Celebrations (Weddings) discussion Part 2
Written by Hans Buehler 8-Jul-2024 for CCF July committee meeting

Vermont Land Trust provided a list of topics/questions to be answered below:

Size of weddings

Frequency of weddings

Location of weddings

Clarity on how the commercial use would impact the public access on the property

e

Easement context comments

e COFC is understanding that the overall intention of the Easement was to allow COFC to
continue operations as it had been. Celebrations were included as allowed activities and
based on Jim M. this was to include Weddings.

e Celebrations are permited by the easement, so rather than answering this questions in
regards to Weddings exclusively, perhaps it's better to continue this discussion around
Celebrations to clarify what is included in that.

e Celebrations may include but are not limited, to birthdays, graduations, reunions,
religious and secular celebrations, weddings and memorials.

e The size, frequency, location and impact will be answered below in the context of
Celebrations

CCF Management plan context comments
e Celebrations can be segmented by whether a TEP is required or not.
e Size, frequency, location and impact must be answered for TEP and non-TEP
e TEP thresholds were discussed previously (reference June discussion)

ANSWERS: Celebrations that require TEP
e Size: 50-200 people
e Location:
o Depending on size a suitable open space would be selected with the following
options. Each location has it's own characteristics
o Hub field:
Suitable for up to 50 person celebrations
Proximity benefit
Less view, less private
Same location used for race start/finish by 100-200 attendee's, staff,
volunteers, sponsors, tables,canopies, and portable PA equipment.
m Same location used by 100+ camp attendees
o Wedding field
m Suitable for up to 100 person celebrations
m Benéefit: View of Camels hump
m Traditionally where COFC has held weddings




o

o

Bottom of Goose Hill near race starting line

m Suitable for up to 100 person celebrations

m Benéefit: View of Camels hump

m Same location used for race start/finish by 100-200 attendee's, staff,

volunteers, sponsors, tables,canopies, and portable PA equipment.

Top of goose hill

m View of Adironacks and Green Mountains

m Larger distance from the parking lot

m Same location used for Solar Eclipse viewing of 200+ people

e Frequency

o

o

e Impact

O

Likely 1-2 a year
Because TEP is limited to 12 a year the upper limit would be 6 for celebrations as
the other 6 TEP would likely be bike or running events

No additional impact on the CCF beyond what the management plan allows for
today with limit of 12 TEP events

Similar scope and magnitude of impact to a large bike race or running event with
respect to parking, public access to portions of the property, and other factors
which today trigger TEP,

Likely smaller scope and magnitude to other TEP events with respect to number
of attendees and impact on parking and public access to the land

Less impact to the forest vs. TEP events like running races and bike races in that
celebrations would take place in more open grassy areas already being mowed.
Note: All TEP Events are individually approved by select board for details where
impact can be reviewed and assessed for appropriateness

ANSWERS: Celebrations that do not require TEP

e Examples:

o

©)
O

Birthday parties
Anniversary celebrations
Small weddings with no TEP triggering factors

Size: Estimate 10-50 people for these types of celebrations
Location:

o

Grass area next to the hub making use of picnic tables

e Frequency:

O

e Impact

©)
o

Possibly 1-2 per month depending on public interest

Negligible additional impact to regular day usage on parking, land, public access
Less impact compared to a regular race night or day of camp with respect to
public access, forest impact, and parking

Same impact as weekly race nights with use of a portable PA system for
microphone and speaker to broadcast speakers voice and music.






Request for CCF committee to consider Weddings
Written by Hans Buehler, June, 9, 2024
Reviewed at CCF committee in June

Background:
There is public interest and COFC interest to hold weddings at the CCF. There is lack of clarity

of the Catamount Conservation Easement permitted use of "celebrations" and whether
weddings specifically are a permitted activity that COFC can host. The easement (see link and
excerpt below) allows for "concerts, fairs, and celebrations". Does this mean weddings?
Currently, the CCF management plan does not mention "concerts, fairs, and celebrations" as
allowed or not allowed

Written request:

Hans Buehler on behalf of the COFC as the board president, as a CCF committee member, and
Williston resident who loves the CCF and enjoys seeing all people get out and use the property
is requesting the CCF committee to consider this topic thoughtfully for discussion and upon
agreement allow submission of a request to the select board to update the management plan
with clarifications.

Points to consider:
1. Perspective offered in Jim McCullough letter to the town of Williston on May 9, 2024
(See Appendix A)
2. Public interest for weddings - COFC has been contacted a few times about hosting
weddings, which would be a benefit to the community
3. COFC interest for weddings - Weddings could generate revenue similar to other user
fees which fund the maintenance of the property. With dramatic decrease of winter
skiing revenue due to climate change, an alternate activity could support maintenance
funding which benefits the general public for free pedestrian use.
4. Limits on weddings - the TEP process would place limits and additional approvals on
any wedding that would occur at CCF
5. Relevant documents: Each one is subject to the prior one. (Appendix B has excerpts
and comments)
a. Catamount Conservation Easement
b. Catamount Community Forest Plan FINAL ADOPTED.pdf
C. App C COFC and Town Signed License Agreement 2023.pdf

To date:
e Town asked easement holders for clarification
e Easement holders responded to the town
e Town proposed these steps in email from Erik Wells dated May 24, 2024


https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Catamount_Conservation_Easement_redlined_changes_3.12.19.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Catamount_Community_Forest_Plan_FINAL_ADOPTED.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/App_C_COFC_and_Town_Signed_License_Agreement_2023.pdf

Given this feedback and analysis, should COFC like to request a change to the
Forest Management Plan to consider weddings at the property, the Town would
follow this process:

Formal written request to the Catamount Community Forest Management
Committee

Committee discusses the request at a concept level

If support by the Committee, the Selectboard is briefed on the request and
provides consensus whether support to proceed with amending the management
plan

If Selectboard supports, then work would be undertaken by the Committee
working with COFC in consultation with Vermont Land Trust to develop the draft
management plan amendment language to address adding weddings as a use,
and this work should address all the points Rebecca outlined in what | copied
above.

Committee then approves a draft amendment for Selectboard consideration
Selectboard considers the amendment



Appendix A - Jim McCullough letter to the town of Williston on May 9, 2024

WEDDING MEADOW USE,

Interpreted by co- owner/authors Lucy and Jim McCullough re.

VLT Easement Document

General comments:

We believe all involved in our conservation project believed in the community goodness Catamount
provided.

Further, that the activities there supported the community by attracting a diverse demographic, and
as such, lawful activities produced prior to the conservation of the property should continue as
produced.

Further, it was understood by those involved that such lawful activities produced prior to the
conservation of the property should continue as produced, or there would be no conservation deal
as proposed by the Trust For Public Land.

The VLT has a “basic” agreement intended to cover many landowner’s conservation proposals.
VLT’s template for us was a total “non starter”, as the public’s use, as proposed was significantly
marginalized.

We invested many, many hours scrutinizing draft, upon draft, upon draft of the proposed VLT, as did
our attorney Mark Sperry; Langrock, Sperry and Wool.

Specifically, from:

Grant of Development Rights, Conservation Restrictions, and Public Access Agreement:

l. Purposes of this Grant and Management Plan

A. Statement of Purposes

1. ... including, but not limited to, educational, recreational and other appropriate community
activities...
Il. Restricted Uses of the Protected Property

1.-9.

“note, we find no mention of “Weddings” as a Restricted Use”
[l Permitted Uses of the Protected Property

1. The right to use the Protected Property for all types of noncommercial.... but not limited

to...
Note the phrase from above but not limited to

2.-5and 7- 12.

“note, we found it inappropriate to list all activities as surely some would be left out, as was
the casein2.-5and 7- 12.”

6. here we find; The right to conduct... concerts, fairs and celebrations...

“note, we find many appropriate uses of the “Property” that were in practice prior
to this agreement, such as pump park, cyclocross, dual slalom, wild flower picking, frisbee play,
foraging for edibles, picnicking and wedding celebrations”

XXX



Oxford Languages defines celebration as “The action of marking one’s pleasure at an
important event or occasion by engaging in enjoyable, typically social, activity”.
We feel the sites above clearly do not prohibit wedding celebrations, nor was that our intent in
crafting the agreement.
We are unaware of any public process the Town used to prohibit wedding celebrations, such as used
in its decision to prohibit equines and dogs on the Catamount Outdoor Family Center trails.
Considering all the above, we therefore find the Town’s denial of wedding productions by Catamount
Outdoor Family Center to be unreasonable and capricious.
We respectfully request the Town permit lawful and fully licensed wedding celebrations.
Lucy and Jim McCullough, 5/8/2024



Appendix B: Key document excerpts and comments

Catamount Conservation Easement

Section 1li(6)

6. The right to conduct temporary community and public entertainment events and

competitions on the Protected Property, including concerts, fairs and celebrations, together with
the right to erect tents and other temporary structures for such events, and event and event
sponsorship signage and banners; provided that such events shall not result in the clearing of
any forested areas and provided further that such events are consistent with the Purposes of
this Grant and the Management Plan.

Hans comment: "concerts, fairs, and celebrations" as allowed use. Celebrations would
include... (what would common understanding? Perhaps birthday parties, graduation parties,
memorial services, weddings...)

Catamount Community Forest Plan FINAL ADOPTED.pdf

Excerpts from Page 8-9

Management Plan required under the Conservation Easement
The Conservation Easement requires the development of this Management Plan. The
Management Plan shall:

a.

1. Provide for the use and management of the Protected Property in a fashion which is
consistent with and advances the Purposes of the (VHCB) Grant; and

2. At a minimum, the Management Plan shall include the provisions required under this

Grant, identify actions necessary to accomplish the following and shall appropriately balance
all the resource attributes of and human uses for the Protected Property, and shall:

identify the objectives for the community forest;

b. provide for the permitted uses as set forth in Section III of the Easement and

reasonable regulation of those of such uses set forth in Section ITI(1) — (11) of the
Easement, including identifying and addressing the management needs of those
recreational uses that may need special or more intensive management focus;

provide for public access and meaningful recreational links to private and public
lands;

k. Include or allow for a license or management agreement approved by Grantees in

accordance with Section ITI(10) of the Easement, if the Grantor proposes to have all
or some of the permitted uses described in Section III conducted, operated or
managed by a qualified holder or qualified organization or other non-profit entity; and

Hans comments:

e In point b above the management plan references back to the Easement of the permitted

uses and allows the town to reasonably control that and then in point k it extends the
same list of permitted uses to a license agreement.


https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Catamount_Conservation_Easement_redlined_changes_3.12.19.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Catamount_Community_Forest_Plan_FINAL_ADOPTED.pdf

e The management does further restrict what can happen on the property (example...
easement allows hunting, horses, and snowmobiles... but | believe the management
plan does NOT allow those activities)

e The management plan does not specifically talk about weddings, it only points back to
the easement where we read that celebrations are allowed.

App_C COFC _and_Town_Signed License_Agreement 2023.pdf

Excerpt:
4) PERMITTED USES: All actions of the Licensee shall be subject to the terms and
conditions of the Conservation Easement attached hereto as Exhibit A and the
Community Forest Plan and its addendum, the Forest Management Plan, attached as
Exhibit C.

Hans Comment: The license agreement makes clear the permitted uses are based on
management plan and the Conservation easement

The TEP (temporary events permit) process places further limits on weddings

Excerpt:
2. TEMPORARY EVENTS SCHEDULE

The Licensee and Town agree to comply with all terms and conditions of the Town of Williston
Temporary Events Ordinance, with exception of the following provisions in this Temporary
Events Schedule.

a) For the purpose of this License Agreement, a Temporary Event Permit (“TEP”) will be
required for events that exceed the following thresholds and eriteria:

1. Event attendance of over 225 people, which includes but is not limited to all event
participants. attendees. staff and volunteers. but excludes Licensee’s staff and
those members of the public using the Licensed Area but not attending the event.

2. Events at the property of over 50 people between the hours of 10pm and 7am.
3. Events that involve overnight camping.

4. Ewvents that involve the service of aleohol.

5. Events that involve a tented area greater than 1,200 square feet.

Events that do not exceed these thresholds and eriteria do not require a Temporary Event
Permit and do not require notification to the Town.

Hans comments


https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/App_C_COFC_and_Town_Signed_License_Agreement_2023.pdf

e TEP required: Celebrations (weddings) would be subject to the existing COFC
temporary events process (TEP) thresholds as documented in the license agreement.
As such any wedding that triggers any of the thresholds will require a TEP permit.

e Annual maximum: The TEP permit process itself currently allows only 12 permits
annually, of which some could be weddings. It's unlikely there would be close to that
number of weddings though, as other activities already consume some of the 12 allowed
annual TEP permits.

e Very small celebrations that do not meet the thresholds would not require a TEP and
would have similar use to other activities at COFC like camps, races, or just a busy day.

Reference: CCF town page



https://www.town.williston.vt.us/index.asp?Type=B_BASIC&SEC=%7B134C065A-8D09-422F-B635-87F0C22544AF%7D

Appendix C: Draft edits to the Management plan

Catamount Community Forest Plan FINAL ADOPTED.pdf
See page 26 section on COFC



https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Catamount_Community_Forest_Plan_FINAL_ADOPTED.pdf

REFERENCE: Here is what the Easement says:
The right to conduct temporary community and public entertainment events and
competitions on the Protected Property, including concerts, fairs and celebrations,
together with the right to erect tents and other temporary structures for such events, and
event and event sponsorship signage and banners; provided that such events shall not
result in the clearing of any forested areas and provided further that such events are
consistent with the Purposes of this Grant and the Management Plan.



