeFreest off East Warren 
Road, Waitsfield VT. Applicant proposes a 4-lot subdivision of a 40-acre parcel: Lot 1 is 
proposed as 7.5-acres, Lot 2 as 2.8-acres, Lot 3 as 4.2-acres, and Lot 4 as 25.1-acres to remain 
as open land. The property is identified as #01060.700, located in the Agricultural-Residential 
District. 
 
Mr. McCain outlined the plans for the subdivision, explaining that the portion to remain as 
open land will be conserved for agricultural purposes and will have a road sited along the edge 
of meadow to the three wooded lots.  He indicated that a condition prohibiting development of 
the open land would be acceptable.  Verbal agreement has been received from the road 
foreman that the proposed access from the East Warren Road is in a good location.  State 
standards will be followed for erosion and sediment control during the road construction, 
which Mr. McCain advised will not require much contour work, as it is a fairly level site. 
 
Natural resource maps for the area indicate the presence of a deer yard, which Mr. McCain 
pointed out may be inaccurate, as the forest composition is mostly hardwood where the deer 
yard is depicted.  He provided related maps and images to clarify this.  
 
It was explained that the house sites will be generally screened from the East Warren Road by 
the trees.  Mr. McCain indicated that there is no current intention to clear-cut the lots, but 
agreed to provide a cutting plan for review during the hearing.  The width of the proposed 
access road is sixteen feet, which Mr. McCain indicated may preclude the need for emergency 
vehicle pull-offs to be developed. 
 
Mr. Donaldson explained that the subdivision qualifies as a major subdivision, and so would 
require a preliminary and final hearing; Mr. McCain requested that both hearings be held at the 
same meeting. 
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MOTION:  Mr. Polwin moved to declare Subdivision 22-05 a major subdivision.  Mr. Geiger 
provided the second.  All voted in favor. 
  
Mr. Donaldson explained that a written determination upon sketch plan review will be provided 
to the applicant after deliberations. 
 
In response to questions from neighbors, Ms. DeFreest and Mr. McCain confirmed the 
existence of a wetland and vernal pool on the property, noting that associated buffers will be in 
place.  It was also explained that any utilities will be underground from a roadside pole, and 
that the existing logging/farm road will not be used for access to the developed lots. 
 
5.  Application #Sub22-06 (Sketch Plan/Preliminary Plan/Final Plan Approval) by Rider’s 
Outpost, LLC at 7575 Main Street, Waitsfield VT. Request to consider a Master Plan for the 
redevelopment of a former commercial lodging facility into a 72-seat restaurant, 16- room 
hotel with two apartments, and a bike/ski shop, to be reviewed as a PUD (and Major 
Subdivision) as per the Adaptive Redevelopment Overlay standards. The applicant requests 
that Sketch, Preliminary, and Final Plan Review occur at the same hearing and has, therefore, 
waived their right to written determination prior to Preliminary and Final Plan Review. 
Principal uses within Master Plans require conditional use review. The parcel is identified as 
#99216.000 in the Agricultural- Residential District and Adaptive Redevelopment Overlay 
District. 
 
Mr. Adler provided an overview of the proposed development plans for the site, which has 
been designed to provide a one-stop amenity for bike riders visiting the Valley.  Most of the 
proposed uses replicate what has existed previously at the site, including lodging and a 
restaurant.  The location will provide access to several existing off-site bike trails, and Mr. Adler 
noted that there is potential for other trail connections to be created in the future. 
 
A waiver of a required traffic study was requested, due to the expected less than 100 trips/day 
at the property.  The number of parking spaces proposed was reviewed, Mr. Donaldson 
indicated that there may be a need to increase the amount of parking in order to comply with 
regulations.  The possibility of providing a transit stop was mentioned. 
 
There was a discussion regarding the proposed retail space at the site, as retail is not a use 
which is allowed in the Adaptive Redevelopment Overlay nor the underlying Ag-Res District.  
Mr. Adler explained that the retail shop would primarily serve lodgers, citing examples of 
people forgetting an accessory item or needing a bicycle part for a repair.  Mr. Weir raised the 
possibility of permitting the endeavor as a recreation facility, which might allow more latitude 
in allowing some retail sales.  Mr. Adler explained that the retail operation will be leased to an 
outside party, and was not able to confirm whether or not there would be sales or rentals of 
bicycles.  He did note that rentals might be beneficial to guests, and that there was not storage 
space for an on-site bicycle sales inventory.  Board members outlined that they would need 
further details regarding the proposed retail space, including a business plan, so that permit 
parameters could be appropriately outlined. 
 
Mr. Adler explained that the proposed restaurant seating, lodging facilities, and apartment 
residences have been planned to be amenable with the existing wastewater capacity and 
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associated permit.  He outlined that the two apartments included in the plans will begin as 
short-term rentals, but that he foresees those becoming workforce/staff housing in the long-
term.  He also noted that there is land available at the location to construct further housing in 
the future.  In response to questions from Carl Walker, Mr. Adler reported that the septic 
system has been inspected, that the leach field is in good shape, and that some tank repair will 
be required to have the system be operational. 
 
Mr. Adler confirmed that the waterfall area will not be developed at all, except for potential 
future wheelchair accessibility; the waterfall will remain a public access area. 
 
Several neighbors spoke in support of the project. 
 
4.  Application #4049-CU by Illiquid Assets, LLC dba Mad River Distillers for a mixed use of 
bottling, storage, shipping, receiving, and a tasting room located at 441 Mad River Park. All 
uses are proposed within existing accessory structures and the principal structure. Approved 
existing uses for the property include storage/warehouse, light industry and office space. The 
property is identified as #06001.400, located in the Industrial District. 
 
Mr. Hilton outlined the plans for moving most operations of Mad River Distillers to the 
proposed site, indicating that production will continue to take place at the Warren location.  He 
explained that there will be some internal renovations to the main building, but no exterior 
changes are planned for any of the three buildings.  The company’s current tasting room is 
open by appointment only, and it is anticipated to keep that as a general practice.  Ten parking 
spaces will be available for employees, Mr. Hilton’s understanding is that roadside parking will 
be available for special events; he noted that parking will need to be reconfigured if the tasting 
room becomes open for public access. 
 
Outdoor music events have been permitted in the location previously, and the applicants 
anticipate continuing to host this type of event. 
 
Mr. Skoldberg requested that no changes to the current exterior lighting be permitted; the 
applicants concurred that there should be sensitivity to neighbors regarding lighting. 
 
In response to questions regarding traffic at the site, Mr. Hilton explained that there will be 
minimal (1 -2) daily trips conducted by a pickup truck or passenger vehicle, and that box trucks 
will likely pick up outgoing orders 3 or 4 times monthly.  
 
It was confirmed that, should it be planned in the future to move production to the site, there 
would be adequate water supply and septic capacity available. 
 
MOTION:  Mr. Tabor moved to close the hearing for Application #4049-CU. Mr. Geiger provided 
the second.  All voted in favor. 
 
Mr. Skoldberg requested that he and Mr. Nucci receive copies of the Decision when it is issued. 
 
7.  APPROVAL OF MINUTES – May 10, 2022. 
The minutes of May 10, 2022 were approved. 
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8.  OTHER BUSINESS  
Mr. Weir reviewed the upcoming DRB schedule. 
 
9. ADJOURNMENT  
The public portion of the meeting was adjourned at 9:01 p.m. to move into deliberations.  
 
10. DELIBERATIONS 
Respectfully submitted,  
Carol Chamberlin, Recording Secretary 
 


