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Catamount Ski Resort, LLC 

Special Permit 
Project Narrative  

Catamount Ski Area 
17 Nicholson Road 

South Egremont, Massachusetts 
 
 
 

SECTION 1.0:  Introduction  
 
Project Overview 
This Project Narrative is submitted in support of a Special Permit Application for Catamount Ski Resort, LLC’s 
(“Catamount Ski Resort”) proposed expansion of summertime activities and uses of Catamount Ski Area. The 
application is submitted in accordance with the Town of Egremont Zoning Bylaws. 
 
Existing Site Description 
The property is a developed ski area, which has been in existence for almost 80 years. This includes several 
buildings, gravel and paved driveways and parking areas, utilities and ski trails. The property includes 
approximately 356 acres and is located in both Egremont, Massachusetts and Copake and Hillsdale, New York. 
The property under this application is further defined on the Town of Egremont Assessor’s Maps as Map 8, 
Lot 689 and Map 8, Lot 689.B and Map 8, Lot 199.  The Massachusetts Deed is dated May 18, 2018 and 
recorded with the Berkshire County (Southern District) Registry of Deeds in Book 2473, Page 1.   
 
To date, summertime activities have been limited to ski resort maintenance and improvements and, since 2005, 
the operation of the Catamount Aerial Adventure Park.  The Adventure Park was permitted by a Special Permit 
dated November 29, 2005.  The Adventure Park consists of 12 courses of varying difficulties; guests are 
challenged to cross bridges, climb ladders, maneuver through obstacles and soar on zip lines.  It operates from 
early June to late October.  The lodges have been occasionally used for group meetings. 
 
Zoning Districts 
The property is located with the General District, which includes the entire town except the Jug End Residential 
District. The following is a listing of the Dimensional Requirements per the Town of Egremont Zoning Bylaws: 
 

Town of Egremont 
Table of Dimensional Requirements 

 
Use Minimum Area 

 

Minimum Lot 
Frontage 

(Feet) 
  

Yard Minimum (Feet) Maximum 
Height in Feet 

Front Side Rear 

All Other 
Principal Uses 

1 Acre 150 40 25 25 35 

 
 *Note:  A Ski Area/Ski Resort is not under the list of permitted uses allowed in the General District.  
    However, the Ski Area/Ski Resort predates zoning, therefore is considered a pre-existing, non- 

conforming use.  
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Catamount Ski Resort, LLC 

SECTION 2:  2018 – 2019 Ski Area Improvements 
 
Catamount Ski Resort, LLC purchased Catamount Ski Area on May 18, 2018.  Since that date, Catamount Ski 
Resort has invested in excess of $5 million dollars in capital improvements.   Those improvements include 
lodge renovations and construction of a new lodge, lift construction, trail construction, electronic ticketing 
system, extensive landscaping, parking lot resurfacing, snowmaking improvements (ponds, pipe, snowmaking 
guns), groomers, furnishings, and other equipment. 
 

Improvements made in accordance with the July 25, 2018 Special Permit 
 
In July 2018, Catamount Ski Resort sought and obtained a Special Permit to renovate the existing lodge, 
construct a new lodge and install a new triple chairlift. 
 
Renovation of Existing Lodge  
 

The Berkshire Lodge renovation was 
completed in the Fall of 2018.  The remodel 
included a new roof, exterior siding and a 
complete interior makeover.  The bathroom 
was renovated, and new lighting and 
furnishings were installed. 
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Construction of the New Catamount Lodge 
 
The new lodge building was approved by special permit in 2018.  The building now called the Catamount 
Lodge has been constructed to the size and configuration as outlined in the previous approval plans.  A slight 
modification of the floor plan was approved by the Building Inspector, and an amended building permit was 
issued on September 6, 2019.  A temporary certificate of occupancy was issued for the current ski season.  The 
updated plan is the result of additional customer surveys and hands -n operation experience obtained this past 
winter.  Copies of the final floor plan, building permits, and temporary certificate of occupancy are included 
with this application.  
 
The result is a need to create a new and upgraded restaurant and bar space at the resort.  Further the building 
change in uses warrants the need for a small customer service ticket window addition and a second addition 
for storage of food goods related to the proposed restaurant use.   
 
 
 
 
 
 
 
 
 
 
 

 
 
The building also has been fitted with a fireplace not shown on the original plans. The new lodge improvement 
plan required the installation of an automatic fire suppression system.  Sprinkler systems will be installed on 
both the new and Berkshire lodges as a part of this proposal.  At the time of its approval, the use of the new 
lodge was limited to ski resort functions.  This Special Permit application seeks to remove that restriction. 
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Installation of a New Triple Chairlift 
 
The 2017 Special Permit allowed for the construction of a new 1,700’ triple chairlift, called the Promenade 
Triple.  This lift was completed in February 2019 and serves beginner and intermediate terrain. 
 

 
 

Improvements made with Building Inspector Approval Not Considered an Extension 
of the Non-Conforming Use 
 
Ski Trails 

The resort improvement plan for 
2019 includes the creation of new ski 
trails. The trails are within the 
existing footprint and are infill trails.  
The activity includes tree clearing, 
stump removal and grading. Trails 
may include lighting and 
snowmaking equipment installation 
appurtenant to the ski resort.  The 
new trails create steeper trails 
resulting in a greater variance of 
skiable terrain improving options for 
customers.  The trail in the upper left 
side of the adjacent image is in 
Egremont; the others are in New 
York. 
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Ponds 
Surface water, and ponds, are an integral part of the ski operations.  Stored water is used for snow making and 
storage allows the operator to make snow efficiently during cold temperature windows. The improvements for 
2019 and 2020 include the excavation and creation of a new hillside reservoir for snowmaking operations and 
the modification of the existing pond in the base area.  The new pond is adjacent and downslope of the existing 
hillside pond along the state boundary line.  The existing pond modification includes maintenance of the 
existing pond berm alongside the maintenance building and the raising of the pond berm by 1-2 feet.  The 
existing pond work is subject to approval of the Conservation Commission and possibly the Massachusetts 
Division of Dam Safety.  All pond work was designed and supervised by a professional engineer but will not 
require a Special Permit. 
 
Housatonic River Rafting 
 
Catamount Ski Resort is working with a sister company, 
Berkshire Whitewater, LLC to offer variety of a Canoe, 
Kayak or stand-up paddle board trips on Rivers and Lakes 
throughout the Western Massachusetts.  Trips occur 
Thursdays through Sundays, including trips on the 
Housatonic River from Great Barrington to Sheffield. 
 
 
 
 

Improvements made in New York 
 
Catamount Ski Resort straddles the Massachusetts and New York border and is located partly in Hillsdale and 
Copake, New York.  Substantial improvements have been made in New York and have been supported by the 
New York State Department of Parks, Recreation and Historic Preservation.   New York has awarded grants 
for snowmaking equipment totaling approximately $200,000.00. 
 
The New York improvements include the construction of the longest zip line in the United States.  The zipline 
is 5,500’ and extends from the portion of the ski area located in the Taconic State Park to the portion of the 
Catamount Ski Resort property in Copake located at the corner of Route 23 and Breezy Hill Road.  The Zip 
Tour will be opened in the Fall of 2019.  New York State Department of Parks, Recreation and Historic 
Preservation consented to an amendment to its lease of land at the top of the mountain to permit tree clearing 
for the construction and operation of the New York zip line. 
 
In addition, Catamount Ski Resort acquired the Silver Eagle Ranch property on Route 23 and has constricted 
snowmaking ponds and new ski trails and improved the Taconic Lodge.  Finally, the principal owners of 
Catamount Ski Resort, James and Joni Schaefer, have acquired the Linden Valley Inn having 8 bedrooms, 
located at the entrance to the ski area.  They have begun substantial renovations and have renamed it the 
Catamount Inn. 



Special Permit Narrative 
Catamount Ski Resort 

February 25, 2020 
Page 6 

 

 

Catamount Ski Resort, LLC 

SECTION 3 – Proposed Expansion of Prior Non-Conforming Uses 
 
This Special Permit application seeks a Special Permit to use the Catamount Ski Resort facilities for year-
round recreational and resort uses and special events.  The proposed summertime uses are consistent with the 
uses of most all comparably sized ski resorts.  The uses proposed will include special events and summertime 
recreational activities.   
 
Events, as a use, is defined as hosting groups of people/persons for special occasions. These gatherings will 
take place in the on-site lodge building(s) and/or on resort property. 
 
Typical Events will include: 
 

o Weddings 
o Birthdays/Anniversaries/Showers 
o Award Dinners 
o Sports Banquets 
o Conferences 
o Bereavements 
o Community Gatherings 
o Camping Jamborees 
o Sporting Events: obstacle courses, runs, bike races, etc. 
o Car Shows 
o Craft Fairs 
o Festivals for food and music 

 
In addition to events, Catamount Ski Resort will expand the outside recreational activities. The new activities 
will include uphill and downhill mountain biking, including eBike use and rentals, scenic chairlift rides, 
mountain hiking, climbing wall and expanded youth activities such as trampolines, disc golf and mini-golf.  
 
The resort building occupancies in Massachusetts and New York include the Berkshire Lodge at 884 persons, 
New Catamount Lodge at 450± persons, and the Taconic Lodge in New York State at 325 persons for a total 
occupancy inside the buildings of 1,662 persons.  The total onsite population on a holiday ski day is a maximum 
of 4,000 to 5,000 persons. The total number is based upon sales data and includes on-site staff and season pass 
holders as well as day pass holders. 
 
This special permit application is proposing an expansion in seasonal site uses.  This means the number of 
patrons on the property will not increase as it relates to the busiest days but will expand the number of days; 
there will be activities on the property over a greater portion of the calendar year.  Currently the Ski season is 
from Thanksgiving to April, depending upon the weather, is the time period with the highest intensity of site 
use.  The proposed uses will encourage on-site activity from Memorial Day to Labor Day and will allow 
activities during periods outside of the normal ski season.  This is a nationwide trend for ski resorts and has 
been documented in news articles for many years.  
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One such article is quoted below: 

The impetus for the change came in 2011, when President Obama signed a bill, sponsored by then Colorado 
Senator Mark Udall, which amended a previous law from the 1980s that restricted ski areas on Forest 
Service land from offering any recreation besides skiing. The amendment, called the Ski Area Recreational 
Opportunity Enhancement Act, allowed resorts to provide summer activities like zip lines, mountain bike 
parks, Frisbee golf, and ropes courses, so long as they were in harmony with the natural environment…  … 
As warming trends continue, expect more struggling resorts to make summer a mainstay instead of an 
afterthought.  -Outside Magazine 2015 

The expanded activities will permit Catamount Ski Resort to remain successful in spite of a more uncertain 
and competitive ski season.  All of the new activities will be conducted with minimal impact on the 
neighbors and environments.  The new recreational activities will generate far less impact than the winter ski 
area operation.  The increased activities will ensure the core staff are employed year-round and will afford 
additional seasonal employment opportunities for area residents. 

 

SECTION 2.0:  Zoning Compliance 
 

A Ski Area/Ski Resort is not under the list of permitted uses allowed in the General District. However, 
the Ski Area/Ski Resort predates zoning, therefore is considered a pre-existing, non-conforming use. 
The project must obtain a Special Permit from the Zoning Board of Appeals for the expansion of a 
non-conforming “Ski Area” use in accordance with Section 4.3.1. Compliance with the required 
zoning, and project impacts are outlined below.  
 
4.3. Regulations Applying to All Districts 

4.3.1. Nonconforming Uses and Structures 
4.3.1.1. Applicability The provisions of this Bylaw shall not apply to structures or uses lawfully 
in existence or lawfully begun at the time of the adoption of this Bylaw as provided in Section 
6, Chapter 40A G.L.). 
The Ski Area was established in 1939, which predates the zoning bylaws first established 
in 1967, therefore the use is non-conforming.  
4.3.1.2. Exemptions Nonconforming lots of record and lots shown on a plan endorsed by the 
Planning Board under the Subdivision Control Law are exempt from the provisions of this 
Bylaw to the extent and as provided in Section 6, Chapter 40A of the General Laws. 
Does Not Apply 
4.3.1.3. Abandonment or Non-Use A nonconforming use of land or structure which has been 
abandoned or not used for a period of two (2) years or more shall not be reestablished, except 
by special permit from the Zoning Board of Appeals, and any future use of such premises shall 
conform with this Bylaw. 
Does Not Apply 
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4.3.1.4. Reconstruction after Catastrophe or Demolition Any preexisting nonconforming 
structures or uses destroyed by fire or other catastrophe may be rebuilt or re-established if 
completed within two (2) years of the fire or catastrophe. 
Does Not Apply 
4.3.1.5. Reversion to Nonconformity 
Preexisting nonconforming structures or uses may be extended, altered or changed to another 
nonconforming use by special permit from the Zoning Board of Appeals provided that the 
Board finds that such change, extension or alteration shall not be substantially more 
detrimental to the neighborhood than the existing nonconforming use. In addition, any 
alteration, reconstruction, extension, or structural change to a one-family or two-family 
building or structure that complies with the three minimum yard in feet requirement and with 
the maximum height in feet requirement set forth in §4.1.2.1 shall be permitted by right, 
whether or not the lot on which such alteration, reconstruction, extension or structural change 
is being made meets the minimum lot area and minimum frontage in feet requirements of 
§4.1.2.1 
The proposed project includes the expansion of the pre-existing non-conforming use to 
allow for the Resort to conduct additional summertime activities. 
 

6.2 Special Permits 
6.2.4 Criteria Before granting a special permit for any use requiring such permit under a provision of 
this Bylaw, the special permit granting authority shall find that the proposed use: 
 

6.2.4.1 Is in compliance with all other provisions and requirements of the Bylaw, and in 
harmony with its general intent and purpose. 
The recently constructed/renovated on-site buildings meet all other applicable provisions 
of the bylaw. Adequate parking is provided, building setbacks are respected, and the 
additional uses will not negatively affect the neighborhood or town.  
 
6.2.4.2 Is essential or desirable to the public convenience or welfare at the proposed location. 
The proposed uses will provide a service to the community by providing a new event 
space with capacity to hold larger events. The expanded uses will allow additional 
recreational opportunities for area residents and tourists.  This is essential and desirable 
to the ski resort and to the public. 
 
6.2.4.3 Will not be detrimental to adjacent uses or to the established or planned future 
character of the neighborhood. 
The events will be held in the lodge buildings and surrounding areas.  The exact location 
of the Lodge building is located more than 400 feet from the closest residential abutting 
property and more than 600 feet to the closest residence.  The recreational activities will 
occur within the footprint of current ski trails. The use is in harmony with the current 
use at the site.   
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6.2.4.4 Will not create undue traffic congestion, or unduly impair pedestrian safety. 
The use of the Lodge and ski resort facilities for events and special occasions will not 
deviate from the on-going ski resort use at the property.  In fact, the use is less intense 
than the current use and thus will operate below current operational peaks.  
 
6.2.4.5 Will not overload any public water, drainage or sewer system or any other municipal 
facility to such an extent that the proposed use or any existing use in the immediate area or in 
any other area of the Town will be unduly subjected to the hazards affecting public health, 
safety or general welfare. 
The utilities at the ski resort are private. The proposed project will not overload the 
existing water supply or private septic system.  The utility and septic demands will be far 
less than winter demand 

 
There is some doubt over whether the expansion of the ski area uses from wintertime recreational activities to 
year-round activities requires a Special Permit.  Section 6 of the Zoning Act, Massachusetts General Laws 
Chapter 40A, states that the protections afforded a nonconforming use by Section 6 cease upon a change or 
substantial extension of the use but may otherwise continue.  
 
Powers v. Building Inspector of Barnstable, 363 Mass. 648 (1973), established three tests for determining 
whether an alteration of a nonconforming use constitutes a “change or substantial extension” of such use that 
will subject the resulting use to the application of the current zoning laws: 
 
 1.  the resulting use does not reflect the nature and purpose of the nonconforming use prevailing 
  when the zoning laws took effect; 
 2. there is a difference in the quality or character, as well as the degree, of the resulting use; or 
 3. the resulting use is different in kind in its effect on the neighborhood. 
 
Here the first and third test are not met since the use of the property as a ski resort, with in excess of 4,000 
patrons on any given day and the change from skiers in the lodge and on the mountain to event guests and 
bikers or hikers are not the type of changes that constitute a “change or substantial extension” under the 
applicable case law.  McAleer v. Bd. of Appeals of Barnstable, 361 Mass. 317, 323-24 (1972) (change from a 
seasonal motel to a year-round operation not a substantial extension); Almeida v. Arruda, 89 Mass. App. Ct. 
241, 244-47 (2016) (adding beer and wine sales to a convenience store selling groceries and sundries does not 
increase adverse effects of convenience store in residential zoning district).  There mere fact that the use is not 
identical does not mean that it is a change in use. 
 
The second test is a closer call and warrants the application for a Special Permit out of caution.  In Cape Resort 
Hotels, Inc. v. Alcoholic Licensing Bd. of Falmouth, 385 Mass. 205 (1982) the Court held that change in use 
from a hotel patronized by middle-aged and older clientele to a hotel with three clubs and a game room 
patronized by younger people, with liquor sales accounting for 60 to 70 percent of the hotel's revenues.  
Because, the change to include summertime activities can be considered a difference in the character (but not 
the quality or degree).  For that reason, Catamount Ski Resort has submitted this Special Permit application.  
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SECTION 3:  Site Plan Review 
 
Special permit application proposals must include a site plan review.  This includes a narrative 
discussing various topics related to on-site uses and potential off-site impacts. Typical Site Plan topics 
include: 
 
 *Utilities: sewer & water  *Parking   *Signage 
 *Traffic    *Landscaping   *Lighting 
 *Trash disposal   *Architecture   *Stormwater 
 

On-site stormwater, electric, sewer and water utilities are already in place and are code compliant 
with the latest updates completed as a part of the new lodge construction. Since the proposed use will 
not exceed existing the maximum daily use of the facility and the fact that an infrastructure assessment 
is related to the maximum daily use, no Site Plan Review related impacts are proposed or anticipated 
as a part of this application.   
 
None of the existing on-site site plan review criteria will change or require modification as a part of 
this proposal. The only modification required is the installation of sprinkler systems for fire protection 
in the Berkshire Lodge and Catamount Lodge buildings. The ski area use is currently seasonal, and 
the proposed uses will continue use during the summer season. The Site Plan requirements will 
continue to operate as they do under current conditions.    
 

SECTION 4:  Special Permit Conditions  
 
Section 6.2.5 of the Zoning By-Law allows the Special Permit Granting Authority to impose condition 
on any Special Permit granted.  Catamount Ski Resort is mindful of the potential impact that the 
proposed additional summertime uses may have on its neighbors and, accordingly, is amenable to the 
attached special permit conditions. 
 

SECTION 5: Conclusion  
 
The proposed additional uses results in the expansion of a pre-existing, non-conforming use which 
has been in existence for almost 80 years. The expansion will provide both improved economic 
variability of the ski resort in changing economic and climate conditions.  The proposed off season 
uses are in harmony with the new uses adopted by other similarly sized ski areas and provide 
additional off-season employment and positive economic impact to the areas. The project will not 
negatively impact the neighborhood or character of the neighborhood and will have minimal impacts 
on the private utilities at the ski resort and is supported by the Community and the Catamount Ski 
Resort’s immediate neighbors.  For those reasons, Catamount respectfully requests approval of its 
Special Permit application. 
















































