
Transit-Oriented Development Planning
  Market Analysis, Development Opportunities and Fiscal/Economic Impact

March  2003

Prepared for:

By:

Route 15 Corridor Improvement Plan



 



 
 
 

Route 15 Corridor Improvement Plan 
Burlington-Essex Rail Project 

 
Transit-Oriented Development Planning: 

Market Analysis, Development Opportunities and 
Fiscal/Economic Impact 

 
 
 

Presented to: 
 

Chittenden County Metropolitan Planning Organization/ 
Vermont Agency of Transportation 

Chittenden County Regional Planning Commission 
 

Prepared by: 

Basile Baumann Prost & Associates, Inc. 
177 Defense Highway, Ste 10, Annapolis, MD 21401 

www.bbpa.com 
 

In association with 
DMJM+HARRIS 

Boston, MA 
 
 
 
 

March 2003 
 

bbp 
A S S O C I A T E S 

 



 



Basile Baumann Prost & Associates, Inc.  2 

Table of Contents 
 
Executive Summary ........................................................................................................................... 3 
Introduction ....................................................................................................................................... 5 

A1.  Introduction............................................................................................................................. 6 
Demographic-Economic Profile ........................................................................................................... 9 

B1.  Demographic-Economic Profile:  Northwest Vermont................................................................ 10 
B2.  Demographic-Economic Profile:  Chittenden County................................................................. 18 
B3.  Demographic-Economic Profile:  Winooski............................................................................... 27 
B4.  Demographic-Economic Profile:  Colchester............................................................................ 32 
B5.  Demographic-Economic Profile:  Essex Junction...................................................................... 38 
B6.  Demographic-Economic Profile:  Station Areas ........................................................................ 43 

Retail Market Analysis...................................................................................................................... 55 
C1.  Retail Market:  Chittenden County .......................................................................................... 56 
C2.  Retail Market:  Winooski ........................................................................................................ 62 
C3.  Retail Market:  Colchester...................................................................................................... 64 
C4.  Retail Market:  Essex Junction................................................................................................ 66 

Office Market Analysis...................................................................................................................... 69 
D1.  Office Market:  Chittenden County .......................................................................................... 70 
D2.  Office Market:  Winooski........................................................................................................ 75 
D3.  Office Market:  Colchester...................................................................................................... 77 
D4.  Office Market:  Essex Junction............................................................................................... 79 

Residential Market Analysis .............................................................................................................. 80 
E1.  Residential Market:  Chittenden County................................................................................... 81 
E2. Residential Market:  Winooski.................................................................................................. 87 
E3. Residential Market:  Colchester............................................................................................... 89 
E4. Residential Market:  Essex Junction......................................................................................... 91 

Transit-Oriented Joint Development Program Opportunities................................................................. 93 
F1.  Benefits of Transit-Oriented Development................................................................................ 94 
F2.  Challenges for Transit-Oriented Development .......................................................................... 96 
F3.  Transit-Oriented Development Case Studies.......................................................................... 100 
F4.  Burlington-Essex Rail Station Area TOD Opportunities ........................................................... 104 

Economic and Fiscal Impacts of the Proposed Transit-Oriented Development Opportunities................. 121 
G1.  Overview............................................................................................................................ 122 
G2.  Economic and Fiscal Impact Analysis ................................................................................... 124 
G3.  Intangible Benefits............................................................................................................... 125 
G4.  Methodology....................................................................................................................... 126 

 
 
 



 



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Executive Summary  
 
    

Basile Baumann Prost & Associates, Inc.  3 

Executive Summary 
 
A Transit-Oriented Development (TOD) renaissance is underway across America. More so than at anytime in recent 
history there is heightened interest in planning for and implementing TOD. The forces driving the nation’s TOD 
renaissance include escalating traffic congestion increasing the attractiveness of sites close to transit; an increased 
trend of Americans moving back to more traditional neighborhoods; demographic changes underpinning and 
expanding market for more compact, mixed use communities; increased support for smart growth and the strategies 
necessary to implement it; and changes in the Federal Transit Administration’s policies for transit “joint development” 
and an emphasis on transit supportive land uses. And perhaps most importantly, communities are beginning to 
realize that TOD can improve their quality of life, provide safer communities, and promote mobility and housing 
choices and economic development for a better future.  
 
The Burlington-Essex Corridor is a critical east-west transportation connector, linking some of Vermont’s most 
populated areas with its largest employers and institutions. Centered on Vermont Route 15, the corridor is crucial to 
the area’s social and economic health. The corridor communities (Burlington, Winooski, Colchester, Essex, and 
Essex Junction) currently include a significant portion of the region’s population and employment. The Burlington-
Essex Rail Project adds value to the existing transportation network by utilizing existing transportation infrastructure 
and providing an alternative transportation mode that reduces the dependence on the automobile.  
 
An important component of this Project is the linkage between transportation and land use. The Burlington-Essex 
Project provides a meaningful opportunity for corridor communities to integrate transportation infrastructure and land 
use planning in a manner that can reduce dependence on the automobile and encourage “smart growth”. This report 
outlines TOD opportunities for the areas surrounding four of the proposed Burlington-Essex passenger rail stations 
along the Route 15 corridor and their potential economic and fiscal impact to the local jurisdictions. The stations 
evaluated include the Barlow Street Station in Winooski; the Fort Ethan Allan Station in Colchester/Essex; and the 
Fairgrounds Station and “Wye” Station in Essex Junction.   While the provision of passenger rail service is a long-
term goal, which has been delayed due to funding uncertainties, development of a mix of transit-supportive land uses 
in these areas also supports bus transit and reduces dependence on the automobile.   
 
Essentially, transit-oriented development is more compact development, located within an easy walk of a transit stop, 
generally with a mix of residential, employment, and shopping opportunities designed for pedestrians without 
excluding the automobile. A system of TODs along a rail or bus corridor can provide multiple benefits, including 
transportation, environmental, economic, and social improvements.    
 
An analysis of the demographic, economic, and real estate market conditions within these communities, Chittenden 
County, and the Burlington metropolitan region finds that there are opportunities to undertake TOD within these four 
station areas. In addition, improved land use, regulatory and policy conditions undertaken by the local jurisdictions 
are paving the way to make TOD more feasible and easier to be implemented.  
 
Complementing the planned transit-supportive projects moving forward in advance of rail or express bus service, 
such as the Winooski Redevelopment Project, there are additional transit-supportive development opportunities on 
vacant or underutilized land parcels within walking distance of the proposed station locations that could take place 
based on the local community’s transit-supportive development policies, tools and initiatives.  
 
Based on the creation of prototypical development programs of transit supportive uses such as multi-family 
residential and commercial (e.g. retail and/or office) developed by BBP Associates, along with identified planned 
development programs for some identified sites such as the A&P Shopping Center in Essex Junction, an analysis of 
these opportunity sites finds at build out more than 1,000 new residential dwelling units and 220,000 square feet of 
commercial space. In turn, these projects would generate on an annual basis more than $3.8 million in property tax 
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revenue to the local jurisdictions ($1 million for Winooski; $1.9 million for Colchester; and $0.9 million for Essex 
Junction), create more than 600 new jobs and add more than 1,000 new residents to the area.  
 
Chittenden County, long considered the economic engine of Vermont, has begun to see some of the ills of growth, 
namely through increased traffic congestion, particularly along the Route 15 corridor. TOD is a strategy to help 
manage growth and improve quality of life, and can be an attractive alternative to sprawl if thoughtfully designed and 
well planned. A well planned transportation infrastructure providing additional mobility options combined with 
appropriate land use planning will enable communities to take control of their future. More densely developed, mixed-
use TOD developments also provide an opportunity for local jurisdictions to increase their tax base by creating higher 
value, compact development on a given parcel of land, in comparison to highway-oriented development surrounded 
by low-value parking lots.  Local governments can play a significant role in promoting TOD through the development 
of transit and pedestrian-supportive plans, polic ies, zoning provisions, and incentives.  
 
This TOD document and the preliminary Town stakeholder meetings comprised half of the transit-oriented planning 
work effort under the Route 15 Corridor Improvement Plan. The second phase of this effort involves presenting the 
findings to the leadership of the communities along Vermont Route 15, since implementing any change to encourage 
transit friendly growth will require the support of the local communities.  Without it, change will be measurably more 
difficult.  The funding for the planning grant was frozen because of uncertainty of the Charlotte to Burlington rail 
passenger service.  The CCMPO is in discussion with the Vermont Agency of Transportation (VTrans) and the 
Federal Transit Administration regarding this issue. 
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A1.  Introduction 
 
The Route 15 Corridor between Burlington and Essex Junction serves as a critical east-west transportation 
connector, linking some of Vermont’s most populated areas with its largest employers and institutions. Centered on 
Vermont Route 15, the corridor is crucial to the county’s social and economic health. The corridor communities 
(Burlington, Winooski, Colchester, Essex, and Essex Junction) currently include 55 percent of the population of 
Chittenden County and 57 percent of the county’s employment. While the population of Chittenden County is 
projected to increase by 44 percent by 2025, jobs are projected to increase by 53 percent, and daily trips are 
projected to increase by 60 percent during the same time-period. Without action to accommodate the additional trips, 
this growth will result in slower travel, more hours of congestion, and a lessened quality of life.  
 
The Chittenden County Metropolitan Planning Organization (CCMPO) has established the Route 15 Corridor 
Improvement Plan to address transportation needs within the corridor in a manner that maintains community 
character and the quality of life, while providing for economic development. This plan serves as umbrella for a 
number of initiatives, including the Burlington-Essex Rail project, as well as enhanced bus service and Route 15 
intersection improvements among others. The CCMPO in association with the Vermont Agency of Transportation 
(VTrans) and the Chittenden County Regional Planning Commission (CCRPC) has undertaken this Transit Oriented 
Development planning effort as an adjunct to the Burlington-Essex Rail Project. The rail project would provide 
commuter rail service on the existing Winooski Branch rail line between Burlington and the IBM plant in Essex 
Junction, in addition to the existing freight service. Five new rail stations are proposed: Barlow Street Station, 
Winooski; in the vicinity of Fort Ethan Allen/Woodside Drive on the Colchester/Essex line; behind the “A&P” on Pearl 
Street near the Champlain Valley Exposition (Fairgrounds), Essex Junction; at the Essex Junction “Wye”; and at the 
IBM facility.  In addition to rail service, feeder bus service operated by the Chittenden County Transportation Authority 
is proposed to provide additional access to each station.  
 
Transit-Oriented Development (TOD) provides a more compact development pattern located within an easy walk of a 
transit stop (bus or rail), with a mix of residential, employment and shopping opportunities. It focuses on pedestrian-
oriented design and provides viable transportation alternatives for residents and workers via walking, bicycling, and 
transit. Automobiles are also included within a TOD, but in a manner that does not take precedence over pedestrians, 
unlike conventional highway oriented development. A system of TOD’s along a transit corridor can provide multiple 
benefits, including transportation, environmental, economic, and social improvements. TOD supports state and local 
land use policies that seek to limit sprawl by locating new development in areas already served by utility and 
transportation infrastructure.   
 
Local governments can play a significant role in promoting TOD through plans, policies, zoning provisions, and 
incentives for a mix of land uses. The developm ent of such plans provides a meaningful opportunity for corridor 
communities to integrate transportation infrastructure and land use planning in a manner that can reduce 
dependence on the automobile, encourage transit use, and offer the potential for attracting economic development 
within a “smart growth” context. The purpose of the CCMPO/CCRPC Transit Oriented Development planning process 
is to provide communities within the Route 15 Corridor with concept plans for a “prototype” TOD based on market 
realities and tailored to specific locations within each community. It is intended to serve as a basis for further action 
by corridor communities to implement strategies for development that encourage alternative modes of transportation 
and reduce dependence on the automobile in this critical transportation corridor.  
 
The purpose of this study is to develop a transit-oriented development (TOD) plan for the areas surrounding four of 
the proposed Burlington-Essex passenger rail stations along the Route 15 corridor1:   
 

                                                 
1 It is assumed that a station at IBM would be privately developed, and therefore, no station area planning is provided for in this study.  
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• Barlow Street Station, Winooski 
• St. Michaels College/ Fort Ethan Allan Station, Colchester/Essex 
• Fairgrounds Station, Essex Junction 
• “Wye” Station, Essex Junction 

 
While geographically centered on the proposed Burlington-Essex Rail stations, the TOD plans recognize that 
provision of rail service is a long-term goal and they would not be dependent on the institution of rail service in order 
to be viable. The TOD plans incorporate consideration of existing bus transit services and propose compact, mixed-
use development patterns that enhance pedestrian access in a manner that could be implemented now, while 
contemplating future passenger rail service within the corridor. 
 
The CCMPO engaged DMJM+HARRIS and Basile, Bauman, Prost and Associates, Inc. (BBP Associates) to work 
with the communities of Winooski, Colchester, Essex and Essex Junction to help develop TOD concept plans for the 
areas surrounding the proposed passenger rail stations. A series of stakeholders meetings were held in each 
community to introduce the TOD concept and develop an understanding of local issues and concerns. Each station 
location has unique characteristics in terms of their physical situation, municipal and institutional involvement, type of 
use, planned development and opportunities.  In order to be successful, a TOD plan must incorporate a mix of uses 
and design standards that are appropriate for each site, and take into consideration market forces that affect real 
estate development locally.    
 
This report provides the market analysis, identification of TOD opportunities, and economic and fiscal impact analysis 
conducted by BBP Associates. It includes an analysis of the demographic, economic and real estate market 
conditions within Chittenden County and the communities of Winooski, Colchester/Essex and Essex Junction and 
provides an assessment of the opportunities and obstacles to implementing TOD within the four station areas. 
Vacant or under-utilized land parcels within the planning areas were identified and a prototypical development 
program of transit-supportive land uses such as multi-family residential and commercial (retail/office) was developed. 
In addition, an assessment of public private joint-development opportunities and a projection of the economic and 
financial impac ts likely to be gained from the introduction of the transit-oriented development were projected. 
Specifically, BBP Associates undertook the following: 
 
Assisted in conducting two Transit-Oriented Development Stakeholder Meetings for appropriate local and institutional 
officials in Winooski, Colchester/Essex, and Essex Junction. The purpose of these meetings was to introduce the 
stakeholders to the objectives of the TOD planning project, identify issues and concerns and present findings.   

 
Provided a series of Transit-Oriented Development case studies from cities of similar size applicable to the 
Chittenden County setting that identified successful stories and policy recommendations 

 
Performed a study on the market attractiveness and feasibility for retail, office, and residential development in the 
transit investment areas for the Winooski, Colchester, and Essex Junction (Fairgrounds and Wye) sites, including a 
demographic -economic profile of the region, Chittenden County, jurisdictions, and station areas 

 
Investigated and identified joint development opportunities for each of the station area sites 

 
Evaluated the potential joint development opportunities for each of the station areas, including an analysis of the 
feasibility and institutional capacity for joint development 

 
Projected the economic and financial impacts likely to be gained from the introduction of transit investment in each of 
the station areas. Quantified the public and private sector economic benefits of implementing TOD, including 
potential changes in tax revenue 
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The market and economic analysis developed by BBP Associates and documented in this report, combined with a 
land use and zoning analysis and architectural, streetscape, and landscape design standards to support TOD being 
conducted by DMJM+HARRIS, serves as the basis for specific TOD Concept Plans for each of the station sites and 
recommendations for implementation presented in a companion document entitled, Transit-Oriented Development 
Opportunities in the Route 15 Corridor 
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B1.  Demographic-Economic Profile:  Northwest Vermont  
 
Overview 
 
The area known as Northwestern Vermont stretches from the Canadian border south to the middle of the state, and 
is nestled between the shores of Lake Champlain and the peaks of the Green Mountains. This region, which includes 
the counties of Addison, Chittenden, Franklin, and Grand Isle, comprises less than a quarter of the state’s total land 
mass, but has nearly 40 percent of the population.  
 
The Northwest region is the economic center of the Vermont, providing more than 40 percent of the state’s jobs. The 
region is supported by the most extensive transportation infrastructure in the state. Burlington International Airport is 
the state’s only major airport and provides a convenient gateway to distant locations for business or recreation. 
Interstate 89 provides access from the central part of the state to the Burlington metropolitan area and Franklin 
County. Route 7 connects the four counties and is the major north/south highway for the western corridor of the state.  
 
Chittenden County is the economic engine of the Northwest region and the state, providing nearly one third of the 
jobs in Vermont. Located on Lake Champlain, Burlington is the state’s largest city, offering numerous educational and 
cultural attractions and is the location of some of the state’s most prominent employers. The city forms the core of the 
state’s only Metropolitan Statistical Area, which extends into parts of Franklin and Grand Isle Counties. In addition, 
Addison County has strong connections to the MSA.  
 
Addison County, located south of Chittenden County, is mainly agricultural, and boasts both the most farm acreage 
and the highest value of agricultural products sold in the state. The two largest population centers, Middlebury and 
Vergennes, each are located along Otter Creek, which is Vermont’s longest river.  
 
North of Chittenden County is Franklin County, with a primarily rural economy as well. St. Albans serves as the 
county’s industrial center, providing jobs in the manufacturing of goods ranging from chocolate to electrical 
equipment. In addition, Ben & Jerry’s Ice Cream, one of Vermont’s most famous companies, has located the 
company’s processing plant here which complements the county’s dairy industry.  
 
Grand Isle County is the second smallest county in the state. Located between Montreal, Canada and Burlington, the 
quiet, rural charm of the area is made up of most of the Champlain Islands and has a thriving summer tourist season. 
The islands are accessible by car, ferry, or boat.  
 
Population 
 
The Northwestern region accounts for nearly 40 percent of the state’s population according to the 2000 census with 
234,863 persons, up 8.2 percent from 1990. The four counties are among the top five in population growth in 
Vermont in the 1990s. Grand Isle led the state in population growth with a 30 percent increase, although the county 
only has one percent of the state’s population comprising 6,901 residents. Franklin was the third fastest growing 
county in the state at nearly 14 percent with 45,417 residents. Chittenden County, comprising 145,571 residents and 
nearly one quarter of the state’s population, grew 11.2 percent between 1990 and 2000. Addison County, with a 
population of 35,974 in 2000, grew the least among the four northwestern counties, increasing 9.2 percent during the 
last decade. All of these northwest counties exceeded the state population growth of 8 percent, but only Grand Isle 
and Franklin counties exceeded the national growth rate of 13 percent.  
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Northwest Vermont Population 

1990 – 2000 
 

Population 
Area 1990 2000 

Net Change 
 (1990-2000) % Change 

% of State 
 (2000) 

      
Vermont 562,758 608,827 46,069 8.2%  100%  
      
Northwestern Region 210,012 234,863 24,851 11.8%  38%  
     Addison County 32,953 35,974 3,021 9.2%  6%  
    Chittenden County 131,761 146,571 14,810 11.2%  24%  
    Franklin County 39,980 45,417 5,437 13.6%  7%  
    Grand Isle County 5,318 6,901 1,583 29.8%  1%  
Source: Vermont Department of Employment & Training, U.S. Census Bureau 

 

                             

 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
Four of the five largest communities in Vermont are located in Chittenden County: Burlington, Essex, Colchester, and 
South Burlington. Burlington, the largest city in the state, has a population of nearly 39,000. This is followed by 
Essex, including the Village of Essex Junction, with a population of 18,600. Colchester, with a population of 17,000, 
and South Burlington, with a population of 15,800, round out the five largest communities in Vermont. Middlebury is 
the largest town in Addison County and ranks twelfth statewide, with a population of 8,200. St. Albans City is the 
largest community in Franklin County and ranks fourteenth with a population of 7,600. The largest communities in 
Grand Isle County are Grand Isle Town and Alburg; each has less than 2,000 residents.   
 
The age distribution of the population reflects the aging of the “baby boomer” cohort. Individuals 20 to 34 years old 
declined in the four counties in the Northwest region, while the group 35 to 54 years old increased significantly in the 
counties. Infants less than 5 years old declined significantly in the counties, but the drop was less in Franklin County. 
The age distribution in Franklin County showed a greater emphasis on youth, with a higher percentage of residents 
under 15 years old than in other Northwestern counties. In contrast, Grand Isle had a higher concentration of its 
population 55 years and older, and apparently attracted people near retirement.  
 

0% 5% 10% 15% 20% 25% 30%

Vermont

Addison

Chittenden

Franklin

Grand Isle

Percent Change

 

Northwest Vermont: Population Change by County 
1990 –2000 

Source: Vermont Department of Employment & Training 
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Income & Wages 
 
The Northwest region is the wealthiest region in the state, with some of the highest per capita and median household 
incomes, as well as, some of the best paying jobs in the state.  
 
Chittenden County has the highest per capita personal income in the state at $23,500, nearly 14 percent higher than 
the state average of $20,625. Grand Isle had the third highest income at $22,207. Both Addison County and Franklin 
County had per capita personal incomes below that of the state figure. Addison County ranked eighth with a per 
capita income of $19,539 and Franklin County ranked eleventh with a per capita income of $17,816.  
 
 

Per Capita Personal Income 
Northwest Region, Vermont (1990-2000) 

 
Per Capita Income 

Area 1990 2000 Net Change Percent Change 
     
Vermont $13,527 $20,625 $7,098 52%  
     
Northwest Region     
      Addison $12,717 $19,539 $6,822  54%  
     Chittenden $16,096 $23,501 $7,405  46%  
     Franklin $11,678 $17,816 $6,138  53%  
     Grand Isle $13,940 $22,207 $8,267  59%  
Source: U.S. Census Bureau  
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Northwest Region, Vermont Population by Age Groups 
2000 

Source: U.S. Census Bureau 
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Among northwest counties, per capita personal income grew fastest in Grand Isle County during the 1990s, 
increasing nearly 60 percent during the past decade compared to the state average of a 52 percent increase. Both 
Addison County and Franklin County also saw their personal per capita incomes increase, although their rates were 
more in line with the statewide figure, with Addison County increasing 54 percent and Franklin County increasing 53 
percent. Chittenden County also saw the lowest increase in per capita personal income in northwest Vermont, 
increasing 46 percent.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The four counties in northwest Vermont have the highest median household incomes among all Vermont counties. 
Chittenden County has the highest median household income in the state at $47,673, nearly 17 percent higher than 
the statewide average of $40,856. Addison County has the second highest median household income in the state at 
$43,142. Grand Isle ranked third with a median household income of $43,033 and Franklin County ranked fourth with 
a median household income of $41,659. 
 
 

Median Household Income 
Northwest Vermont (1990-2000) 

 
Median Household Income 

Area 1990 2000 Net Change Percent Change 

     
Vermont $29,792 $40,856 $11,064  37%  
     
Northwest Region     
      Addison $30,112 $43,142 $13,030  43%  
     Chittenden $36,877 $47,673 $10,796  29%  
     Franklin $28,401 $41,659 $13,258  47%  
     Grand Isle $30,536 $43,033 $12,497  41%  
Source: U.S. Census Bureau 
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Per Capita Personal Income Change, Northwest Vermont  
1990-2000 

Source: U.S. Census Bureau 
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Among northwest counties, per capita personal income grew fastest in Franklin County during the 1990s, increasing 
47 percent during the past decade compared to the state average of a 37 percent increase. Both Addison County 
and Franklin County also saw their personal per capita incomes increase above the statewide rate, with Addison 
County increasing 43 percent and Grand Isle County increasing 41 percent. Chittenden County also saw the lowest 
increase in per capita personal income in northwest Vermont, increasing 29 percent.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Northwest Vermont provides many of the highest paying jobs in the state. Chittenden County leads the state with an 
average annual wage over $34,300 in 2000; the only county whose annual wage is over the statewide average of 
$28,920. Addison County has the fifth highest average wage in the state with an average of $27,015. Franklin County 
ranks seventh with an average annual wage of $26,390. Grand Isle County, whose economy is primarily services and 
tourism-related, has the lowest average annual wage in the state, ranking fourteenth with a wage of $20,624.  
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Median Household Income Change, Northwest Vermont 
1990-2000 
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Average Annual Wage, Northwest Vermont 
2000 

Source: U.S. Census Bureau 
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Economy 
 
The Northwest region of Vermont is the economic center of the state, accounting for more than 40 percent of the jobs 
in the state, with nearly 125,000 jobs. Chittenden County, the economic engine for the state, has three-quarters of 
the jobs in the region, or more than 32 percent of all the jobs in the state. Franklin County and Addison County have 
five percent of the jobs in the state, followed by Grand Isle County, the second smallest county, with less than one 
percent of the state’s jobs.  
 
 

Employment Trends, Northwest Vermont 
1990 – 2000 

 
 Covered Employment1 Percent of State 
 1990 2000 Net Change Percent Change 2000 
      
Vermont 251,658 296,349 44,691 18%  100%  
      
Northwest Region 100,679 124,851 24,172 24%  42%  
     Addison 11,178 13,726 2,548 23%  4.6%  
     Chittenden 77,548 95,284 17,736 23%  32.2%  
     Franklin 11,279 14,847 3,568 32%  5.0%  
     Grand Isle 674 994 320 47%  0.3%  
1 Covered employment refers to the employees in firms subject to the Vermont Unemployment Compensation Law, or for 
federal employees, the Federal Unemployment Compensation Law. Workers who are not included are the self-employed, 
firm owners not incorporated and the following employee groups: elected officials, nonprofit religious, charitable and 
educational organizations, unpaid family members, farm (with some exceptions) and railroad.  

Source: Vermont Department of Employment and Training 
 
 
During the 1990s, employment grew fastest in Grand Isle County, increasing nearly 50 percent, compared to the 
statewide rate of 24 percent. Franklin County also saw employment grow faster than the state average, increasing 32 
percent between 1990 and 2000. Both Addison County and Chittenden County saw employment increases in line 
with the state average, both increasing 23 percent during the 1990s. 

Addison
11%

Chittenden
76%

Grand Isle
1%

Franklin
12%

 

Northwest Vermont,  
Employment Distribution by County 

2000 

Source: U.S. Census Bureau, Vermont Department of Employment and Training 
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The economy Northwest Vermont is well diversified with substantial employment opportunities in services, 
manufacturing, retail trade, and government. In particular there are substantial opportunities in education, health 
services, business services, recreation and government. The sizable population around Burlington has attracted 
many national and regional retail chains and specialty shops. The manufacturing base is supported by the state’s 
largest employer - International Business Machines (IBM) – which provides 7,500 jobs at their chip processing plant 
in Essex Junction. This facility draws employees from every county in the state.  
 

Employment: Northwest Vermont1 
 
 Covered Employment2   
 1990 2000 Net Change Percent Change 
Agricultural, Forestry & Fishing  820 1,571 751 91.6%  
Mining 189 107 -82 -43.4%  
Construction 5,475 6,426 951 17.4%  
Manufacturing 20,736 22,255 1,519 7.3%  
Transportation & Public Utilities 4,431 5,634 1,203 27.1%  
Wholesale Trade 4,950 5,092 142 2.9%  
Retail Trade 19,424 22,550 3,126 16.1%  
FIRE3 4,714 5,171 457 9.7%  
Services 24,704 37,553 12,849 52.0%  
Government 15,235 18,484 3,249 21.3%  
TOTAL 100,678 124,843 24,165 24.0% 
1 Includes Addison County, Chittenden County, Franklin County, Grand Isle County  
2 Covered employments refer to the employees in firms subject to the Vermont Unemployment Compensation 
Law, or for federal employees, the Federal Unemployment Compensation Law. Workers who are not included 
are the self-employed, firm owners not incorporated and the following employee groups: elected officials, 
nonprofit religious, charitable and educational organizations, unpaid family members, farm (with some 
exceptions) and railroad. 
3 Finance, Insurance, Real Estate. 

Source: Vermont Department of Employment and Training 
 
 
A strong national economy prompted solid job growth in Vermont, and the Northwest region, during most of the last 
decade. During the 1990s, the Northwest region experienced above average job growth, increasing 24 percent, from 
100,700 jobs to 124,800 jobs, compared to 18 percent for the state of Vermont.  
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Grand Isle led the state and the region, with a 47 percent increase in jobs during the past decade. However, the 
employment base level was the smallest in the state, so the numerical increase was modest. Grand Isle added just 
over 300 jobs during the past decade, increasing from 680 jobs in 1990 to 980 jobs in 2000. As a summer tourist 
destination, Grand Isle relies heavily on retail trade and services to provide jobs, which increased 22 percent and 115 
percent, respectively. There is also a relatively high concentration of jobs in the public sector. Government 
employment, however, grew relatively slowly in Grand Isle compared to the private sector.  
 
Franklin County experienced more than a 30 percent increase in jobs, primarily as a result of solid growth in 
manufacturing, lodging and health services. This resulted in an increase of more than 3,500 jobs, from 11,300 in 
1990 to 14,800 in 2000. The surge in manufacturing, increasing nearly 14 percent, was due partly to the new 
processing plant for Ben & Jerry’s Homemade Ice Cream. Construction employment also showed a healthy jump, 
expanding more than 16 percent, as growth continued to spread from the core towns in Chittenden County during the 
last decade. Government employment increased as the Federal Immigration & Naturalization Service expanded it 
processing center. This, in turn, increased employment in the services and retail trade industries to meet this new 
demand.  
 
The economic center of the state, Chittenden County experienced solid job growth during the 1990s, increasing more 
than 23 percent, from 77,500 jobs to 95,300 jobs. Services industries led the job growth in Chittenden County over 
the last decade, increasing nearly 50 percent, to meet the expanding population in the county. This included 
expanded health services from the specialized facilities at Fletcher Allen Health Care, as well as growth of business 
services, such as computer related services and temporary help services. Manufacturing job growth also exceeded 
the statewide rate, increasing nearly 10 percent.  
 
Addison County was the slowest growing of the four counties in the region, but it still added jobs at a healthy rate 
during the 1990s, increasing nearly 23 percent, from 11,200 jobs to 13,700 jobs. Services industries responded to the 
expanding population as it did in Franklin County, increasing more than 45 percent. In addition, the county saw solid 
growth in the finance, insurance, and real estate sector, growing more than 75 percent, and in the government 
sector, growing more than 30 percent. Retail trade continued to grow to meet the expanding population, rising nearly 
30 percent. Manufacturing, however, lost jobs and offset some of the gains in other industries, decreasing nearly 15 
percent during the 1990s.   
 
Agriculture continues to play an important role in the region, even though farming accounts for less than 2 percent of 
the Gross State Product for Vermont. The fertile soils of the Champlain Valley provide substantial farming 
opportunities, as well as, the intangible benefit of “open space” which helps bolster the region for tourism, a major 
contributor to Vermont’s economic well-being. Addison and Franklin Counties are the most significant agricultural 
areas in the state, with dairy farming being the most common type of agriculture.  
 
Northwest Vermont experienced unemployment rates, which on average, were similar to the rest of the state; two of 
the four counties had unemployment rates lower than the statewide figure and two had higher unemployment rates 
compared to the statewide average. Chittenden County had one of the lowest unemployment in the state at year-end 
2002 at 2.9 percent, compared to the statewide average of 3.9 percent. Addison County ranked fifth with an 
unemployment rate of 3.8 percent. Franklin County ranked had an unemployment rate of 4.9 percent and Grand Isle 
County came in with one of the highest employment rates in the state at 6.4 percent.  
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B2.  Demographic-Economic Profile:  Chittenden County 
 
Population 
 
Chittenden County is the state’s most populous county, having twice the population of any other county in Vermont, 
and contains most of the Burlington Metropolitan Statistical Area, the only MSA in the state. More than 146,000 
people live in approximately 18 communities in Chittenden County, comprising nearly a quarter of the population of 
Vermont. Chittenden County is also the foundation of the state’s economy, providing nearly one-third of the jobs in 
Vermont. Four of the five largest communities in Vermont are located in Chittenden County: Burlington, Essex, 
Colchester, and South Burlington.  
 
Chittenden County had the fourth highest population growth among the state’s 14 counties, growing at more than 11 
percent during the 1990s, compared to the state rate of approximately 8 percent. Population radiated out from the 
core of the Burlington metropolitan area, producing large increases in surrounding towns in Chittenden County and 
parts of bordering Franklin County. The largest population increases were in Williston, South Burlington, Westford, 
and Shelburne, all which experienced population growth greater than 18 percent during the past decade.  
 
 

Chittenden County Historical Population 
1990 - 2000 

 
Population 

Area 1990 2000 Number Change % Change 

     
Vermont 562,758 608,827 46,069 8.2%  
     
Chittenden County 131,761 146,571 14,810 11.2% 
     Bolton 971 971 0 0.0%  
     Burlington 39,127 38,889 -238 -0.6%  
     Charlotte 3,148 3,569 421 13.4%  
     Colchester 14,731 16,986 2,255 15.3%  
     Essex  16,498 18,626 2,128 12.9%  
     Hinesburg/St. George 4,485 5,038 553 12.3%  
     Huntington/Buell's Gore 1,611 1,873 262 16.3%  
     Jericho 4,302 5,015 713 16.6%  
     Milton 8,404 9,479 1,075 12.8%  
     Richmond 3,729 4,090 361 9.7%  
     Shelburne 5,871 6,944 1,073 18.3%  
     South Burlington 12,809 15,814 3,005 23.5%  
     Underhill 2,799 2,980 181 6.5%  
     Westford 1,740 2,086 346 19.9%  
     Williston 4,887 7,650 2,763 56.5%  
     Winooski 6,649 6,561 -88 -1.3%  
Source: U.S. Census Bureau 
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The age distribution of Chittenden County residents, to a high degree, reflects the age distribution of the United 
States as a whole. As of 2000, 28 percent of the county population is 19 years of age or less, which is in line with 
state and national averages. In addition, the “baby boomer” cohort, those residents between the ages of 35 and 54, 
encompass 32 percent of the population, and is expected to dominate total population as it ages. The retiree 
population, those residents 65 years or older, presently comprise 9 percent of the county population. This percentage 
is expected to be significantly increased as the “baby boomers” age into this cohort.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
According to the Economic and Demographic Forecast prepared for the Chittenden County Metropolitan Planning 
Organization and the Chittenden County Regional Planning Commission, Chittenden County is projected to grow 
three times faster than the rest of the state over the next twenty years. From 2000 to 2020, the Chittenden County 
population is projected to increase nearly 50,000, from 146,000 to 196,000, an increase of more than 33 percent, 
compared to the state which is projected to increase 10 percent over the same time period. This amounts to a 
projected annual growth rate of 1.7 percent for Chittenden County over the next twenty years, compared to the 
projected 0.5 percent rate for the state. The projected 1.7 percent annual growth rate for Chittenden County is more 
than 50 percent faster than the population growth seen in the county during the last decade, primarily as a result of 
Chittenden County continuing to serve as the economic and population hub of the state.  
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Chittenden County Population Projection 
2000 – 2020 

 
Population 

Area 2000 2020 Number Change % Change Annual Growth Rate 
      
Vermont 608,827 671,000 62,173 10.2%  0.5%  
      
Chittenden County 146,571 196,161 49,590 33.8% 1.7% 
     Bolton 971 1,443 472 48.6%  2.4%  
     Burlington 38,889 41,598 2,709 7.0%  0.3%  
     Charlotte 3,569 5,272 1,703 47.7%  2.4%  
     Colchester 16,986 23,770 6,784 39.9%  2.0%  
     Essex  18,626 27,893 9,267 49.8%  2.5%  
     Hinesburg/St. George 5,038 7,651 2,613 51.9%  2.6%  
     Huntington/Buell's Gore 1,873 3,060 1,187 63.4%  3.2%  
     Jericho 5,015 7,529 2,514 50.1%  2.5%  
     Milton 9,479 15,991 6,512 68.7%  3.4%  
     Richmond 4,090 5,553 1,463 35.8%  1.8%  
     Shelburne 6,944 10,333 3,389 48.8%  2.4%  
     South Burlington 15,814 19,312 3,498 22.1%  1.1%  
     Underhill 2,980 4,552 1,572 52.8%  2.6%  
     Westford 2,086 3,295 1,209 58.0%  2.9%  
     Williston 7,650 11,761 4,111 53.7%  2.7%  
     Winooski 6,561 7,148 587 8.9%  0.4%  
Source: Chittenden County Regional Planning Commission and Chittenden County Metropolitan Planning Organization 

 
 
In looking at the individual communities in Chittenden County, the urban communities of Burlington, South Burlington, 
and Winooski are expected to see the smallest increase in population, increasing less than 7,000 persons over the 
next twenty years, or less than a 1 percent annual population growth. This pattern mimics the pattern seen in looking 
at Chittenden County in relation to the northwest region. As the urban core builds in population density, the 
population moves out to the surrounding towns. The fastest growing communities – Williston, Milton, 
Huntington/Buell’s Gore, Westford, Underhill, Hinesburg/St. George, and Jericho – are all projected to see an 
increase in population at a rate twice faster or more than the urban communities in the county. These fast growing 
communities are “bedroom communities” located in rural and suburban locations within the county.  
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Income and Wages 
 
Chittenden County is the wealthiest county in the state of Vermont, both in terms of per capita personal income and 
median household income. In 2000, Chittenden County had a personal per capita income more than $23,500, nearly 
14 percent more than the statewide figure of $20,625. Since 1990, per capita income in Chittenden County increased 
46 percent, slightly less than the statewide increase of 52 percent.  
 
Among Chittenden County communities, Shelburne ($37,210), Williston ($29,757), and Underhill ($26,746) have the 
highest personal per capita income; averaging 14 percent to nearly 60 percent more than the Chittenden County 
average of $23,500. The communities with the lowest personal per capita income include Huntington ($20,402), 
Milton ($20,048), and Winooski ($17,208).  
 
 

Per Capita Personal Income 1990 - 2000 
Chittenden County Communities 

 
 Per Capita Income   
Area 1990 2000 Number Change % Change 
     
Vermont $13,527 $20,625 $7,098 52%  
     
Chittenden County $16,096 $23,501 $7,405 46% 
     Bolton $13,466 $24,256 $10,790 80%  
     Burlington $13,918 $19,011 $5,093 37%  
     Charlotte $20,769 $33,942 $13,173 63%  
     Colchester $15,208 $22,472 $7,264 48%  
     Essex  $17,213 $25,854 $8,641 50%  
     Hinesburg $15,942 $22,230 $6,288 39%  
     Huntington $13,738 $20,402 $6,664 49%  
     Jericho $18,312 $24,941 $6,629 36%  
     Milton $12,877 $20,048 $7,171 56%  
     Richmond $16,381 $25,692 $9,311 57%  
     St. George $15,900 $22,882 $6,982 44%  
     Shelburne $23,322 $37,210 $13,888 60%  
     South Burlington $20,125 $25,290 $5,165 26%  
     Underhill $18,157 $26,746 $8,589 47%  
     Westford $15,691 $23,056 $7,365 47%  
     Williston $17,731 $29,757 $12,026 68%  
     Winooski $13,321 $17,208 $3,887 29%  
Source: U.S. Census Bureau, Vermont Department of Employment and Training 
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During the 1990s, per capita income grew fastest in Bolton (80 percent), Charlotte (63 percent), and Shelburne (60 
percent). Personal per capita income grew slowest in South Burlington (26 percent), Winooski (29 percent), and 
Jericho (36 percent).   
 

 
 
 
Chittenden County has the highest median household income in the state at $47,673, more than 16 percent greater 
than the state average of $40,856. During the 1990s, the median household income in Chittenden County increased 
nearly 30 percent from $35,877 to $47,673, slower than the statewide figure of 37 percent.  
 
Among Chittenden County communities, Shelburne ($68,091), Underhill ($66,492), and Jericho ($65,375) have the 
highest median household income; averaging 37 percent to 43 percent more than the Chittenden County average of 
$47,673. Those communities with the lowest median household income include Burlington ($33,070) and St. George 
($44,028), averaging 8 percent to 30 percent less than the Chittenden County a verage.   
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Median Household Income 1990 - 2000 
Chittenden County 

 

 
Median Household 
Income   

Area 1990 2000 Number Change % Change 
     
Vermont $29,792 $40,856 $11,064  37%  
     
Chittenden County $36,877 $47,673 $10,796 29% 
     Bolton $33,359 $49,625 $16,266  49%  
     Burlington $25,523 $33,070 $7,547  30%  
     Charlotte $51,004 $62,313 $11,309  22%  
     Colchester $39,308 $51,429 $12,121  31%  
     Essex  $44,372 $58,441 $14,069  32%  
     Hinesburg $40,359 $49,788 $9,429  23%  
     Huntington $37,045 $49,559 $12,514  34%  
     Jericho $51,969 $65,375 $13,406  26%  
     Milton $36,694 $49,379 $12,685  35%  
     Richmond $42,177 $57,750 $15,573  37%  
     St. George $35,000 $44,028 $9,028  26%  
     Shelburne $52,311 $68,091 $15,780  30%  
     South Burlington $42,358 $51,566 $9,208  22%  
     Underhill $46,685 $66,492 $19,807  42%  
     Westford $39,732 $61,205 $21,473  54%  
     Williston $45,182 $61,467 $16,285  36%  
     Winooski $26,888 $30,592 $3,704  14%  
Source: U.S. Census Bureau, Vermont Department of Employment and Training 

 
 
During the 1990s, median household income grew fastest in Westford (54 percent), Bolton (49 percent), and 
Underhill (42 percent). Median household income grew slowest in Winooski (14 percent), South Burlington (22 
percent) and Charlotte (22 percent).   
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Chittenden County provides many of the highest paying jobs in the state and leads the state with an annual average 
wage over $34,300 in 2000. The dominance of Chittenden County in the Vermont economy is reflected by the fact 
that it is the only county where the average wage exceeds the state figure of $28,920. The second highest county, 
Washington, is influenced by state government operations.  
 
 

Source: U.S. Census Bureau, Vermont Department of Employment and Training 
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The Town of Essex (including the Village of Essex Junction) has the highest average annual wage in the state at 
more than $46,100, primarily due to the location of the IBM chip processing plant. Other high wage communities 
include Burlington ($33,764), Williston ($33,281), South Burlington ($32,188), and Colchester ($31,299). All these 
communities have a strong presence of high paying manufacturing, office, and service-related jobs.  
 
 
Economy 
 
Chittenden County is the foundation for the state’s economy, providing more than 32 percent of all state jobs, the 
highest percentage among state counties. Chittenden County enjoyed above average private sector growth during 
the 1990s. Between 1990 and 2000, Chittenden County saw a 23 percent increase in job growth, increasing by 
17,736 jobs. By comparison, the state of Vermont had an average private sector job growth of 18 percent. As the 
center of the state’s economy, Chittenden County provides the largest share of tax revenues for the state. One third 
of income taxes are from Chittenden County residents, and almost as large a share of sales & use taxes are 
generated in the county.  
 
According to the Vermont Department of Employment and Training, Chittenden County provided 96,168 jobs in 
2001 in more than 5,600 businesses. The services industry is the largest in Chittenden County, providing nearly 
37,500 jobs, or 39 percent of the total jobs in the county. Manufacturing is the second largest industry in the county, 
employing more than 16,800 persons, or 18 percent of the total. This is primarily due to the presence of the IBM chip 
processing facility in Essex Junction, which provides nearly half of those manufacturing jobs, or 7,500 jobs. 
Government (federal, state, and local) also has an active presence in the county, providing nearly 13,400 jobs, or 14 
percent of all jobs in the county.  
 
 

Chittenden County Employment by Industry, 2001 
 
  Number of      
 Industry  Businesses Percent Employment Percent 
Agriculture 19 0.3%  181 0.2%  
Construction & Mining 578 10.2%  5,215 5.4%  
Manufacturing 239 4.2%  16,892 17.6%  
Transportation & Public Utilities 126 2.2%  2,712 2.8%  
Wholesale Trade 336 5.9%  3,171 3.3%  
Retail Trade 875 15.4%  12,322 12.8%  
FIRE 472 8.3%  4,822 5.0%  
Services 2,818 49.6%  37,481 39.0%  
Government 223 3.9%  13,372 13.9%  
Total 5,686 100% 96,168 100% 
Source:  U.S. Census Bureau, Vermont Department of Employment & Training, BBP Associates 
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At year-end 2001, Chittenden County had a lowest unemployment rate in the state at 2.4 percent. The state average 
in 2001 was 3.6 percent, placing Vermont with the ninth lowest unemployment rate in the nation. Chittenden County’s 
unemployment rate increased more than 33 percent since 2000 when the unemployment rate was recorded at a low 
1.8 percent. The county’s unemployment rate increased in 2002 as the county and nation struggles to get out of the 
recession. In addition, the 1,000 layoffs at IBM in June 2002 has dramatically lowered the number of manufacturing 
employment in the county and is anticipated to play a major factor in the county’s unemployment rate.  
 
The 1,000 layoffs at IBM in June 2002, the largest-ever layoff in Vermont history, are anticipated to have a significant 
effect on the Essex Junction economy, as well as Chittenden County and the state of Vermont. The direct effect of 
the layoffs are expected to be damaging to the local economy, since the 1,000 workers let go by IBM earned an 
annual wage of roughly $50,000 – far above the Chittenden County norm. In addition, the ripple effect could be just 
as destabilizing. For example, a study released by Williston-based Economic and Policy Resources calculated that 
for each job lost at IBM would result in an additional loss of almost one-and-a-half jobs elsewhere in Chittenden 
County. Including the 475 workers that IBM terminated in January 2002, the Burlington area could suffer an 
additional 3,700 layoffs of the IBM fallout during the next two years, according to this multiplier effect.  
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B3.  Demographic-Economic Profile:  Winooski 
 
Population 
 
The city of Winooski, named after the Abenaki Indian word for “wild onion”, is a compact city located on the banks of 
the Winooski River, approximately 1 mile to the east of Burlington. Comprising only 795 acres, the population of 
Winooski is approximately 6,561 persons. Between 1990 and 2000, Winooski was one of two communities in the 
state to lose population, dropping 1.3 percent, or 88 residents, from 6,649 to 6,561.  
 
According to the Economic and Demographic Forecast prepared for the Chittenden County Metropolitan Planning 
Organization and the Chittenden County Regional Planning Commission, Winooski is projected to grow nearly 9 
percent over the next twenty years. From 2000 to 2020, the city is projected to add approximately 590 residents, an 
increase of nearly 0.5 percent annually, compared to Chittenden County which is projected to grow more than three 
times faster at 1.7 percent annually.   
 
 

Winooski, Historical and Projected Population 
1990 – 2020 

 
 Historical Population Projected Population 

Area 1990 2000 % Change 2010 2020 
% Change 
2000-2020 

       
Winooski 6,649 6,561 -1.3% 6,837 7,148 8.9% 
       
Chittenden County  131,761 146,571 11.2%  168,833 196,161 33.8%  
Vermont 562,758 608,827 8.2%  651,000 671,000 10.2%  
       
Source: U.S. Census Bureau, Chittenden County Metropolitan Planning Organization, Chittenden County Regional Planning Commission 

 
 
Winooski has approximately 2,977 households with an average household size of 2.19. More than two-thirds of the 
households are one- or two-person households, indicating a fairly significant number of single-person households or 
married couples without children. The remaining one-third are households with three persons or greater.   
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Another method of evaluating the household composition of an area is using the ACORN ® Lifestyle Segmentation 
which describes the socioeconomic quality of a particular city or town. ACORN, which stands for A Classification of 
Residential Neighborhoods, is based on 61 lifestyle characteristics such as income, age, household type, home 
value, occupation, education, and other key determinants of consumer behavior using 2000 census data.2 
 
Based on this analysis, the three predominant classifications of residential neighborhoods in the city of Winooski are:  
“Newly Formed Households” at 63 percent, or 1,882 households; “Twenty-somethings” at 20 percent, or 581 
households; and the “Social Security Dependents” at 17 percent, or 514 households. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
“Newly Formed Households” (63 percent of households) are moderate income households that include single 
parents, single-person and shared households along with a sizable portion of married couple households with and 
without children. Their median household income is $35,300. Half work in manufacturing and service industries. They 
live in older, single-family homes and duplexes in smaller urban areas. “Newly Formed Households” visit zoos, listen 
to progressive rock radio, read baby and parenting magazines, go camping, use tobacco products, and play the 
lottery. Most of their TV, radio, and print preferences are near the U.S. average, except for the popularity of certain 
TV sports events and sitcoms, and several women’s and science magazines.  
 

                                                 
2 ACORN is A Classification of Residential Neighborhoods, a market segmentation system that classified neighborhoods in the U.S. into distinctive consumer 
groups, or market segments. Produced by ESRI Business Information Solutions, the classification is done by a statistical technique of cluster analysis. 
Neighborhoods with the most similar characteristics are grouped together, while neighborhoods with divergent characteristics are separated. The ACORN system 
is built at the block group level of geography. Each block group is analyzed and sorted by over 60 characteristics, including income, home value, occupation, 
education, household type, age and other key determinants of consumer behavior. The data is obtained from the 2000 U.S. Census. Validity is checked through 
the use of external variables – characteristic not used to generate the clusters.   
 

Source: ESRI Business Information Solutions 
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“Twenty-somethings” (20 percent of households) are a group mobile and in transition, completing college or starting 
their careers. Education is key to the future for them; over 35 percent have associates degree or higher. Twenty-
somethings live in single-person or shared households in city apartments with below-average rents. They’re young, 
active, and urban. They play team sports, go hiking, and train with weights. They like to frequent museums, go to the 
movies and clubs and attend concerts. They watch sports and late-night shows on TV; read newspapers; and men’s 
photography, science, and computer magazines.  
 
“Social Security Dependents” (17 percent of households) are elderly and live alone. Nearly half are over 65. Some 
have adult children living at home. Most live in low-rent, high rise apartment buildings in metropolitan neighborhoods. 
They are active in their communities, supporting their church boards and work in political campaigns. “Social Security 
Dependents” do not own cars. After paying for necessities, little is left over for savings or investing. They watch 
sitcoms, movies, cable, and dramas on TV; listen to jazz and gospel radio; read newspapers; and read specifically 
entertainment, home, and cooking magazines.  
 
 
Income and Wages 
 
Winooski has the lowest per capita and median household income in Chittenden County. As of 1999, the city’s per 
capita incom e was $17,208, more than 36 percent less than the Chittenden County average of $23,501. During the 
1990s, the personal per capita income growth rate of Winooski residents increased slower than the rest of Chittenden 
County, increasing 29 percent compared to the county average of 46 percent. However, Winooski’s income growth 
was faster than the state average income growth rate of 18 percent.  
 
 

Per Capita Income, Winooski 
 
Area 1990 2000 Number Change Percent Change 
     
Winooski $13,321 $17,208 $3,887 29%  
     
Chittenden County  $16,062 $23,501 $7,439 46%  
Vermont $17,517 $20,625 $3,108 18%  
     
Source: U.S. Census Bureau, BBP Associates  

 
 
Winooski also has the lowest median household income in the state, averaging $30,592 in 1999. This is nearly 56 
percent less than the County average of $47,673. During the 1990s, the median household income increased 
slowest in Winooski among all the communities in Chittenden County, increasing only 14 percent compared to the 
Chittenden county average of 33 percent and the state average of 37 percent.  
 
 

Median Household Income, Winooski 
 
Area 1990 2000 Number Change Percent Change 
     
Winooski $26,888 $30,592 $3,704  14%  
     
Chittenden County  $35,833 $47,673 $11,840 33%  
Vermont $29,792 $40,856 $11,064 37%  
     
Source: U.S. Census Bureau, BBP Associates  
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Although Chittenden County provides the highest wages in the state, the average annual wage in Winooski is 
$27,516, which is 25 percent lower than County average of $34,301. Winooski’s average annual wage is closer in 
line to the state average of $28,900.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
Winooski is home to more than 270 businesses providing 2,908 jobs. The services sector is the largest industry in 
Winooski, providing 1,195 jobs, or 41 percent of employees in the City. This is followed by manufacturing with 801 
employees, or 28 percent of the total employment in the City, and retail trade with 506 employees, or 17 percent of 
the total. Together, these industries provide 86 percent of the total jobs in Winooski.  
 
The estimated total business sales volume in Winooski is $355 million, where an estimated 47 percent of this sales 
volume, or $169 million, comes from manufacturing. This is followed by retail trade and services, which together, 
provide more than 32 percent of the total sales volume, or $109 million.  
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Winooski Businesses Summary 

 
  Number of   Number of        
 Industry  Businesses Percent Employees Percent Sales Volume Percent 
Agriculture 1 0%  1 0%  $1,098,000 0%  
Construction 22 8%  57 2%  $14,011,000 4%  
Manufacturing 16 6%  801 28%  $168,729,000 47%  
Transportation & Public Utilities 8 3%  35 1%  $5,265,000 1%  
Wholesale Trade 10 4%  42 1%  $44,632,000 13%  
Retail Trade 69 26%  506 17%  $57,325,000 16%  
FIRE 20 7%  84 3%  $12,728,000 4%  
Services 95 35%  1,195 41%  $51,609,000 15%  
Government 29 11%  187 6%  $0 0%  
TOTAL 270 100% 2,908 100% 355,397,000 100% 
Source:  BBP Associates, ESRI Business Information Solutions  
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B4.  Demographic-Economic Profile:  Colchester 
 
Population 
 
The town of Colchester is primarily a residential community, and is the third most populated jurisdiction in Vermont, 
after Burlington and Rutland.  
 
Comprising 37 square miles, Colchester is one of the fastest growing communities in Chittenden County and the 
state. The population of the town has more than tripled since 1960, increasing from around 5,000 persons to nearly 
17,000 persons. More recently, between 1990 and 2000, the population of Colchester increased more than 15 
percent, from 14,731 to 16,986.   
 
According to the Economic and Demographic Forecast prepared for the Chittenden County Metropolitan Planning 
Organization and the Chittenden County Regional Planning Commission, Colchester is projected to grow nearly 40 
percent over the next twenty years. From 2000 to 2020, the city is projected to add more than 6,700 residents, an 
increase of nearly 2 percent annually, compared to the rest of the state which is projected to grow more than four 
times slower at 0.5 percent annually.   
 
 

Colchester, Historical and Projected Population 
1990 – 2020 

 
 Historical Population Projected Population 

Area 1990 2000 % Change 2010 2020 
% Change 
2000-2020 

       
Colchester 14,731 16,986 15.3% 19,897 23,770 40% 
       
Chittenden County  131,761 146,571 11.2%  168,833 196,161 33.8%  
Vermont 562,758 608,827 8.2%  651,000 671,000 10.2%  
       
Source: U.S. Census Bureau, Chittenden County Metropolitan Planning Organization, Chittenden County Regional Planning Commission 

 
 
Colchester has approximately 6,418 households with an average household size of 2.49. The predominant 
household size is two-person households at 37 percent, followed by one-person households at 22 percent. The 
remaining 40 percent are households with three persons or more.  
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Based on the ACORN ® Lifestyle Segmentation analysis, which determines neighborhood classifications based on 
61 lifestyle characteristics such as income, age, household type, home value, occupation, education, and other key 
determinants of consumer behavior using 2000 census data, the two predominant residential classifications in 
Colchester are “Upscale Baby Boomers with Children” and “Affluent Semirural Lifestyle”, which together comprise 
more than 60 percent of the households in Colchester, or 3,928 households. The remaining types of households in 
Colchester include “College Campuses” at 12 percent, or 774 households; “Urban Professional Couples” at 9 
percent, or 558 households; “Young, Frequent Movers” at 7 percent, or 444 households; “Prosperous Baby Boomers” 
at 6 percent, or 390 households; and “Older, Settled Married Couples” at 5 percent, or 324 households.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
“Upscale Baby Boomers with Children” (39 percent of households) are working married couples who are young and 
mobile; in fact, many will move to find better jobs. Most are employed, with many dual-income families. Their median 
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household income is $48,000. They live in older single-family homes that were built during the 1970s. They enjoy 
doing home projects, camping, fishing and hunting. The rent videos; grow vegetables; use their PCs; and visit 
museums, zoos, and theme parks. They own pets and spend their discretionary income on swimming pools, outdoor 
grills and campers. They own multiple cars, minivans, and sports utility vehicles.  
 
“Semirural Lifestyles” (22 percent of households) are mostly married couples aged 35 to 54 years, some with children 
living at home. They have a median household income of $61,500. Their income sources are varied, including self-
employment income from both farm and non-farm jobs with the usual wages and salaries, plus interest and dividend 
income. They spend much of their time at home swimming in their pools, working on home projects, gardening or 
surfing the internet. Outside of home, they join political and civic groups, play golf and go to the movies. “Semirural 
Lifestyles” are avid readers, enjoying books and newspapers along with science, news and lifestyle magazines.  
 
“College Campuses” (12 percent of households) are, not surprisingly, mostly college students. Their median age is 
21 years old and just under half live in college dormitories; the rest, in nearby neighborhoods that are primarily 
student housing. 70 percent are living in single-person or shared households. They are well educated or on their way 
to becoming well educated. More than half are employed, with most working in part-time, low-paying, service-sector 
jobs. Aside from college expenses, most of their budget is spent on travel or their active social lives. They spend 
much of their free time playing racquet sports, training with weights, and hiking, playing billiards, jogging, or bicycling. 
“College Campuses” buy CDs and books, PCs, computer software, beer and wine, and vitamins. They watch a lot of 
sitcoms, dramas, late-night shows, and sports on TV.   
 
“Urban Professional Couples” (9 percent of households) are predominately married-couple families with little or no 
children, but also includes single-person and shared households. They live in high density urban neighborhoods and 
own their single-family houses, condominiums or townhouses. Their labor force is well educated and employed 
mainly in professional or managerial positions. Physically active, they play a variety of sports, including tennis, golf, 
bicycling and jogging. They join AAA, frequent flyer program s, and health clubs. They listen to classical music, drink 
imported wine, vacation in the U.S. and overseas and visit museums.  
 
“Young, Frequent Movers” (7 percent of households) comprise primarily of young families with low-to-moderate 
incomes. Employment is above average with most working in skilled and unskilled blue-collar jobs in farming, 
manufacturing, mining, or construction. They hunt, fish, watch rented videos, listen to country music, and read 
automobile or hunting/fishing magazines. This is the top ranked market for pet ownership such as cats and dogs.  
 
“Prosperous Baby Boomers” (6 percent of households) are well-educated homeowners living in new housing 
developments in suburban neighborhoods. They have a median household income of $60,100, more than 50 percent 
higher than the U.S. figure, with more than 70 percent being dual income households. “Prosperous Baby Boomers” 
are active sports enthusiasts: playing golf, tennis or racquetball, lifting weights, and doing aerobics. They play games 
and do their taxes on their home computers. They buy electronics, sports equipment and home furnishings.  
 
“Older, Settled Married Couples” (5 percent of households) are middle-aged married couples with school-aged 
children and adult children comfortably settled in single family homes in older neighborhoods. Many are working 
couples earning more than $50,000; nearly 20 percent receive retirement income. They invest in stocks, bonds, IRAs 
and securities and have savings accounts, but may have credit card debt and loans. They spend on home 
improvements, furnishings, and outdoor equipment. “Older, Settled Married Couples” watch TV, listen to jazz and 
golden oldies radio, read the newspaper and lifestyle, home and health magazines.  
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Income and Wages 
 
Colchester has a personal per capita income of $22,472, more than $1,000 less than the Chittenden County average 
of $23,501. During the 1990s, the personal per capita income growth rate of Colchester residents increased slightly 
faster than the rest of Chittenden County, increasing 48 percent compared to the county average of 46 percent. 
Colchester’s per capita income growth was more than twice as fast as the state average income growth rate of 18 
percent.  
 
 

Per Capita Income, Colchester 
 
Area 1990 2000 Number Change Percent Change 
     
Colchester $15,208 $22,472 $7,264 48%  
     
Chittenden County  $16,062 $23,501 $7,439 46%  
Vermont $17,517 $20,625 $3,108 18%  
     
Source: U.S. Census Bureau, BBP Associates  

 
 
Colchester’s median household income of $51,429 was more than $3,700 higher than the Chittenden County 
average of $47,673. During the 1990s, the median household income increased slightly slower than the rest of the 
county and state, increasing 31 percent compared to the county average of 33 percent and the state average of 37 
percent.  
 
 

Median Household Income, Colchester 
 
Area 1990 2000 Number Change Percent Change 
     
Colchester $39,308 $51,429 $12,121  31%  
     
Chittenden County  $35,833 $47,673 $11,840 33%  
Vermont $29,792 $40,856 $11,064 37%  
     
Source: U.S. Census Bureau, BBP Associates  

 



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Demographic-Economic Profile 
 
    

Basile Baumann Prost & Associates, Inc.  36 

 
Although Chittenden County provides the highest wages in the state, the average annual wage in Colchester is 
$31,299, which is 10 percent lower than County average of $34,301. Colchester’s average annual wage is more than 
$2,300 more than the state average wage of $28,900.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
Colchester has a diverse and robust economy that is not dependent on one particular industry or employment sector. 
Colchester is home to more than 720 businesses that support over 10,400 jobs. The retail trade and services sectors 
are the largest industries, providing more than half of the businesses in the town and nearly two-thirds of the jobs. 
Several high tech firms located in Colchester have a national and international presence. In addition, the historically 
important tourism and recreational sectors continue to be a growing element of the Town’s economy.  
 
Colchester’s $1.4 billion economy is diverse in terms of business sales volume with services, retail trade, 
manufacturing, and wholesale trade, each providing between 15 and 20 percent of the sales volume for the town. 
Finance, insurance and real estate (FIRE), as well as, construction are important contributors to the economy, with 
FIRE sales providing approximately 12 percent of the business sales volume and construction sales providing 10 
percent of the total sales volume.  
 
The largest employers in Colchester include the Visiting Nurses Association, St. Michael's College, Fletcher Allen 
Health Care Fanny Allen Campus, Camp Johnson, Colchester School District, Champlain Cable Corp., Engelberth 
Construction, Costco Wholesale, Hampton Inn, Severn Trent Laboratories, Hazelett Strip-Casting, McDonald's, Inc., 
and Green Mountain Power Corporation.  
 
In addition, agriculture uses and lands remain an integral part of the economy and character of the community, 
contributing more than $78 million, or approximately 5 percent of the town’s total sales volume. However, the 
economic viability of agricultural uses has declined regionally in recent years, particularly with the strong demand for 
residential development in the town which has resulted in frequent applications for re-zoning of agricultural land to 
residential uses.  
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The strongest and largest economic growth remains in the vicinity of Exit 16 off of Interstate 89, a densely developed 
commercial and industrial area, which includes three large chain hotels; wholesale warehouses; manufacturing and 
distribution facilities; restaurants; and numerous high end office buildings. The largest developments include Water 
Tower Hill office park, Colchester Business Park, and the Meadows Industrial Park.  

 
 

Colchester Businesses Summary 
 
  Number of    Number of        
 Industry Businesses Percent Employees Percent Sales Volume Percent 
Agriculture 24 3%  126 1%  $78,157,000 5%  
Construction 94 13%  594 6%  $148,800,000 10%  
Manufacturing 24 3%  957 9%  $241,670,000 17%  
Transportation & Public Utilities 47 6%  837 8%  $88,787,000 6%  
Wholesale Trade 44 6%  383 4%  $288,498,000 20%  
Retail Trade 140 19%  1,157 11%  $218,129,000 15%  
FIRE 42 6%  421 4%  $170,832,000 12%  
Services 232 32%  5,485 52%  $212,619,000 15%  
Government 80 11%  511 5%  $0 0%  
 Total 727 100% 10,471 100% 1,447,492,000 100% 
Source:  BBP Associates, ESRI Business Information Solutions  
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B5.  Demographic-Economic Profile:  Essex Junction 
 
Population 
 
Comprising 4.6 square miles, the population of the Village of Essex Junction remained stable during the 1990s, 
increasing less than 200 persons, or 2.3 percent during the last decade. In comparison, the Town of Essex 
(excluding the Village) added nearly 2,000 persons during the 1990s, a 24 percent increase. Taken together, the 
Village of Essex Junction has 46 percent of combined Village and Town population, but since 1990 has captured 9 
percent of area’s combined growth.  
 
According to the Economic and Demographic Forecast prepared for the Chittenden County Metropolitan Planning 
Organization and the Chittenden County Regional Planning Commission, Essex (Village and Town combined) is 
projected to grow nearly 50 percent over the next twenty years. From 2000 to 2020, the town is projected to add 
more than 9,200 residents, an increase of nearly 2.5 percent annually, compared to the rest of the state which is 
projected to grow five times slower at 0.5 percent annually.   
 
 

Town of Essex and Village of Essex Junction, Historical and Projected Population 
1990 – 2020 

 
 Historical Population Projected Population 

Area 1990 2000 % Change 2010 2020 
% Change 
2000-2020 

       
Essex Junction 8,396 8,591 2.3% N/A N/A N/A 
Essex (without Village) 8,102 10,035 23.9% N/A N/A N/A 
Town of Essex 16,498 18,626 12.9% 23,319 27,893 49.7% 
       
Chittenden County  131,761 146,571 11.2%  168,833 196,161 33.8%  
Vermont 562,758 608,827 8.2%  651,000 671,000 10.2%  
       
Source: U.S. Census Bureau, Chittenden County Metropolitan Planning Organization, Chittenden County Regional Planning Commission 

 
 
Essex Junction has approximately 3,460 households with an average household size of 2.47. The predominant 
household size is two-person households at 34 percent, followed by one-person households at 26 percent. The 
remaining 40 percent are households with three persons or more.  



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Demographic-Economic Profile 
 
    

Basile Baumann Prost & Associates, Inc.  39 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Based on the ACORN ® Lifestyle Segmentation analysis, which determines neighborhood classifications based on 
61 lifestyle characteristics such as income, age, household type, home value, occupation, education, and other key 
determinants of consumer behavior using 2000 census data, the two predominant residential classifications in Essex 
Junction are “Prosperous Baby Boomers” and “Older, Settled Married Couples” which together comprise more than 
60 percent of the households in the village, or 2,203 households. The remaining types of households in Essex 
Junction includes “Prosperous Older Couples” at 17 percent, or 577 households; “Enterprising Young Singles” at 12 
percent, or 429 households; and “Newly Formed Households” at 7 percent, or 251 households.  
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“Prosperous Baby Boomers” (38 percent of households) are well-educated homeowners living in new housing 
developments in suburban neighborhoods. They have a median household income of $60,100, more than 50 percent 
higher than the U.S. figure, with more than 70 percent being dual income households. “Prosperous Baby Boomers” 
are active sports enthusiasts: playing golf, tennis or racquetball, lifting weights, and doing aerobics. They play games 
and do their taxes on their home computers. They buy electronics, sports equipment and home furnishings.  
 
“Older, Settled Married Couples” (26 percent of households) are middle-aged married couples with school-aged 
children and adult children comfortably settled in single family homes in older neighborhoods. Many are working 
couples earning more than $50,000; nearly 20 percent receive retirement income. They invest in stocks, bonds, IRAs 
and securities and have savings accounts, but may have credit card debt and loans. They spend on home 
improvements, furnishings, and outdoor equipment. “Older, Settled Married Couples” watch TV, listen to jazz and 
golden oldies radio, read the newspaper and lifestyle, home and health magazines.  
 
“Prosperous Older Couples” live comfortably, with many planning for their retirement by investing and saving. They 
are active investors, holding diverse portfolios. Income for more than half of this group is from interest, dividends, and 
ownership of rental properties. They live in suburban single-family homes in older, established neighborhoods. 
Typically, they own luxury cars, use coupons, make contributions and recycle. They enjoy diverse interests that 
include golf, needlework, outdoor gardening and gambling in casinos and playing the lottery. They watch TV; read 
senior, health, and home magazines; and listen to news/talk radio.  
 
“Enterprising Young Singles” (10.6 percent of households) are young and mobile with three out of five under the age 
of 35. Approximately half live in single-person or single roommate households. Despite their youth, their median 
household income is slightly above the U.S. average. Most rent in newer urban apartment complexes. Fitness is a 
priority; they like to dance in nightclubs, visit museums, theme parks and zoos, and play computer games.  
 
“Newly Formed Households” (7 percent of households) are young households, many of whom are between the ages 
of 20 and 34 years. The mix of household types include single parents, single-person and shared households. These 
households are moderate-income; half work in manufacturing and service jobs. They live in older, single-family 
homes and duplexes in smaller, urban areas. They listen to progressive rock radio, use tobacco products, play cards, 
gamble at casinos, play the lottery, read baby and parenting magazines, go camping, and visit the zoo.   
 
Income and Wages 
 
The Village of Essex Junction has some of the highest incomes and wages in the state of Vermont. As of 1999, the 
per capita income of Village residents averaged $24,142, more than $500 than the Chittenden County average of 
$23,501, and $3,500 more than the state average. During the 1990s, the personal per capita income growth rate of 
Village residents kept pace with the rest of Chittenden County, increasing approximately 46 percent. This income 
growth was more than twice as fast as the state average income growth rate of 18 percent.  
 
 

Per Capita Income, Essex Junction 
 
Area 1990 2000 Number Change Percent Change 
     
Essex Junction $16,515 $24,142 $7,627 46%  
     
Chittenden County  $16,062 $23,501 $7,439 46%  
Vermont $17,517 $20,625 $3,108 18%  
     
Source: U.S. Census Bureau, BBP Associates, ESRI Business Information Solutions  
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The median household income of Village residents exhibited a similar growth pattern during the 1990s, increasing 
more than 31 percent during the period to an average of more than $53,400. This was slightly below the income 
growth rate for Chittenden County, which increased 33 percent during the same period, and the state, which 
increased 37 percent. The higher growth rate exhibited by the state compared to Chittenden County and the Village 
of Essex Junction could be attributed to the higher percentage of lower paying jobs whose incomes rose faster 
relative to the higher paying positions found in Chittenden County.  
 
 

Median Household Income, Essex Junction 
 
Area 1990 2000 Number Change Percent Change 
     
Essex Junction $40,672 $53,444 $12,772 31%  
     
Chittenden County  $35,833 $47,673 $11,840 33%  
Vermont $29,792 $40,856 $11,064 37%  
     
Source: U.S. Census Bureau, BBP Associates, ESRI Business Information Solutions  

 
 
Employers in Essex (Village and Town) paid the highest annual wage in Vermont in 2000, at approximately $46,200. 
This wage is roughly 60 percent higher than the state average of $28,600 and more than $12,000 higher than the 
Chittenden County average of $34,300. Many of the state’s largest manufacturing employers are located in Essex 
(Village and Town) including IBM (7,500 employees), Huber+Suhner (275 employees), and Beldon Electronics 
Division (220 employees).  
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
The Village of Essex Junction has approximately 827 businesses providing 13,648 jobs, of which more than 7,000 of 
them are provided by the IBM facility. More than 78 percent of the business sales volume in the Village comes from 
the manufacturing industry, particularly the IBM chip processing plant, which all together provides more than $3.6 
billion in annual sales. The Village’s total business sales volume is estimated to be roughly $4.7 billion. IBM is also 
the largest taxpayer in the Village, providing 48 percent of the Village’s tax revenue.  
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Essex Junction Businesses Summary 

 
  Number of    Number of        
  Businesses Percent Employees Percent Sales Volume Percent 
Agriculture 17 2%  21 0%  $28,015,000 1%  
Construction 68 8%  565 4%  $113,577,000 2%  
Manufacturing 38 5%  7,523 55%  $3,695,395,000 78%  
Transportation & Public Utilities 26 3%  285 2%  $67,462,000 1%  
Wholesale Trade 35 4%  612 4%  $404,609,000 9%  
Retail Trade 235 28%  1,890 14%  $291,934,000 6%  
FIRE 46 6%  193 1%  $37,863,000 1%  
Services 268 32%  2,201 16%  $104,971,000 2%  
Public Administration 94 11%  358 3%  $0 0%  
 Total 827 100% 13,648 100% 4,743,826,000 100% 
Source:  BBP Associates, ESRI Business Information Solutions  

 
 
Essex Junction is also the home of the Champlain Valley Exposition, one of Vermont's largest tourist attractions, with 
over 400,000 visitors per year. The Champlain Valley Exposition recently built the Robert E. Miller Exposition 
Center with 45,000 square feet of clear floor space.  
 
IBM Essex Junction is Vermont's largest private employer with over 7,000 employees and 3.3 million square feet of 
building space. The IBM semiconductor manufacturing facility in Essex Junc tion designs and manufactures a wide 
range of microprocessor, memory and special-purpose chips that are used by IBM and other computer and 
electronics companies worldwide. However, in June 2002, IBM laid off approximately 1,000 employees as the 
company downsized in the midst of the recession. This represented the largest-ever layoff in Vermont history and is 
anticipated to have a significant effect on the Essex Junction economy, as well as Chittenden County and the state of 
Vermont. The direct effect of the layoffs are expected to be damaging to the local economy, since the 1,000 workers 
let go by IBM earned an annual wage of roughly $50,000 – far above the Chittenden County norm. In addition, the 
ripple effect could be just as destabilizing. For example, a study released by Williston-based Economic and Policy 
Resources calculated that for each job lost at IBM would result in an additional loss of almost one-and-a-half jobs 
elsewhere in Chittenden County.  
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B6.  Demographic-Economic Profile:  Station Areas 
 
This section profiles the demographics and economy of the area within one-half mile of the four proposed rail 
stations. The proposed commuter rail will be running through some of the more densely populated areas of 
Chittenden County. According to the U.S. Census Bureau, there are approximately 9,800 persons living within one-
half mile of the proposed rail stations. The density of the population for Chittenden County is 272 persons per square 
mile, while the average density within one-half mile of the proposed stations is considerably higher, over 3,000 
persons per square mile. Seventeen percent of the Chittenden County population lives within a half-mile of the 
railroad right-of-way and 29 percent of the employees work within a half-mile of the railroad right-of-way.3 When 
describing the demographic -economic profiles in this section, the “station area” refers to the area within a one-half 
mile (radius) of the proposed station itself. 
 
 
Barlow Street Station, Winooksi  
 
Population 
 
The proposed Barlow Street station is located in downtown Winooski within the Central Business District. The area 
within one-half mile of the proposed station is comprised, in addition to the downtown commercial space, primarily of 
medium- to high-density residential housing. The station area is the most densely populated station area along the 
rail line with a population of 4,206 persons living within one-half mile of the station. The station area is 52 percent 
female (median age of females: 37.5) and 48 percent male (median age of males: 32.6). 19 percent of residents 
living within this station area have a bachelor’s degree or higher.  
 
The age distribution within one-half mile of the station area is older compared to the rest of Chittenden County and 
has fewer residents 19 years of age or younger when compared to state and national averages. The retiree 
population, those residents 65 years or older, presently comprise nearly 16 percent of the population compared to 9 
percent of the county population for the same age group. This percentage is expected to be significantly increased as 
the “baby boomers” age into this cohort.  
 

                                                 
3 Chittenden County Metropolitan Planning Organization Transportation Analysis Zone data. 



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Demographic-Economic Profile 
 
    

Basile Baumann Prost & Associates, Inc.  44 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Within one-half mile of the proposed Barlow Street station, there are 2,062 households with an average household 
size of 2.07. Nearly three-quarters of the households are one- or two-person households, indicating a fairly significant 
number of single-person households, married couples without children, or two non-related persons living in the same 
household. The remaining one-fourth are households with three persons or greater.   
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Source: U.S. Census Bureau, ESRI Business Information Solutions  
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Income 
 
Residents living within one-half mile of the Barlow Street station have below average incomes when compared to the 
rest of Chittenden County and the state. The estimated per capita inc ome of residents is $18,048, more than $2,500 
below the statewide average of $20,625 and $5,400 less than the Chittenden County average of $23,500. In addition, 
the median household income of residents living within one-half mile of the proposed station is $25,543, more than 
$15,000 less than the state average of $40,856 and $22,000 less than the Chittenden County median household 
income of $47,673.  
 
Nearly 50 percent of households have a median household less than $25,000 and only 23 percent have median 
household incomes greater than $50,000.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
The Barlow Street station area is home to over 200 commercial establishments, including office, retail, and municipal 
uses, employing approximately 1,366 persons. The largest employers within the station area include:  
 
Champlain Mill, 273 employees 
Chase Mill, 222 employees 
Lavallee and Ide, 75 employees 
Winooski Police Department, 38 employees 
Laureate Learning Systems, 32 employees 
 
The area is also the center of one of the city’s largest revitalization efforts it has even undertaken that aims to 
encourage more of a mixed use community. The Winooski Downtown Redevelopment Project proposes to 
transform 21 acres of land in the central business district into a mixed use community with office, retail, housing, and 
hospitality, along with additional parking at a cost of more than $165 million. This development plans to reposition the 
Champlain Mill and remove the Marketplace shopping center.  
 
More than 54 percent of residents living within the proposed Barlow Street station area are employed in “White 
Collar” jobs, including executive & managerial, professional specialty, technical support, sales, and administrative 

20.4%

26.2%

14.8%

15.4%

13.9%

5.4%

3.8%

0% 5% 10% 15% 20% 25% 30%

Percent of Households

Under $10,000

$10,000-$24,999

$25,000-$34,999

$35,000-$49,999

$50,000-$74,999

$75,000-$99,999

$100,000+

 

Median Household Income by Households (2001) 
Barlow Street Station Area 

Source: U.S. Census Bureau, ESRI Business Information Solutions  



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Demographic-Economic Profile 
 
    

Basile Baumann Prost & Associates, Inc.  46 

support. Nearly 29 percent are employed in “Service” positions and 17 percent are employed in “Blue Collar” jobs, 
including precision, production, craft & repair, machine operator, transportation & material moving, and laborers.  
 
 

Barlow Street Station Area Residential Employment (2001) 
 
 Number4 Percent 
White Collar1 1,316 54.4%  
Blue Collar2 407 16.8%  
Service3 695 28.7%  
Farming, Forestry & Fishing 2 0.1%  
Total 2,420 100% 
1 Includes Executive & Managerial, Professional Specialty, Technical Support, Sales, Administrative Support 
2 Includes Precision, Production, Craft & Repair, Machine Operator, Transportation & Material Moving, Laborers 
3 Includes Private Household, Protective, Other 
4 Includes civilian employed persons 16+ 
Source:  U.S. Census Bureau, ESRI Business Information Solutions  

 
 
Fort Ethan Allen Station, Colchester/Essex  
 
The proposed Fort Ethan Allen station is located close to a number of large institutional uses including St. Michael’s 
College, the Camp Johnson military base, Fletcher Allen Health Care – Fanny Allen Campus, and the Fort Ethan 
Allen complex. T here are 1,293 people living within one-half mile of the station. The station area is 53 percent female 
(median age of females: 25.2) and 47 percent male (median age of males: 25.3). 34 percent of residents living within 
this station area have a bachelor’s degree or higher.  
 
The age distribution within one-half mile of the station contains a significant number of younger people when 
compared to the rest of Chittenden County. Nearly three-quarters of the population living within one-half mile of the 
station are under 35 years of age, with 61 percent between the ages of 15 and 34 years old. Only 4 percent of the 
population living within one-half mile of the station is of “retiree” age (65 years or older) compared to 9 percent of the 
county population for the same age group.  



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Demographic-Economic Profile 
 
    

Basile Baumann Prost & Associates, Inc.  47 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Within one-half mile of the proposed Fort Ethan Allen station, there are 525 households with an average household 
size of 2.26. Two-thirds of the households are one- or two-person households, indicating a fairly significant number of 
single-person households or married couples without children.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Population by Age (2001) 
Fort Ethan Allen Station Area 

Source: U.S. Census Bureau, ESRI Business Information Solutions  
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Income 
 
The estimated per capita income of residents living within one-half mile of the Fort Ethan Allen station is $17,627, 
nearly 17 percent below the statewide average of $20,625 and 33 percent less than the Chittenden County average 
of $23,500. In addition, the median household income of residents living within one-half mile of the proposed station 
is $28,943, nearly 41 percent less than the state a verage of $40,856 and 65 percent less than the Chittenden County 
median household income of $47,673. This lower than average per capita and median household incomes could be 
attributed to the relatively large number of students living within the area, including students from St. Michael’s 
College and married students from the University of Vermont living at Fort Ethan Allen.  
 
Nearly 45 percent of households have a median household less than $25,000 and only 25 percent have median 
household incomes greater than $50,000.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
There are 62 commercial establishments within one-half mile of the proposed station located on the 
Colchester/Essex town line that employ 535. Many of these establishments are located in the Fort Ethan Allen 
complex, which has a number of commercial, industrial, institutional, and residential uses. The major employers 
located within one-half mile of the station include:  
 
St. Michael’s College, 742 employees (just outside ½ mile) 
Fanny Allen Hospital, 321 employees 
Army National Guard, 150 employees 
Fanny Allen Health Care Rehabilitation Center, 114 employees 
Fanny Allen Sports and Orthopedic Rehabilitation, 23 employees 
 

Median Household Income by Households (2001) 
Fort Ethan Allen Station Area 

Source: U.S. Census Bureau, ESRI Business Information Solutions  
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Nearly 70 percent of residents living within the proposed Barlow Street station area are employed in “White Collar” 
jobs, including executive & managerial, professional specialty, technical support, sales, and administrative support. 
17 percent are employed in “Service” positions and 14 percent are employed in “Blue Collar” jobs, including 
precision, production, craft & repair, machine operator, transportation & material moving, and laborers.  
 
 

Fort Ethan Allen Station Area Residential Employment (2001) 
 
 Number4 Percent 
White Collar1 452 69.4%  
Blue Collar2 88 13.5%  
Service3 111 17.0%  
Farming, Forestry & Fishing 1 0.1%  
Total 651 100% 
1 Includes Executive & Managerial, Professional Specialty, Technical Support, Sales, Administrative Support 
2 Includes Precision, Production, Craft & Repair, Machine Operator, Transportation & Material Moving, Laborers 
3 Includes Private Household, Protective, Other 
4 Includes civilian employed persons 16+ 
Source:  U.S. Census Bureau, ESRI Business Information Solutions  

 
 
Fairgrounds Station, Essex Junction  
 
The proposed Fairgrounds station is located off of Route 15 behind the former A&P shopping center. There are 1,845 
people living within one-half mile of the station. The station area is 51 percent female (median age of females: 40.3) 
and 49 percent male (median age of males: 38.0). More than a quarter of residents (26 percent) living within this 
station area have a bachelor’s degree or higher.  
 
The age distribution of residents living within one-half mile of the proposed Fairgrounds station is comparable to the 
age distribution of Chittenden County residents as a whole, and to a high degree, reflects the age distribution of the 
United States as well. As of 2000, 25 percent of the county population is 19 years of age or less, which is slightly less 
than state and national averages. In addition, the “baby boomer” cohort, those residents the ages of 35 and 54, 
encompass 33 percent of the population, and is expected to dominate total population as it ages. The retiree 
population, those residents 65 years or older, comprises 14 percent of the county population. This percentage is 
expected to be significantly increased as the “baby boomers” age into this cohort.  
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Within one-half mile of the proposed Fairgrounds station, there are 760 households with an average household size 
of 2.38. Nearly two-thirds of the households are one- or two-person households, indicating a fairly significant number 
of single-person households or married couples without children.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: U.S. Census Bureau, ESRI Business Information Solutions  
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Income 
 
The estimated per capita income of residents living within one-half mile of the Fairgrounds station is $22,349, more 
than 8 percent higher the statewide average of $20,625, but 5 percent less than the Chittenden County average of 
$23,500. In addition, the median household income of residents living within one-half mile of the proposed station is 
$42,718, more than 5 percent higher than the state average of $40,856, but nearly 12 percent less than the 
Chittenden County median household income of $47,673.  
 
Nearly 42 percent of households have a median household greater than $50,000 and only 25 percent have median 
household incomes less than $25,000.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Economy 
 
There are 117 commercial buildings within one-half mile of the proposed Fairgrounds station and “Wye” station, 
employing over 2,000 people. The largest employers within one-half mile of the Fairgrounds station include: 
 

◊ Thomas Fleming School, 50 employees 
◊ Chittenden County Forester, 40 employees 
◊ Environmental Commission, 40 employees 
◊ Essex Junction Village, 36 employees 

 
 
More than 70 percent of residents living within the proposed Fairgrounds station area are employed in “White 
Collar” jobs, including executive & managerial, professional specialty, technical support, sales, and administrative 
support. More than 14 percent are employed in “Service” positions and nearly 16 percent are employed in “Blue 
Collar” jobs, including precision, production, craft & repair, machine operator, transportation & material moving, and 
laborers.  
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Essex Junction Fairgrounds Station Area Residential Employment (2001) 

 
 Number4 Percent 
White Collar1 791 70.1%  
Blue Collar2 175 15.7%  
Service3 157 14.1%  
Farming, Forestry & Fishing 1 0.1%  
Total 1,114 100% 
1 Includes Executive & Managerial, Professional Specialty, Technical Support, Sales, Administrative Support 
2 Includes Precision, Production, Craft & Repair, Machine Operator, Transportation & Material Moving, Laborers 
3 Includes Private Household, Protective, Other 
4 Includes civilian employed persons 16+ 
Source:  U.S. Census Bureau, ESRI Business Information Solutions  

 
“Wye” Station, Essex Junction  
 
The “Wye” station is located off of Park Street, between the existing freight rail line and the existing New England 
Central Railroad mainline. There are 2,483 people living within one-half mile of the station. The station area is 50 
percent female (median age of females: 37.9) and 50 percent male (median age of males: 35.0). More than a quarter 
of residents (28 percent) living within this station area have a bachelor’s degree or higher.  
 
The age distribution of residents living within one-half mile of the proposed “Wye” station is comparable to the age 
distribution of Chittenden County residents as a whole, and to a high degree, reflects the age distribution of the 
United States as well. As of 2000, 27 percent of the county population is 19 years of age or less, which is in line with 
state and national averages. In addition, the “baby boomer” cohort, those residents the ages of 35 and 54, 
encompass 34 percent of the population, and is expected to dominate total population as it ages. The retiree 
population, those residents 65 years or older, comprises 11 percent of the county population. This percentage is 
expected to be significantly increased as the “baby boomers” age into this cohort.  

Source: U.S. Census Bureau, ESRI Business Information Solutions  
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Within one-half mile of the proposed “Wye” station, there are 1,010 households with an average household size of 
2.39. Nearly two-thirds of the households are one- or two-person households, indicating a fairly significant number of 
single-person households or married couples without children.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Income 
 
The estimated per capita income of residents living within one-half mile of the “Wye” station is $23,147, more than 
$2,500 higher the statewide average of $20,625, and in line with the Chittenden County average of $23,500. In 
addition, the median household income of residents living within one-half mile of the proposed station is $44,450, 
more than $3,500 higher than the state average of $40,856, but $3,200 less than the Chittenden County median 
household income of $47,673.  
 
Nearly 45 percent of households have a median household greater than $50,000 and only 23 percent have median 
household incomes less than $25,000.  
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Economy 
 
There are 117 commercial buildings within one-half mile of the proposed Fairgrounds station and “Wye” station, 
employing over 2,000 people. The largest employers within one-half mile of the “Wye” station include: 
 

◊ Flex-A-Seal, 65 employees 
◊ Essex Junction Recreation Department, 50 employees 
◊ Thomas Fleming School, 50 employees 
◊ Essex Junction Village, 36 employees 
◊ Lincoln Inn, 35 employees 
◊ Summit Street School, 35 employees 

 
Nearly 70 percent of residents living within the proposed “Wye” station area are employed in “White Collar” jobs, 
including executive & managerial, professional specialty, technical support, sales, and administrative support. 14 
percent are employed in “Service” positions and 18 percent are employed in “Blue Collar” jobs, including precision, 
production, craft & repair, machine operator, transportation & material moving, and laborers.  
 
 

Essex Junction “Wye” Station Area Residential Employment (2001) 
 
 Number4 Percent 
White Collar1 1,044 68.2%  
Blue Collar2 276 18.0%  
Service3 208 13.6%  
Farming, Forestry & Fishing 2 0.1%  
Total 1,531 100% 
1 Includes Executive & Managerial, Professional Specialty, Technical Support, Sales, Administrative Support 
2 Includes Precision, Production, Craft & Repair, Machine Operator, Transportation & Material Moving, Laborers 
3 Includes Private Household, Protective,  Other 
4 Includes civilian employed persons 16+ 
Source:  U.S. Census Bureau, ESRI Business Information Solutions  
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C1.  Retail Market:  Chittenden County 
 
Supply 
 
As the population and employment center of Vermont, Chittenden County has a large retail market, with more than 
4.3 million square feet of retail space. Approximately 572,000 square feet, or 12 percent, of this retail space is 
located in downtown Burlington and the remaining 3.8 million square feet, or 88 percent, located in the suburban 
communities of Chittenden County.  
 
The retail opportunities in Chittenden County are numerous, from urban pedestrian malls to shopping centers to 
suburban big box stores. The Church Street Marketplace, a four-block pedestrian mall in the heart of downtown 
Burlington, offers a variety of local and national chain retail shops featuring apparel, furniture, books, sporting goods, 
jewelry and gifts as well as a variety of restaurants, coffee houses, and sidewalk cafes. Tenants include Laura 
Ashley, Borders Books, Old Navy, Pier 1 Imports, Discovery Channel Store, Eddie Bauer, and Banana Republic. In 
addition, the 300,000 square foot Burlington Town Center features more than 60 shops with retailers such as 
Filene's, The Gap and Gap Kids, The Limited, Waldenbooks, Williams-Sonoma, Abercrombie & Fitch, and Victoria's 
Secret. 
 
In South Burlington, the 490,000 square foot University Mall features dozens of nationally owned clothing, 
appliance, home furnishings, sporting goods, music and other shops. In addition, the 200,000 square foot Shelburne 
Road Plaza and the 250,000 square foot Hannaford Plaza offers numerous retail stores and services.  
 
Taft Corners, a cluster of shopping centers off of Interstate 89 at the intersections of U.S. 2 and Vermont 2A in 
Williston, is one of the retail centers of Chittenden County and includes a collection of big-box discount national retail 
stores, such as Toys R Us, Wal-Mart, Circuit City, Pet Smart, Bed Bath & Beyond, Home Depot, and the supermarket 
Hannafords. In addition, the opening of 550,000 square foot Maple Tree Place in Tafts Corners in 2001/2002 features 
additional big box stores such as Dick’s Sporting Goods, Staples, Best Buy, and Linen’s and Things. The Taft 
Corners Shopping Center features smaller shops including eateries, apparel, dry cleaning, and a nearby French-style 
bakery and cafe. In addition, an 11-screen movie theatre will open at Maple Tree Place. The Outlet Fair, located off 
of Route 15 in Essex Junction offers a variety of national outlet stores. 
 
In addition, many Chittenden County towns have thriving commercial village centers. Essex Junction provides 
residents a variety of shopping opportunities both at its Five Corners intersection, and at the various Susie Wilson 
Road shopping centers. They provide services ranging from health and fitness clubs to apparel shops to 
supermarkets. Colchester continues to sprout a scattering of shopping centers that include supermarkets, apparel, 
pharmacy, gardening and home decorating stores. The Village of Shelburne contains a drive-in shopping center 
whose centerpiece is the Shelburne Supermarket, a popular grocery store for residents of the southern towns of 
Chittenden County because of its produce, wines and other discerning offerings. Richmond and Hinesburg villages 
offer residents local grocery stores, video rental shops, restaurants and other services that allow residents to avoid 
having to travel far for basic amenities. Milton’s commercial center has also expanded; it features a full-service 
supermarket, bagel shop and other amenities. 
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Although the economic slowdown has slowed demand at the consumer level, Chittenden County has seen above 
average growth during the past two years as a number of new retail developments have come on the market. The 
retail market experienc ed growth of over 530,000 square feet of new space, an increase of nearly 13 percent, during 
the 2001/2002 period. This new retail development is associated with Maple Tree Place and several big box stores.  
 
As described, the largest concentrations of retail development are in the “growth centers” in Chittenden County, 
which include Shelburne Road (South Burlington), Taft Corners (Williston), and Butler Corners (Essex). In all, these 
three jurisdictions – South Burlington, Williston, and Essex – have more than 2.9 million square feet of retail space, or 
nearly 68 percent of the total amount of retail space in Chittenden County. The communities with the least amount of 
retail space include Milton (67,000 square feet), Shelburne (78,000 square feet), and Winooski (107,000 square feet).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The retail growth has been highly erratic over the last decade due to big box development and large shopping 
centers and timing due to permitting problems. The increase in supply of retail space since 1994 has been large, 
more than 1.2 million square feet, or nearly 28 percent of the total retail supply in the county. The combined growth of 
retail supply in 2001 and 2002 of over 530,000 square feet is primarily concentrated in at Maple Tree Place in Taft 
Corners in Williston and in South Burlington. Representing an increase in retail supply of over 13 percent during this 
two-year period, much of this retail growth was originally planned for 2001, but was delayed due to permitting and/or 
economic issues.  

Source: Allen & Cable 
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According to Allen & Cable, the new supply of 326,385 square feet of retail space in Chittenden County, although 
above average, is not so great that it will significantly alter the balance of the market even with the IBM layoffs.  
 
 
Demand 
 
The economic recession has inevitably slowed demand at the consumer level, and by extension, has a negative 
impact on the demand for retail space. In one respect, retail demand can be expressed by sales tax revenues. Since 
1994, the state of Vermont has seen an upward trend in retail sales through 2000. However, in 2001 as the state and 
nation entered a recession, sales tax revenues for the state declined, a trend that continued through 2002 as the 
economy struggled to right itself.  
 
On a national level, the Consumer Confidence Index has fell throughout 2002, reaching its lowest level in July 2002. 
According to the Consumer Research Center, the organization that measures the Consumer Confidence Index, the 
erosion in consumer confidence represents a significant deterioration in consumer attitudes and the continued 
decline in the value of stock market portfolios, coupled with ongoing reports of corporate scandals, have taken a toll 
on consum er confidence. This continued decline in index suggests that consumers would tend to curb their spending 
in the absence of offsetting incentives. The Consumer Research Center further noted that a continued slide in the 
index could very well jeopardize the economic recovery.  
 
With lower consumer confidence and curbed spending, many retail managers are reporting that deals are more 
difficult to sign and tenants have become more demanding. In addition, many retail stores have put expansion plans 
on hold, a reflection of uncertainty over future economic conditions. 
 
According to the 1997 U.S. Census on Retail Trade, the last year in which data is available, Chittenden County 
accounts for nearly 32 percent of all the retail sales for the state, at $1.8 billion, compared to the state total of $5.9 
billion. Among Chittenden County communities, 64 percent of retail sales are made in three communities – South 
Burlington (24 percent), Burlington (20 percent), and Williston (20 percent) – with the remaining 36 percent of retail 
sales taking place among the remaining 15 communities.  

Chittenden County New Retail Development 
1994-2002 
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Vacancy 
 
At mid-year 2002, the vacancy rate climbed to 7.4 percent for retail space in Chittenden County, after falling from 
nearly 11 percent in 1999 to a low of 5 perc ent at year-end 2001. Suburban stores account for 285,000 of the 
327,000 square feet of vacant space in the County, or more than 87 percent of the total.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
At year-end 2001, the decline in vacancy was primarily attributable due to the initial phase of Maple Tree Place in 
Williston which saw the introduction of new retail space that were pre-leased and fully occupied. In addition, the 
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former Mall 189, now Gateway Center, is under redevelopment. The project has been substantially vacant, but now 
includes a Shaws Supermarket and other retail stores. The final element which helps explain the decline in vacancy 
is associated with the continued lease up of the Burlington Town Center.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Rental Rates 
 
Retail rental rates in Chittenden County vary by location and quality of space. The highest rents can be found in the 
Burlington CBD, along Church Street, with rents ranging between $20 to $30 per square foot on a triple net basis. A 
triple net lease is where the lessee pays rent to the lessor, plus taxes, insurance, and maintenance on the property. 
For above-average class properties in suburban locations, the overall range is $11 to $16 per square foot. Average 
class properties in suburban locations have rental rates between $7 and $11 per square foot. Below average 
suburban retail properties range between $4 and $6 per square foot. In addition, the recently opened Maple Tree 
Place in Williston is quoting $24 per square foot triple net for retail space, substantially higher than other well located 
retail space.   
 

 
Future Trends & Planned Projects 
 
Patterns of retail growth have been highly erratic in Chittenden County over the last decade, primarily as a result of 
the influx of new big box stores and timing issues due to permitting problems. Even with the economy in a recession 
and consumer confidence is low, there was more than 326,000 square feet of new retail development planned or 
under construction in 2002. This is primarily associated with big box development in Williston and South Burlington.  
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While retail vacancy rate in Chittenden County climbed slightly in the past year to 7.4 percent at mid-year 2002 (from 
a low of 5 percent at year-end 2001) as new supply has come on the market and was not pre-leased, this new space, 
although above recent trends, is not so great that it will significantly alter the balance of the market.  While retail rents 
are for the most part stable, the recently developed and proposed new retail space will put negative pressure on 
rents in Chittenden County, with the most significant impact associated with the existing suburban retail space. 
Downtown Burlington is expected to somewhat more protected from the weakening of rents, given the strength of the 
Church Street Marketplace and the mall redevelopment.  
 
Overall, the combination of increasing supply and decreasing demand will result in negative pressure on the 
Chittenden County retail market. As a result of this 530,000 square feet of new supply in 2001/2002, the market is 
expected to experience some imbalance, which will result in additional retail vacancies and lowering of rent levels. As 
the economy struggles to right itself, it will continue to have a negative effect on consumer spending, which will affect 
the rate at which the new retail space is absorbed. Importantly, the IBM layoffs are expected not to dramatically alter 
the outlook of the retail market in Chittenden County. 
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C2.  Retail Market:  Winooski 
 
Measuring approximately one square mile, the City of Winooski is not a major retail market in Chittenden County. 
The retail supply in Winooski comprises approximately 107,000 square feet, or 2.5 percent of the total amount of 
retail space in the county, of which 10,000 square feet was vacant at year-end 2001. This represents a vacancy rate 
of 9.3 percent.   
 
The primary retail space in Winooski is the Champlain Mill and the Marketplace, both located off of Main 
Street in the central business district. The 150,000 square foot Champlain Mill consists of 50,000 square 
feet of retail space; however, there is presently only four occupied retail tenants in the mill, including a 
women’s apparel shop, an engraving store, and a restaurant. According to the General Manager of the 
Champlain Mill, this retail decline is to due to fact that the Mill is presently under a letter of intent from the 
city of Winooski not to lease any additional space (retail or office). According to the General Manager, the 
city wants the Champlain Mill empty of tenants so the mill can be “repositioned” as part of the Winooski 
Redevelopment Plan. Rental rates at the mill averaged $12 per square foot, plus a $5 per square foot 
common area maintenance charge, and a $3 per square foot advertising fee. Adjacent to the mill is the 
Marketplace, a 28,000 square foot shopping center, with local retailers such as a grocery store, 
café/lounge, beauty salon, pharmacy, and restaurants. The remaining retail space in Winooski consists of 
smaller retail stores, supermarkets and restaurants. 
 
The composition of the retail market in Winooski includes approximately 86 stores employing 552 people, with an 
annual sales volume of approximately $60 million. The most numerous retail store types in Winooski include eating 
and drinking places, specialty retail (e.g. drug stores, liquor stores, used merchandise stores, sporting goods, 
bookstores/newsstands, hobby/toy shops, florists, and camera/photographic supply stores), and personal services 
(e.g. laundry/dry cleaning, beauty/barber, and shoe repair). Together, these stores make up 62 percent of the total 
number of retail businesses in Winooski, more than 78 percent of employees, and generate 55 percent of the annual 
retail sales volume for the city.  
 
 

Winooski Retail Market Composition, 2000 
 
 Number of  Number of   
Type Businesses Percent Employees Percent Sales Amount 
Building Materials & Hardware 2 2%  23 4%  $6,107,000 
General Merchandise 1 1%  3 1%  $306,000 
Food  10 12%  41 7%  $5,770,000 
Automotive Dealers & Gas Stations 5 6%  20 4%  $6,597,000 
Apparel & Accessory  5 6%  19 3%  $2,998,000 
Home Furniture & Furnishings 9 10%  13 2%  $5,201,000 
Eating and Drinking 19 22%  253 46%  $10,730,000 
Personal Services 17 20%  46 8%  $2,762,000 
Specialty Retail1 18 21%  134 24%  $19,616,000 
Total 86 100% 552 100% $60,087,000 
1 Specialty retail includes drug stores, liquor stores, used merchandise stores, sporting goods, bookstores/newsstands, 
hobby/toy shops, florists, and camera/photographic supply stores  

Source: BBP Associates, InfoUSA, ESRI Business Information Solutions  
0 
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The most important news regarding future retail development in Winooski is the Winooski Downtown 
Development Plan project on 21 acres of land in the central business district. This proposed development, currently 
being undertaken by the Winooski Community Development Corporation, is a $165 million mixed use project to be 
constructed in three phases which will include a modest amount of retail space. The first phase of the project 
includes a 1,100 space parking garage, two office buildings, and a building with retail on the ground floor and 100 
apartments units upstairs. The second phase calls for a 250-room hotel and 500 additional apartments units along 
the Winooski River. The final phase includes 700 housing units and retail space. Importantly, this development plans 
to reposition the Champlain Mill and remove the 28,000 square foot Marketplace shopping center.  
 
 
Barlow Street Station 
 
The retail market within one-half mile of the proposed Barlow Street station includes a variety of uses, including 
restaurants, specialty retail shops, and personal services. The city of Winooski’s primary retail space – the 
Champlain Mill and the Marketplace, are both located just south of the proposed station. The Champlain Mill has 
approximately 50,000 square feet of retail space, although there are presently only four retail tenants. The other 
primary retail center within the Barlow Street station area is the Marketplace, a 28,000 square foot strip shopping 
center, with local retailers such as a grocery store, café/lounge, beauty salon, pharmacy, and restaurants. This 
shopping center is planned to be removed as part of the Winooski Redevelopment Plan to make way for a 1,100 
space parking garage, two office buildings, a 250-room hotel, 1,300 multi-family housing units, and modest ground-
floor retail space.   
 

$0 $5,000 $10,000 $15,000 $20,000

Annual Sales (000s)

Building Materials/Hardware

General Merchandise

Food Stores

Auto Dealers/Gas Stations

Apparel 

Furniture

Eating/Drinking

Personal Services

Specialty

 

Winooski Retail Sales by Type, 2000 

Source: InfoUSA, ESRI Business Information Solutions  



 Transit-Oriented Development Planning – Burlington to Essex Rail Project  Retail Market Analysis 
 
    

Basile Baumann Prost & Associates, Inc.  64 

 
C3.  Retail Market:  Colchester 
 
Primarily a residential community, the Town of Colchester has approximately 316,000 square feet of retail space, 
representing 7 percent of County retail market, of which nearly 17,000 was vacant at year-end 2001. This represents 
a vacancy rate of 5.3 percent, a slight decrease from the previous year. 
 
Colchester’s retail market is comprised primarily of neighborhood retail services – a scattering of shopping centers 
that include superm arkets, apparel, pharmacy, gardening and home decorating stores. Colchester has one big box 
retailer – Costco, located off of Exit 16 of Interstate 89 at Route 2. According to the Colchester Community 
Development Corporation, this 118,000 square foot Costco is one of the most productive Costco stores east of the 
Mississippi, reporting one of the highest sales per square foot of any Costco in the United States. 
 
The composition of the retail market in Colchester includes approximately 170 stores employing 1,220 people, with 
an annual sales volume of approximately $222 million. The Colchester retail market is well diversified in terms of 
store types and sales volume, particularly among food stores, automotive dealers & gasoline stations, home furniture 
& furnishings, eating and drinking places, personal services, and specialty retail. The store types with the largest 
number of employees include eating and drinking places (312 employees) and food stores (251 employees), together 
accounting for nearly 50 percent of all employees in the town. Apparel & accessory stores are least prominent in 
Colchester, with only 4 businesses and 13 employees.  
 
 

Colchester Retail Market Composition, 2000 
 
 Number of  Number of   
Type Businesses Percent Employees Percent Sales Amount 
Building Materials & Hardware 6 4%  49 4%  $10,408,000 
General Merchandise 2 1%  169 14%  $26,838,000 
Food  23 14%  251 21%  $43,160,000 
Automotive Dealers & Gas Stations 22 13%  134 11%  $69,238,000 
Apparel & Accessory  4 2%  13 1%  $1,788,000 
Home Furniture & Furnishings 25 15%  105 9%  $34,171,000 
Eating and Drinking 27 16%  312 26%  $12,940,000 
Personal Services 30 18%  63 5%  $3,848,000 
Specialty Retail1 31 18%  124 10%  $19,586,000 
Total 170 100% 1,220 100% $221,977,000 
1 Specialty retail includes drug stores, liquor stores, used merchandise stores, sporting goods, bookstores/newsstands, 
hobby/toy shops, florists, and camera/photographic supply stores  

Source: BBP Associates, InfoUSA, ESRI Business Information Solutions  
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According to the Colchester Community Development Corporation, the potential for future retail development is 
limited, primarily because of environmental issues (e.g. water treatment, sewer capacity, unsuitable land), lack of 
financial incentives for development/difficult development environment, increasing retail competition from other areas 
in region, and the town’s desire to be primarily a residential community. Furthermore, the Colchester 2002 Draft 
Master Plan reports that any future commercial development should be concentrated in designated “local growth 
centers”, including Exit 16, Exit 17, and Severance Corners. Exit 16 is a densely developed commercial and industrial 
area that is largely built out, although the area can support limited infill development. The Exit 17 growth center is 
largely undeveloped, but contains no existing sewer capacity due to poor soils unsuitable for conventional 
wastewater disposal. Severance Corners is also undeveloped, but is located at an important transportation hub at the 
intersection of Route 7 and Blakely/Severance Road. There are plans to develop more than 450 residential units and 
100,000 square feet of commercial space at this location.  
 
 
Fort Ethan Allen Station 
 
The proposed Fort Ethan Allen Station contains a minimal amount of retail space within one-half mile of the proposed 
station, most of it marginal uses. The Fort Ethan Allen area is essentially built out. Most of the existing retail space is 
located within the Fort Ethan Allen complex, and includes primarily supply, hardware, and furniture retail shops. 
Examples include small engine repair, masonry/stone products, piping/plumbing supply, furniture, and crafts shops. 
The ownership distribution of the retail space in the Fort Ethan Allen area is approximately 50 percent owner-
occupied and 50 percent rental-occupied. Rental rates average in the $8 to $10 per square foot range. There are 
also several retail shops along Route 15 near St. Michael’s College, including a Dunkin’ Donuts, Champlain Farms 
gasoline station/c onvenience store, and a Bagel Factory restaurant.  
 
While there is limited existing retail uses within the Fort Ethan Allen station area, the Town of Colchester has 
designated the Fort Ethan Allen area as Village Mixed Use on the Future Land Use Map (with the exception of 
Camp Johnson, which is designated as a Military Use). The Colchester 2002 Master Plan (Draft 2.2) states that 
the existing mixed use character of Fort Ethan Allen is desirable and should be continued, although the master plan 
further purports that any future commercial development should be concentrated in designated “local growth 
centers”, including Exit 16, Exit 17, and Severance Corners. 
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C4.  Retail Market:  Essex Junction 
 
The Village of Essex Junction comprises 376,000 square feet of retail space, or approximately 8.7 percent of the 
retail inventory in Chittenden County. As of year-end 2001, more than 52,000 square feet of retail space was vacant, 
representing 14 percent of the total inventory in the Village.  
 
The primary retail spac e in the Village consists of the 92,000 square foot Essex Junction Shopping Center and 
114,000 square foot “A&P Shopping Center”, both located on Pearl Street (Route 15). The remaining retail space 
consists of smaller stores located in the central business district or in stand-alone shops. The Essex Junction 
Shopping Center is anchored by Brooks Pharmacy, Video World, Sherwin-Williams Co., Dollar Discount, and Bingo’s 
Pizza. The Essex Junction Shopping Center is 100 percent occupied with rental rates averaging $9 to $10 per square 
foot, triple net.  
 
The A&P Shopping Center has an estimated vacancy of 16,800 square feet (15 percent vacant) and lost its anchor 
tenant when the A&P’s lease expired in October 2002. To date, Hannaford Brothers, Inc., the owner of the A&P 
Shopping Center site, has not disclosed plans for the shopping center once the A&P lease expires. Rental rates at 
the shopping center average between $8 and $10 per square foot.  
 
The composition of the retail market in Essex Junction includes approximately 283 stores employing 2,073 people, 
with an annual sales volume of approximately $300 million. The most numerous retail type found in Essex Junction 
are specialty retailers (e.g. drug stores, liquor stores, used merchandise stores, sporting goods, bookstores / 
newsstands, hobby/toy shops, florists, and camera/photographic supply stores) with 71 businesses, followed by 
eating and drinking places with 53 businesses. The largest employers include food stores and eating and drinking 
places, which account for 47 percent of the total number of retail employees in the Village. Retail sales volume is well 
diversified among store types; with food stores ($78 million) accounting for the highest sales amount, followed by 
specialty retail ($49 million) and automotive dealers & gasoline stations ($46 million). Personal services, such as 
beauty/barber salons, laundry/dry cleaning, and shoe repair, account for only 3 percent  
 
 

Essex Junction Retail Market Composition, 2000 
 
 Number of  Number of   
Type Businesses Percent Employees Percent Sales Amount 
Building Materials & Hardware 15 5%  113 5%  $24,075,000 
General Merchandise 3 1%  108 5%  $17,614,000 
Food  25 9%  494 24%  $78,271,000 
Automotive Dealers & Gas Stations 16 6%  117 6%  $46,006,000 
Apparel & Accessory  18 6%  111 5%  $15,622,000 
Home Furniture & Furnishings 34 12%  141 7%  $39,497,000 
Eating and Drinking 53 19%  480 23%  $21,690,000 
Personal Services 48 17%  183 9%  $9,053,000 
Specialty Retail1 71 25%  326 16%  $49,158,000 
Total 283 100% 2,073 100% $300,986,000 
1 Specialty retail includes drug stores, liquor stores, used merchandise stores, sporting goods, bookstores/newsstands, 
hobby/toy shops, florists, and camera/photographic supply stores  

Source: BBP Associates, InfoUSA, ESRI Business Information Solutions  
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A retail inventory by square feet finds that specialty retail comprises the highest volume of occupied retail space in 
the Village at 67,539 square feet, or 18 percent of the total retail space. This is followed by automotive-related retail 
with 67,395 square feet and eating and drinking places at 42,157 square feet. Building materials and hardware also 
have a significant presence with approximately 41,074 square feet of occupied space. Vacant space accounts for 
more than 52,000 square feet of space in the Village, or 14 percent of the total supply.  
 
 

Essex Junction Retail Market Inventory 
 
 Square Feet Percent of Total 
Apparel & Accessory  24,476 7%  
Appliance/Electronics 24,716 7%  
Automotive Dealers & Gas 
Stations 67,365 18%  
Building Materials & Hardware 41,074 11%  
Drug 22,440 6%  
Eating and Drinking 42,157 11%  
Food  34,197 9%  
Specialty Retail  67,539 18%  
Vacant 52,264 14%  
Total 376,228 100% 
Source: Town of Essex Assessor, RKG Associates, Inc. 
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Fairgrounds and “Wye” Stations 
 
The proposed Fairgrounds station location is located along the Pearl Street (Route 15) business corridor, a main 
thorough-fare connecting Burlington to downtown Essex Junction. Within one-half mile of the proposed station are 
the two primary retail centers in the Village – the 92,000 square foot Essex Junction Shopping Center and the 
114,000 square foot “A&P Shopping Center”. As described, the Essex Junction Shopping Center is fully leased, while 
the A&P Shopping Center has an estimated vacancy of 15 percent prior to the loss of its anchor tenant, the A&P 
lease expires. The Essex Junction Shopping Center is anchored by Brooks Pharmacy, Video World, Sherwin-
Williams Co., Dollar Discount, and Bingo’s Pizza. The A&P Shopping Center was anchored by the A&P grocery 
store. Rental rates average in the $8 to $10 per square foot, triple net.  
 
The “Wye” station location is located within the Five Corners area, the primary intersection in downtown Essex 
Junction. The retail market within this station area is comprised primary of small- to medium -sized local retail shops 
either located on the ground floor of older buildings in the central business district or as stand-alone shops. These 
include restaurants, apparel, appliance/electronics, specialty retail, and automotive related services.    
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D1.  Office Market:  Chittenden County 
 
Supply 
 
The Chittenden County office market comprises over 5.1 million square feet of space, with nearly 400,000 square 
feet, or 7.7 percent vacant. Roughly 65 percent of office supply in Chittenden County is owner-invested projects and 
the remaining 35 percent is owner-occupied buildings.  
 
A majority of the office space in Chittenden County is located in suburban locations. Nearly 3.7 million square feet, or 
72 percent of the total office supply, is located in suburban areas in the county. The remaining 1.4 million square feet 
is located in the Burlington central business district. In all, the largest concentrations of office space are in the 
Burlington central business district (1.4 million square feet) and South Burlington (1.3 million square feet), with 
significant space in Colchester (727,000 square feet) and Williston (810,000 square feet).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
While the office market in Chittenden County has continued to expand in the past decade, there is evidence that this 
growth is slowing. Since 1993, the average annual growth rate in the county has been 4.1 percent, with the vast 
majority of new development taking place in the suburban markets. Specifically, in 2001, the supply of office space 
increased by approximately 135,000 square feet, or 2.8 percent, primarily due to two large projects – 84,000 square 
feet at Water Tower Hill in Colchester and 27,000 square feet for the sec ond phase of the Foster development on 
Kimball Avenue in South Burlington. Approximately 164,000 square feet of new office development, with nearly 60 
percent, or 100,000 square feet, associated with the Maple Tree Place project in Williston, and the remaining space 
among smaller projects in South Burlington, Colchester, and Williston was planned for 2002.  
 

Source: Allen & Cable 
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Vacancy  
 
At year-end 2001, the vacancy rate for office space in Chittenden County increased to its highest level since 1993, at 
approximately 7.7 percent. This represents 397,000 square feet of office space available for rent, an increase of 
more than 45 percent since year-end 2000 when the reported vacancy rate for office space in Chittenden County was 
5.3 percent. Comparatively, the historic average level of vacancy is approximately 87,000 square feet. The increase 
in vacancy in the county is primarily associated with the suburban markets, as Burlington’s central business district 
has remained relatively stable at 5.6 percent. The stability has been facilitated by the lack of new supply in downtown 
Burlington.  
 
At year-end 2001, office vacancy in the suburban markets was at a record high level at 8.3 percent, up from 4.9 
percent in June 2001. This represents roughly 308,000 square feet of vacant space, where nearly 24 percent, or 
75,000 square feet, is represented by sublease space. The largest amounts of vacant space are located in non-CBD 
Burlington (142,000 square feet) and Colchester (94,000 square feet), which together make up nearly 60 percent of 
the vacant space in the county.  
 

Source: Allen & Cable 
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Lease Rates 
 
Lease rates for Chittenden County office space average between $13 to $18 per square foot plus utilities for Class A 
space and between $8 to $13 per square foot for Class B space, not including utilities. These rates include the 
leaseable area, where, in addition to the space the tenant occupies, the tenant is also responsible for their pro rata 
share of the entire floor, or common area.  
 
 

Chittenden County Office Lease Rates 
Mid-Year 2002 

 
Property Class Average Gross Rates1 
CBD – Class A $14 - $18/SF + parking 
CBD – Class B $9 - $14/SF + parking 
Suburban – Class A $13 - $18/SF 
Suburban – Class B $8 - $13/SF 
1 Gross rental rates do not include net leases (where tenant is responsible for operating 
expenses through a CAM charge) 
Source: Allen & Cable 

 
 
Lease rates in the downtown Burlington office market are reasonable stable, averaging between $14 to $18 per 
square foot for Class A space and $9 to $14 per square foot for Class B space, not including utilities and parking. 
Parking costs average between $60 to $90 per month, and as an additional cost, can add $2.50 to $3.00 per square 
foot to office occupancy costs.  
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Chittenden County – Office Vacancy by Location 
Year-End 2001 
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Lease rates in the suburban office market are beginning to erode as vacancy increases in the market. Lease rates for 
Class A space in suburban locations average between $13 to $18 per square foot and $8 to $13 per square foot for 
Class B space, not including utilities. On a triple net basis4, the majority of market rates for Class A space are $12 to 
$13 per square foot.  
 
 
Planned Projects & Future Trends  
 
There is a total of 164,000 square feet in office space either under construction or planned during 2002, primarily in 
the suburbs. About two-thirds, or 117,000 square feet, of this space is associated with the Maple Tree Place project 
in Williston. The remaining space is distributed among smaller projects, such as in South Burlington (20,000 square 
feet), Colchester (18,000 square feet), and Winooski (9,398).  
 
In addition, the office market has an extensive amount of latent supply to satisfy future demand. In addition to the 
164,000 square feet of office space under construction or planned in 2001-2002, there is an additional 1.1 million 
square feet of office space which is planned and/or approved for future development. A majority of this space is 
associated with the suburban markets with some development planned for the Burlington central business district. 
Future office development is planned in South Burlington along Kimball Avenue, in Technology Park and in the City 
Center adjacent to Dorset Street; in Colchester at Water Tower Hill and in the Severance / Blakely Road area; in the 
Taft Corners area in Williston, and in Winooski as part of the Winooski Redevelopment Plan.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The combination of the high vacancy level of office space, combined with the increase in new supply and cumulative 
impact of the recession, has weakened the Chittenden County office market in 2002. The past three years has seen 
above average growth in office supply, which, combined with the slow economy and layoffs at IBM, has cooled down 
the office market, particularly in suburban locations. Real estate professionals report that office activity is slow, in 

                                                 
4 A triple net lease is where the tenant, in addition to their individual unit utility and janitorial charges, is responsible for their pro rata share of the operating 
expenses of the common area. Typically known as CAM (common area maintenance), these charges typically range from $2.50 to $3.00 per square foot.  
 

Chittenden County Planned Office Development 
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both the suburban and downtown office markets, and that most of the leasing activity is associated with existing 
businesses who are seeking to relocate or downsize. In addition, they reported that there is limited demand from 
tenants new to the market.  
 
While the downtown Burlington office market is relatively stable, the suburban markets will be most dramatically 
affected by the office slowdown, especially in locations such as Williston and Colchester, where most of the new 
growth has occurred or is planned. For example, the Maple Tree Place project which added approximately 100,000 
square feet of new office space to the county, will put pressure on the inventory of existing office space in this area. 
In addition, the extensive amount of vacant offic e space in Colchester (80,000 square feet vacant) will have a 
negative effect on introducing any new office development in the county.  
 
Although lease rates were fairly stable in 2001, pricing in the suburban markets are beginning to erode, as evidenced 
by the building over supply in these markets. Because a significant portion of the current vacancy is represented by 
sub-lease space, pricing is likely to become more aggressive, with some price discounts, such as free or discounted 
rents. Conversely, levels in the Burlington central business district are reasonable stable as no new supply is planned 
and no dramatic changes in vacancy/occupancy levels are expected.  
 
It is anticipated that even under a best-case scenario, the Chittenden County office market is likely to see continued 
high vacancy and limited demand/market activity for office space, particularly in suburban locations. 
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D2.  Office Market:  Winooski 
 
Winooski is not a major office market in Chittenden County. This city has approximately 84,000 square feet of office 
space, representing 1.6 percent of the county’s total office supply. As of year-end 2001, the Winooski office market 
reported a vacancy rate of 0 percent, a rate unchanged from the previous year.   
 
The types of office tenants in Winooski are various, including financial institutions, law offices, real estate services, 
health services, and engineering/research firms, and institutional organizations. Finance, insurance and real estate 
companies have the highest presence in Winooski, with approximately 20 businesses, or 34 percent of the total, 
employing 84 persons. This is followed by social services with 14 businesses, or 24 percent of the total, employing 
388 persons. Business services (11 businesses, 21 employees) and health services (8 businesses, 328 employees) 
also have a presence.  
 

Winooski Office Market Summary 
 
 Number of Businesses Percent of Total Number of Employees Percent of Total 
FIRE 20 34%  84 10%  
Business Services 11 19%  21 2%  
Health Services 8 14%  328 39%  
Social Services 14 24%  388 46%  
Engineering, Accounting, Research, 
Management & Related Services 3 5%  20 2%  
Transportation Services & 
Communication 3 5%  7 1%  
Total 59 100% 848 100% 
Source: InfoUSA, ESRI Business Information Solutions  

 
 
The Winooski office market consists primarily of small office tenants. The major office space in the city is located in 
The Champlain Mill and The Woolen Mill, both former textile mills that have been redeveloped with a portion 
converted into office space. The Champlain Mill, in addition to retail space, includes 65,000 square feet of office 
space on three floors. Office tenants include financial institutions, computer companies, dental office, child care, and 
a non-profit student assistance corporation. The Champlain Mill also houses Winooski’s largest employer, the 
Vermont Student Assistance Corporation (VSAC) with more than 200 employees. VSAC plans to vacate this space 
and move to a new 110,000 square feet headquarters office building next store as part of the Winooski 
Redevelopment Plan. Rental rates in the Champlain Mill average $8 to $10 per square foot. The Woolen Mill, in 
addition to featuring housing, includes 20,000 square feet of office space. The types of tenants include health 
services, social services, and educational services.  
 
The Winooski Redevelopment Project calls for a substantial amount of new office space that would more than 
double the total amount of existing office space in the City. Specifically, the WRP proposes two new office buildings 
totaling 110,000 square feet.  
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Barlow Street Station 
 
The office market within one-half mile of the proposed Barlow Street station contains most of the office space found 
in the city of Winooski, including office space in the Champlain Mill, the Woolen Mill, and other offices in the central 
business district as described. The largest employer in Winooski, the Vermont Student Assistance Corp., which 
presently occupies office space in the Champlain Mill plans to vacate this space and move to a newly built 
headquarters office building as part of the Winooski Redevelopment Plan. 
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D3.  Office Market:  Colchester 
 
Colchester has the fourth largest office market in the county, behind the Burlington central business district, South 
Burlington, and Williston, comprising 727,000 square feet of space, representing 15 percent of the total office supply 
in the county. Most of this office space is located off of Route 2 at exit 16 of Interstate 89. This includes the 500,000 
square foot Class A Water Tower Hill Park, the newest office construction in the county, and the 200,000 square foot 
Colchester Business Park. Together, these office park developments account for 96 percent of the office space in 
Colchester.   
 
The types of office tenants in Colchester are various, including financial institutions, law offices, real estate 
brokerage, construction/engineering firms, internet companies, and institutional organizations. Finance, insurance 
and real estate companies have the highest presence in Colchester, with approximately 53 businesses, or 30 percent 
of the total, employing 421 persons. This is followed by business services with 31 businesses, or 18 percent of the 
total, employing 203 persons. Engineering, accounting, research, management and related services (25 businesses, 
223 employees), social services (23 businesses, 2,665 employees), and transportation services and communication 
(23 businesses, 548 employees) also have significant presence.  
 
 

Colchester Office Market Summary 
 
 Number of Businesses Percent of Total Number of Employees Percent of Total 
FIRE 53 30%  421 8%  
Business Services 31 18%  203 4%  
Health Services 19 11%  946 19%  
Social Services 23 13%  2,665 53%  
Engineering, Accounting, Research, 
Management & Related Services 25 14%  223 4%  
Transportation Services & 
Communication 23 13%  548 11%  
Total 174 100% 5,006 100% 
Source: InfoUSA, ESRI Business Information Solutions  

 
 
At year-end 2001, Colchester had the highest reported office vacancy rate in the county at 12.9 percent, representing 
94,000 square feet vacant. In addition, Colchester reported the largest increase in vacancy among County 
submarkets, increasing nearly 300 percent from 3.4 percent in June 2001 to 12.9 percent in December 2001. This 
high vacancy rate can primarily be attributed to new office development coming on line at Water Tower Hill, which 
had approximately 80,000 square feet vacant among three new buildings at year-end 2001.  
 
Lease rates for office space in Colchester average $14 to $18 gross for Class A space and $9 to $14 per square foot 
gross for Class B space. Park Place at Water Tower Hill, the newest office construction in the county, has one of the 
highest rates at $18 per square foot.  
 
There is approximately 18,000 square feet of new office planned in Colchester for 2002, representing nearly 11 
percent of the total office space planned or under construction in the county during the year. In addition, there is one 
million square feet of expansion space at Water Tower Hill that could potentially be used for office development.  
 
Like other suburban office locations in Chittenden County, the Colchester office market is experiencing a slowdown in 
activity as the market struggles to absorb nearly 400,000 square feet of vacant office space in the county. This is 
particularly true for Colchester which has 94,000 square feet vacant, most of which is at Park Place at Water Tower 
Hill.  
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Fort Ethan Allen Station 
 
The office market within one-half mile of the proposed Fort Ethan Allen station area consists of primarily small office 
businesses, including several home offices (e.g. architect, landscape architect) employing 1- to 2-persons. The 
largest employer within this station area is the Vermont Refugee Resettlement Program, with less than 12 
employees. There are also several wholesale supply-type offices, such as Red Head Supply and Firetek. These 
offices are all located within the Fort Ethan Allen complex.  
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D4.  Office Market:  Essex Junction 
 
Essex Junction is not a major office market in Chittenden County, comprising approximately 125,000 square feet, or 
2.4 percent of the total office supply in the county. The types of office tenants in Essex Junction are various, including 
financial institutions, real estate brokerage, construction/engineering firms, health services, social services, and 
institutional organizations. Finance, insurance and real estate companies have the highest presence in Essex 
Junction, with approximately 46 businesses, or 31 percent of the total, employing 193 persons. This is followed by 
business services with 42 businesses, or 29 percent of the total, employing 201 persons. Social services (23 
businesses, 151 employees), and engineering, accounting, research, management and related services (22 
businesses, 106 employees), also have significant presence.  
 
 

Essex Junction Office Market Summary 
 
 Number of Businesses Percent of Total Number of Employees Percent of Total 
FIRE 46 31%  193 27%  
Business Services 42 29%  201 28%  
Health Services 10 7%  35 5%  
Social Services 23 16%  151 21%  
Engineering, Accounting, Research, 
Management & Related Services 22 15%  106 15%  
Transportation Services & 
Communication 4 3%  21 3%  
Total 147 100% 707 100% 
Source: InfoUSA, ESRI Business Information Solutions  

 
 
At year-end 2001, the vacancy rate for the Essex Junction office market was low at 4 percent, compared to the 
County average of 7.2 percent. This represents an increase in vacancy rate of more than 33 percent from year-end 
2000, when the Village’s office vacancy rate was reported to be 3 percent.  
 
There was no new office space planned in 2002 for Essex Junction.  
 
 
“Wye” and Fairgrounds Stations 
 
Like the rest of Essex Junction, there is a modest volume of office space located within one-half mile of the 
Fairgrounds and “Wye” stations. There are no large multi-tenant office buildings within these station areas. One of 
the largest office building is the Colonial Office Building on Pearl Street (Route 15), which only has six office tenants 
such as the electrical workers union, life insurance and financial services. In all, the types of office tenants within 
these station areas are various, including financial institutions, real estate brokerage, construction/engineering firms, 
health services, social services, and institutional organizations. 
 
There was no new office space planned in 2002 within these station areas.  
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E1.  Residential Market:  Chittenden County  
 
Supply 
 
The Chittenden County housing market comprises approximately 56,452 units, of which approximately two-thirds, or 
37,292 are owner-occupied. The remaining one-third, or 19,160 units, comprises rental-occupied housing.  
 
The rate of rental housing growth in the county has lagged far behind growth of new owner-occupied housing during 
the past decade. Between 1990 and 2000, the number of rental units in Chittenden County grew by roughly 11 
percent, while during the same period, the number of owner occupied units grew by 20 percent, almost twice the rate 
of apartment growth.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The communities with the largest number of housing units are Burlington (15,885 units), Essex (10,422 units), and 
South Burlington (6,332 units). Together these communities comprise nearly 58 percent of the total housing stock in 
the county.  
 
Among the owner-occupied housing units in the county, more than 27 percent, or approximately 10,000 units, are 
condominiums. Most of the condominium units are 15 years old or older. Nearly 25 percent of these units are rented 
out, primarily as investment properties. The community with the largest number of condom iniums is South Burlington 
(2,500 units), followed by Essex (2,000 units), Burlington (1,400 units), and Colchester (700 units). The largest 
condominium complex in Chittenden County is Riverwatch in Burlington, which has 215 units.  
 

Source: Allen & Cable 
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The communities with the largest number of rental housing units are Burlington and Winooski, which together 
account for 60 percent of rental housing in Chittenden County. Burlington and Winooski are the only communities in 
Chittenden County where more than half of the housing units are rental units. For example, nearly 59 percent of the 
housing units in Burlington and 60 percent of the units in Winooski are rental units, compared to the suburban 
communities of Shelburne where 16 percent of the housing units are rental and Williston, where 15 percent are rental 
units.  
 
Burlington has the largest number of rental units among Chittenden County communities with approximately 9,295 
units, followed by Essex with 2,579 units, and South Burlington with 1,981 units. Winooski has a total of 1,788 rental 
units. Both Burlington and Winooski are nodes for rental housing because both offer a greater concentration of 
services for low income tenants who require some form of assistance and who would be more likely to rent housing. 
In addition, these communities are more urban, have a more extensive transportation infrastructure and are more 
conveniently located to employment and shopping, compared to more suburban communities in the county.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Demand  
 
During the 1990s, the demand for owner occupied single family homes was almost twice the rate as the demand for 
rental housing. However, high land prices and demand for low-cost housing has driven a shift in residential 
development in Chittenden County towards condominiums and apartments. From the perspective of the 
condominium market, this market segment is appealing to first time home buyers and “empty nesters” in the upper 
end price range.  
 
According to the report Between a Rock and a Hard Place: Housing and Wages in Vermont, commissioned by 
the Vermont Housing Council, housing costs in Vermont are soaring while the earning power of a dollar for Vermont 
households is decreasing. The report noted that the average Burlington family living in a two-bedroom apartment 
would have needed a 17 percent increase in pay the past two years to keep pace with rising rents, where in reality 
Vermonters are watching their real earnings fall. For example, in Burlington, two people sharing a modest two-
bedroom apartment – renting at below the median apartment price for the city – would have to work more than 50 
hours per week each to afford the rent if they were earning the minimum wage, according to the report.  

Source: Allen & Cable 
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With the rising cost of homes and decreased buying power, the National Home Builders Association reports that 
the number of single-family homes built in Chittenden County is decreasing as the amount of condominiums and 
apartments rises. In 2001, the number of building permits issued for units of multifamily housing exceeded the 
number of permits for single-family homes. There were 477 permits issued for multifamily housing compared to 406 
permits for single-family homes in the county in 2001. Specifically, half of the total building permits issued in 2001 in 
Chittenden County were for Burlington and South Burlington. Three-fourths of those permits were for multi-family 
complexes. This trend is continuing in 2002.  
 
As of June 2002, the number of single family permits issued in the Burlington region, compared to the same period in 
2001, decreased 28 percent, while the number of multi-family permits issued in the region increased more than 370 
percent. As of June 2002, the Burlington region has seen 280 multi-family permits issued compared to 210 single 
family permits.  
 
 

Burlington Region Housing Permit Activity 2002 
 
 Single family Multi-family Total 
 YTD 

June 
2002 

YTD 
June  
2001 

YTD 
Percent 
Change 

YEAR 
TOTAL 
2001 

YTD 
June 
2002 

YTD 
June  
2001 

YTD 
Percent 
Change 

YEAR 
TOTAL 
2001 

YTD 
June 
2002 

YTD 
June  
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YTD 
Percent 
Change 

YEAR 
TOTAL 
2001 

             
Vermont 1,060  1,000  7%  2,350  380  110  260%  400  1,450  1,110  31%  2,750  
Burlington 210  290  -28%  580  280  60 370%  250 490 350 40%  830 
             
Source: National Association of Home Builders, U.S. Census Bureau 

 
 
The national recession and layoffs from IBM have combined to create a downturn in the real estate market in 
Chittenden County, although the residential market appears to be the most buffered from the downturn because of 
the existing housing crunch. For example, in recent months, the demand for condominiums, which previously would 
sell only after 1 to 2 days on the market, now can be on the market for upwards of three weeks before selling.  
 
 
Vacancy 
 
With the demand for rental housing strong, vacancy rates for apartments remain at historic low levels. Interviews with 
rental housing owners and managers in Chittenden County indicate that both the urban and suburban markets in the 
county are strong, with few turnovers and quick re-leasing, although this has slowed somewhat in recent months due 
to the cool economy and layoffs from IBM. 
 
At year-end 2001, the reported apartment market vacancy rate was 1.5 percent, which has been the first time the 
vacancy rate exceeded 1.0 percent since 1997.5 According to Allen & Cable, of the 2,437 rental units surveyed in 
Chittenden County at year-end 2001, 37 were vacant. The greatest concentration of vacancies were in the urban 
communities of Burlington and Winooski with 30 vacant among 1,323 units (or a vacancy rate of 2.3 percent) 
compared to the 1,114 units in suburban communities, of which 0.6 percent were vacant, or 7 units.  
 

                                                 
5 A vacancy rate of less than 2% is a very low rate when one considers that the typical pattern of tenant turnover would include some repairs and maintenance, 
and credit checks. In general, a vacancy rate of less than 2% indicates a market sector which is out of balance and under supplied. Many housing economists 
say that a 5% vacancy rate for rental housing ensures a reasonably healthy degree of price competition in the housing market. Vermont’s vacancy rate for rental 
housing was reported to be 3.8 percent, the third lowest in the nation according to the U.S. Census.   
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Sales Prices and Rental Rates 
 
In Chittenden County, the price of a single-family home has risen to the point that they are out of the financial reach 
of many buyers. The demand for condominiums is supported by the limited availability and high prices associated 
with single family homes which have precluded some buyers from entering this market, causing them instead to enter 
the condominium market. In essence, condominiums have become entry-level housing for some buyers in 
Chittenden County. For example, the median price for a single-family home in 2001 was $170,000 in Chittenden 
County, compared with $126,000 for a condominium. Since 1999, the median price for a condominium has risen 40 
percent, from $89,900 to $125,975 in 2001.  
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As expected in an under-supplied apartment market, apartment rental rates continue to increase in Chittenden 
County. In general, over the last five years, rent increases have at a minimum kept pace with inflation, although most 
recently at rates substantially above inflation. Since 2000, annual rental inflation averaged was noted for all 
apartment types, most notably one-bedroom units which increased on average 8.7 percent and three-bedroom units 
which increased 8.1 percent. By contrast, rental inflations for efficiencies were noted at 5.4 percent and for two-
bedroom units were reported at 5.6 percent. Prior to 2000, typical annual rental increases were in the range of 3 to 5 
percent.   

 
Based on a survey of apartment communities in Chittenden County in August 2002, rental rates for efficiencies 
ranged between $390 and $585 (average: $475); rental rates for one-bedroom units ranged between $500 and 
$1,100 (average: $672); rental rates for two-bedroom units ranged between $600 and $1,500 (average: $878); and 
rental rates for three-bedroom units ranged between $900 and $1,800 (average: $1,308).  
 
 

Chittenden County Rental Rates for Housing 
August 2002 

 
Unit Rental Range Average Rent 
Efficiency $390-$585 $475 
1 Bedroom $500-$1,100 $672 
2 Bedroom $600-$1,500 $878 
3 Bedroom $900-$1,800 $1,308 
Source: BBP Associates  

 
 
 
Future Trends & Planned Projects 
 
The shortage of multi-family apartments and condominiums, in addition to single-family homes, is expected to 
continue in near future. With mortgage rates remaining low, demand for housing continues to be vibrant in spite of 
the region’s economic recession. According to the study “Housing in Northwest Vermont: A Review of Demand 
and Supply of Housing in the Six County Region” prepared for the Vermont Housing Council by Economic & 
Policy Resources, Inc. in 2000, an estimated 7,400 housing units are needed in the region, which includes 
Chittenden, Addison, Franklin, Grand Isle, Lamoille, and Washington counties.   
 
In response to the shortage of rental housing and condominiums in Chittenden County, there is a considerable 
amount of new apartment units proposed, including both market rate and “affordable.” These include approximately 
2,400 units, or roughly 12 percent of the existing stock of rental housing. While some of these projects are expected 
to be developed within 1-2 years, much of the proposed housing has a more extended time line for development, and 
some may never be built.  
 
Most of the planned new apartment construction is taking place primarily in Burlington (500 planned units) and 
Winooski (600 planned units), with additional new multi-family units in South Burlington (460 planned units), Essex 
(387 planned units), Colchester (292 planned units), and Williston (160 planned units). These include units that are 
either under construction, in the permitting process, or are proposed.  
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In addition, to meet the demand for affordable housing in the county, there are a number of affordable housing 
projects under construction or recently completed. For example, Housing Vermont, a nonprofit that builds affordable 
housing, recently completed a 48-unit project in South Burlington and a 50-unit project in Williston. Both were fully 
leased within 10 days in May 2002, months ahead of completion this summer. In addition, the nonprofit is also 
developing 160 units of multifamily housing off Farrell Street in South Burlington.  
 
While the low vacancy rate in the rental housing market should continue in the near future, the reduced market 
activity will likely result in lower rental inflation rates or rent stabilization in 2002/2003. In particular, the character of 
apartment demand is changing, and now includes more affluent, discretionary renters in addition to the student and 
lower income tenant base. 
 
Given the continued “hot” market for condominiums in Chittenden County, it is anticipated that the condominium 
market will continue to remain stable in the near future, particularly for condominiums priced under $200,000. 
However, for the more expensive condominiums (i.e. over $200,000) it is anticipated that market activity will slow 
down.  
 
According to Stephen Allen, principal of the real estate appraisal firm Allen & Brooks, the full impact of the job losses 
at IBM on the area’s housing market will be fairly significant. He predicted that in the early 1990s recession, housing 
sales slumped by 40 percent, and a similar drop will likely occur in the region in the coming months as a result of the 
recession and IBM job losses.6 However, this move by IBM could help relieve the housing crunch in the county. In 
essence, the Chittenden County housing market may go from a sellers’ market to a buyers’ market.  

                                                 
6 Kelley, Kevin. “IBM Dims the Lights on Burlington’s Economy,” Vermont Business Magazine, August 2002, Volume 30, Issue 9.  
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E2. Residential Market:  Winooski  
 
The City of Winooski comprises approximately 2,944 housing units, of which 1,788 units, or 60 percent, are rental 
occupied units. Winooski is one of two communities in Chittenden County, the other being the City of Burlington, 
which has more rental housing than owner-occupied housing. Only 32 percent of the housing units in Winooski are 
single-family homes; the majority comprises housing structures with two units or more. The housing stock in the city 
is old; more than 88 perc ent were built prior to 1980, and 40 percent were built in 1939 or earlier. 
 
Like the rest of Chittenden County, there is strong demand for housing in Winooski, particularly for multifamily 
housing, as it has become more difficult to find affordable housing. Based on a survey of apartment communities in 
Winooski in August 2002, rental rates are comparable to other locations in Chittenden County. For example, posted 
rental rates for apartments in Winooski ranged between $500 and $600 for efficiencies; between $600 and $750 for 
one-bedroom units; between $750 and $1,000 for two-bedroom units; and between $950 and $1,100 for three-
bedroom units.  
 
Winooski has one of the largest rental housing complexes in Chittenden County, the 180-unit Woolen Mill at 20 
West Canal Street. The Woolen Mill features studios, one-bedroom, two-bedroom, and two-bedroom plus loft 
apartments located within a redeveloped textile mill. Rental rates range from $800 to $1,100 for studios and one-
bedroom units, $1,200 to $1,400 for two-bedroom units, and $1,300 to $1,400 for the two-bedroom plus loft units. 
The apartment community, which also has 20,000 square feet of office/retail space, features an indoor pool, health, 
laundry, racquet ball court, with views overlooking the Winooski River. The rent includes one parking space, sewer, 
gas, and trash removal. Other large apartment communities in Winooski include a 26-unit apartment building on Main 
Street, some of which have subsidized rents.  
 
The City of Winooski has a fair number of subsidized rental housing as well as public housing for seniors/disabled 
persons. There are approximately 263 units of subsidized public housing for seniors and/or disabled persons within 
city limits, including the 100-unit The Courtyard at 120 East Spring Street, the 60-unit Senior Tower at 83 Barlow 
Street, the 53-unit Spring Garden at 31 East Spring Street, and the 50-unit The Terrace at 65 Barlow Street. In 
addition, there are more than 75 units of public housing for families in the city. This includes the 59-unit River’s 
Edge at 87 Elm Street and the 16-unit Mountain View  at 181 Franklin Street. Both public housing complexes are 
managed by the Winooski Housing Authority. There is an additional 81 units of section 8 housing (subsidized by the 
U.S. Department of Housing and Urban Development) scattered throughout the city. These units are managed by 
private landlords.  
 
There are only two condominium projects in Winooski comprising a total of 69 units. The largest condominium 
complex is the Millyard Condominiums on West Canal Street, which has 44 units. Built in 1985, the average sales 
price is $125,000. The other condominium complex is the SchoolHouse, a 25-unit complex on the site of a 
converted school that was built in 1934. Units sell for an average of $130,000.  
 
Rent levels for apartments depend on a variety of factors, including the number of bedrooms, location, and quality of 
housing. In a supply-constrained market like Winooski, rents have been increasing, most recently at a rate faster than 
inflation, although this is beginning to show signs of cooling off due to the recession and ramifications of the IBM 
layoffs. A survey of the rental housing market in Winooski in August 2002 finds that advertised rental rates for 
apartments ranged from $600 to $1,100 a month for one-bedroom units; between $900 and $1,200 a month for two-
bedroom units; and between $995 and $1,400 per month for three-bedroom units. There were a limited number of 
studios available for rent; these averaged between $500 and $1,100 per month. Due to the continued “hot” residential 
market, conversations with apartment managers finds that apartments do not stay on the market for long, usually a 
couple of days, before being rented.  
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The City of Winooski is the site of one of the largest redevelopment projects in the state – the Winooski 
Redevelopment Plan – a mixed use development which proposes to construct approximately 1,300 new residential 
units – a combination of apartments and condominiums – over three phases, in addition to retail, office, hospitality, 
and parking. Phase 1 would add 100 apartment units above ground floor retail. Phase 2 would feature 500 additional 
apartments units along the Winooski River. Phase 3 includes 700 housing units. This development plans to reposition 
the Champlain Mill and remove the Marketplace shopping center with one of its goals to revitalize downtown 
Winooski as a place to live, work and play. Other goals of the WRP are to recreate a traditional urban environment, 
with focus on pedestrian-friendly design and to use much needed housing to catalyze the creation of basic service 
retail for all residents. This addition of new housing stock would increase the city’s existing housing stock by nearly 
50 percent.  
 
In the near term, rental vacancies in Winooski are anticipated to remain low with the tight regional market for housing. 
With the low vacancy rate, rent levels are expected to increase in the near-term, although not as quickly as in the 
past, as the rental market has cooled off to a certain extent.   
 
 
Barlow Street Station 
 
There is a fairly significant residential population within one-half mile of the proposed Barlow Street station.  It is a 
dense urban environment, comprising single-family and multi-family residential, commercial, industrial, municipal, 
recreation, and open space/floodplain. 
 
The area has a residential population of approximately 4,016 persons, representing a high density of 5,139 persons 
per square mile. This population comprises roughly 61 percent of the City of Winooski’s total population. There are 
approximately 911 dwelling units, of which 495 units, or 54 percent, are single family. The remaining 416 units, or 46 
percent, are multi-family units. The largest multi-family complex within this area is Woolen Mill apartments, a 180-unit 
rental community located on the banks of the Winooski River.    
 
A fairly large portion of the area located to the immediate south of the proposed station would comprise the 
Winooski Redevelopment Plan project, which would reposition the Champlain Mill and remove the existing 
shopping center. The Winooski Redevelopment Plan would substantially increase the number of housing units in the 
city, adding approximately 1,300 residential units, or increasing the city’s housing stock by nearly 50 percent. These 
units would be constructed in three phases, and would include both owner-occupied condominiums and rental 
apartments.   
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E3. Residential Market:  Colchester  
 
The Town of Colchester is primarily a residential community and is the third most populated jurisdiction in Vermont 
after Burlington and Rutland. One of the fastest growing communities in the state, the town promotes itself as a fine 
place to live and raise families. According to the Town of Colchester 2002 Master Plan (Draft 2.2.), nearly 50 
percent of the land is zoned for residential, with the remaining land as open space/wetlands (33 percent) and 
commercial/industrial space (12 percent).  
 
Colchester comprises approximately 6,144 housing units, of which 4,354 units, or 71 percent of the total, are owner-
occupied, including single family homes and condominiums. The remaining 1,790 units, or 29 percent, are rental-
occupied units scattered throughout the community. More than 58 percent are single-family homes; nearly 10 percent 
are multi-family structures with 5 units or more. Colchester has a fair number of mobile homes, comprising nearly 9 
percent of the total housing stock. The housing stock in Colchester is older; more than 60 percent of the structures 
were built prior to 1980. More than 12 percent of the homes were built in 1939 or earlier.  
 
The Town of Colchester has a number of larger rental complexes, including Winchester Place, a 167-unit mixed 
income apartment community located on Route 15 by Fort Ethan Allen. The apartment community presently has a 
vacancy rate of 0 percent.  
 
Colchester also includes a number of rental housing units for students, including off campus housing for University of 
Vermont married students at the Fort Ethan Allen apartment community and on-campus housing for St. Michael’s 
College, a 1,800 student Catholic liberal arts college. The family housing at Fort Ethan Allen includes 115 apartments 
featuring one-bedroom, two-bedroom, and three-bedroom units. St. Michael’s College includes on-campus 
dormitories and townhouses (all undergraduate students are required to live on-campus). To address the on-campus 
housing crunch for students, St. Michael’s College recently completed construction of a new 124-room residence hall 
on College Avenue. 
 
Colchester has 712 condominiums spread throughout the town, although most of them are centrally located or along 
the Route 15 corridor. The average sales price in 2002 has been $141,300, while a majority of them sell in the 
$130,000 range. Along the Route 15 corridor there are two primary condominium projects. This includes the Officer’s 
Row condominiums which has 77 units selling in the $130,000 to $200,000 range. These condos are old officer’s 
quarters that were built in 1898. The other condominium project is 6 units located off of Johnson Avenue.  
 
Like the rest of Chittenden County, there is strong demand for housing in Colchester, particularly for multifamily 
housing, as it has become more difficult to find affordable housing. Based on a survey of apartment communities in 
Colchester in August 2002, rental rates are comparable to other locations in Chittenden County. For example, posted 
rental rates for apartments in Colchester ranged between $500 and $600 for efficiencies; between $600 and $750 for 
one-bedroom units; between $800 and $1,250 for two-bedroom units; and between $1,100 and $1,700 for three-
bedroom units.  
 
 
There are approximately 292 multi-family units proposed in the Town of Colchester. These are all rental units, 
including the following: 
 
56 apartment units planned on Route 7. They are planned to be affordable housing. 

 
236 apartment units planned on Severance Road. These housing units are part of a larger mixed use project.   
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In the near term, rental vacancies in Colchester are anticipated to remain low with the tight regional market for 
housing. With the low vacancy rate, rent levels are expected to increase in the near-term, although not as quickly as 
in the past, as the rental market has cooled off to a certain extent.   
 
 
Fort Ethan Allen Station 
 
The predominant land uses within one-half mile of the proposed Fort Ethan Allen station are St. Michael’s College, 
Fort Ethan Allen, Fletcher Allen Health Care – Fanny Allen Campus, and Camp Johnson. The area has a residential 
population of 1,711 persons, with a high population density of 2,189 persons per mile.  
 
Fort Ethan Allen, a historic complex of buildings providing for commercial, industrial, institutional, and residential 
uses, is under ownership of St. Michael’s College, the University of Vermont, and individual private land holders. Fort 
Ethan Allen is a designated national historic district. Camp Johnson is federally owned and provides training and 
administrative activities for the Vermont National Guard.  
 
The residential housing stock within one-half mile of the proposed Fort Ethan Allen Station is varied, including single-
family homes, university housing, mobile homes, condominiums, and apartments. This includes 115 apartments that 
comprise the University of Vermont married student housing at Fort Ethan Allen; 105-single family homes; Westbury 
Park, a 250-unit mobile home park; 77 condominiums (Officer’s Row); and the 167-unit Winchester Place 
apartments. According to the Town of Colchester 2002 Master Plan, the area has been designated as a Village 
Mixed Use on the town’s Future Land Use Map, where the plan cited the campus/institutional character of the area 
as important and should be enhanced, as well as, the mixed use character of Fort Ethan Allen.  
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E4. Residential Market:  Essex Junction  

 
The Village of Essex Junction, comprising only 4.5 square miles, is a compact community of 3,501 housing units, of 
which 71 percent, or 2,425 units, are owner-occupied. The remaining 984 units, or 29 percent, are rental-occupied 
units. Nearly 65 percent of the housing units in the Village are single-family homes; more than 15 percent have five 
units or more in their structure. Most of the housing units in the Village are from an older housing stock; more than 66 
percent were constructed before 1980 and 13 percent of the housing units were constructed in 1939 or earlier.  
 
The Village of Essex Junction has approximately 1,500 condominium units, making up three-quarters of the total 
number of condominiums found in Essex (2,000 total units). The largest condominium complexes in Essex Junction 
include the East/North/South Creek Condominiums on Brickyard Road (106 units), West Street Woods on West 
Street (65 units), Essex Park on Brickyard Road (60 units), Village Glen on Densmore Road (52 units), and the 
Brickyard Condos on Sugartree Lane (50 units). The average selling price of condominiums in Essex Junction is 
comparable to other communities in Chittenden County, which are in the $140,000 range.  
 
The apartment market in Essex Junction contains a variety of rental-occupied buildings. The largest apartment 
complex in the Village is Green Meadows, a 120-unit apartment community located on Thasha Lane containing 
primarily one- and two-bedroom units. Rental rates in the apartment community average $800 to $850 per month. 
Other notable apartment complexes in the Village include Amber Lantern Apartments on Thasha Lane (48 rental 
units) and Pearl Street Apartments (30 rental units), and Mapleton Apartments on Maple Street (25 rental units).  
 
Like the rest of Chittenden County, there is strong demand for housing in Essex Junction, particularly for multifamily 
housing, as it has become more difficult to find affordable housing. Based on a survey of apartment communities in 
Essex Junction in August 2002, rental rates are comparable to other locations in Chittenden County. For example, 
posted rental rates for apartments in Essex Junction ranged between $450 and $600 for efficiencies; between $600 
and $850 for one-bedroom units; between $750 and $1,000 for two-bedroom units; and between $1,000 and $1,300 
for three-bedroom units.  
 
There are approximately 712 new housing units under construction and/or proposed for Essex Junction. This 
includes the following: 
 

◊ Riverside in the Village, a housing complex containing approximately 493 residential units, located off of 
Park Street. This includes: 273 dormitory-style rooms for students of the New England Culinary Institute 
(NECI); 101 units of senior housing (one- and two-bedroom units); 84 Riverside Village condominiums (two- 
and three-bedroom); and 35 rooms/apartments as part of an extended-stay facility.  

 
◊ Highland Village, a 77-unit condominium project on Pearl Street on the site of the former Essex Motor Inn 

with a reported selling price is in the $160,000 range.  
 

◊ Whitcomb Heights Phase II, a 142-unit condominium project on South Street that will feature two- and 
three-bedroom units selling in the $180,000 to $200,000 range.  

 
 
The Essex Junction condominium market is anticipated to be negatively impacted by the layoffs at IBM, as units for 
sale are staying on the market longer.  
 
 
Fairgrounds and “Wye” Stations 
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Residential land uses represent nearly 50 percent of the land area within one-half mile of the proposed Fairgrounds 
and “Wye” stations in Essex Junction.  There are 1,214 dwelling units within one-half mile of these stations, of which 
85 percent, or 1,038 units, are single family and the remaining 15 percent, or 176 units, are multi-family housing. The 
housing units have an average assessed value of $134,409. Most of the housing units within these station areas are 
from an older housing stock. 
 
There are several apartment and condominium complexes located within one-half mile of these station areas, 
including West Street Woods condominiums on West Street (65 units), Mapleton Apartments on Maple Street (25 
units), and Pearl Street Apartments (30 units). Most of the larger condominium and apartment complexes are located 
more than one-half mile of the station area.  
 
As described, there are approximately 712 new housing units under construction and/or proposed in Essex Junction, 
with all of these units located within one-half mile of the proposed Fairgrounds and “Wye” station areas. These 
include Riverside in the Village and Whitcomb Heights, as previously described. 
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F1.  Benefits of Transit-Oriented Development 
 
Overview 
 
Transit-oriented development (TOD) is not a new concept. It is old as transit itself, and was introduced to the 
American landscape, along with transit, in the 1800s. TOD is an approach to land use and development that relies 
heavily on development and design practices found in older central cities and suburbs. Transit-oriented development 
focuses a mix of land uses, such as residential, office, retail, civic uses, institutional, and entertainment, within 
walking distance of a transit station. This mix of uses, combined with a thoughtfully designed community spaces, 
parks, plazas, etc., forms a village-like neighborhood where people can live, work, and play. Such complementary 
uses make an area more rich, interesting and convenient. In addition, they generate human traffic and activity 
throughout the day, making an area safer, and increasing options for consumers and transit users. Essentially, a 
TOD is compact in size, pedestrian-friendly in design, can be customized to offer a wide variety of uses, with 
convenient access to services, jobs, and travel options.  
 
 
Benefits  
 
Focusing growth and development around transit stations is a way to capitalize on public transit investments to help 
produce a number of local and regional benefits. For transit agencies, the most direct benefit of transit-based 
development is increased ridership and, in turn, increased revenues from operations. Studies have shown a link 
between transit ridership and station proximity indicating that residents living near transit stations are five to six times 
more likely to use transit to commute to work than are other residents in the region. For local and regional 
governments and planning agencies, TOD represent opportunities for more intensive development and less sprawl 
resulting in reduced automobile congestion, reduced air pollution, and lower infrastructure costs.  
 
In all, everyone can gain from TOD. Transit agencies can gain additional riders; developers see opportunities for 
different forms of development with convenient transit access; planning agencies see TOD as a way to move toward 
more compact, livable, and sustainable communities with reduced auto dependence; and local officials see it as a 
way to increase an area’s tax base.  
 
The annual Emerging Trends in Real Estate by PriceWaterHouseCoopers continues to rate mass transit quality as 
one of the five defining characteristics of strong real estate markets, along with appealing neighborhoods, multi-
dimensional environments with cultural and entertainment attractions, convenient shopping districts, and relative 
safety and security. According to the 2002 Emerging Trends in Real Estate, markets served with mass 
transportation alternatives and attractive close-in neighborhoods should be positioned to sustain better long-term 
prospects as people strive to make their lives more convenient. Real estate leaders interviewed report that properties 
in better-planned, growth-constrained markets hold value better in downmarkets and appreciate more in upcycles. 
Areas with sensible zoning (integrating commercial, retail, and residential), parks, and street grids with sidewalks will 
age better than places oriented to disconnected cul-de-sac subdivisions and shopping strips, navigable only by car.   
 
A system of TOD’s along a rail corridor can provide multiple benefits, including transportation, environmental, 
economic, and social improvements.  
 
Transportation 
 
A TOD provides a variety of transportation choices – from walking to bicycling to transit – than the traditional 
automobile. An extensive and thoughtfully designed pedestrian system (i.e. sidewalks) and bicycle paths connected 
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to various uses (e.g. commercial, residential, and institutional) within the TOD and linked to surrounding 
neighborhoods allows travel choices for users other than the automobile.  
 
Environmental 
 
The compact nature of TOD optimizes the use of land, which preserves open space, farmland, natural beauty and 
other critical environmental areas outside of the urban area. The pedestrian- and transit-nature of TOD offers viable 
transportation alternatives, which promotes less dependency on the automobile, which, in turn, means less traffic, 
less congestion, and less pollution.  
 
Economic 
 
Nationwide studies have shown that land values within a quarter mile from a rail station generally experience a 
substantial premium (average of 20 percent) over similar properties located more than three-quarters of a mile from 
the station. Retail and office buildings are experiencing lower vacancy rates and up to 50 percent increase in rental 
rates. A portion of the premium is due to the comparable density, but a portion is also due to the desirability of these 
areas, and the amenity value of transit. TOD’s create a “critical mass” of activity that benefits surrounding businesses 
and generates significant economic activity for the community beyond the boundaries of the TOD itself.  
 
TOD enables individuals and households to avoid excessive car ownership and its associated expenses, helping to 
build wealth and reducing poverty.  
 
Social 
 
Transit-oriented developments provides transportation choices and mobility for people who may be unable to drive 
such as teenagers, senior citizens, people with disabilities and those that cannot afford or choose not to have a car. 
Health experts conclude that TOD promotes walking on a regular basis leading to long-term health benefits. In 
addition, TOD brings people together through casual encounters, increasing daily exchanges and sense of 
community.  
 
The regional implications of TOD is a more efficient use of public investments and infrastructure, focused growth and 
development, reduced sprawl, reduced commuting times and traffic congestion, improved environmental quality, 
more efficient use of land, and open space preservation.  
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F2.  Challenges for Transit-Oriented Development 
 
While transit-oriented development offers numerous benefits, a TOD presents barriers that can impede a project from 
being implemented. These barriers include: local neighbors’ fears new TOD will harm the character of their 
neighborhood or depress property values; developers’ and lenders’ perceptions that TOD entails higher risks and 
costs; the failure of existing land use patterns to support TOD; a lack of a market for it; difficulties of financing; poor 
transit design; and an unsupportive regulatory framework.7  
 
While these barriers represent significant issues, few are specific to transit-oriented development. Most of the 
barriers people assoc iate with TOD tends to parallel the barriers associated with building all types of high-density infill 
projects, regardless of proximity to transit. In addition, these barriers tend to reflect a focus on the built form (e.g. 
dense mixed use projects adjacent to transit) rather than outcomes of TOD, such as level of internal trip capture or 
increased mode splits.  
 
If the emphasis is shifted to the outcomes of the TOD project, rather than the physical characteristics of a project, a 
somewhat different list of challenges to implementing a TOD emerges. These barriers to TOD hurt projects by 
making it more difficult for them to live up to their full potential. For example, a project may still get built, but may be 
less effective or not really a TOD (sometimes called transit adjacent development) as a result of challenges faced. 
However, if all the barriers to TOD can be dealt with and overcome, it would be likely that the quality of transit-
oriented development projects would be greatly increased.  
 
The following section summarizes some of the greatest challenges to TOD, and what can potentially be done to 
overcome these obstacles.   
 
 
Different Goals for Different Actors Engaged in TOD Projects  
 
A typical TOD project involves the public sector building the transit (often with the involvement of multiple agencies), 
local government trying to control the development, and the private sector (e.g. developers) looking for opportunities 
to make profits. Transit agencies can also become involved as property owners in joint development projects. These 
groups often have fundamental differences over what the overall “goals” of a TOD should be. In addition, transit 
riders, neighbors, and the public at large have different ideas about what the project should accomplish.  
 
For example, should TOD aim to maximize revenue to the transit agency through joint development ground leases or 
seek to minimize automobile use? Should TOD be designed to maximize ridership or to help revitalize the station 
area? Or should a TOD try to maximize economic success or address improved quality of life issues (e.g. traffic 
congestion, community livability)? While all of these goals are legitimate, they may sometimes be mutually 
incompatible and may require careful balancing if they are to be reconciled. The following table outlines the number 
of possible goals associated with each of the entities involved in TOD projects, and, in some instances, reflect a 
basic tension between land use and transportation. 

                                                 
7 Belzer, Dena and Gerald Autler, Transit Oriented Development: Moving from Rhetoric to Reality. A Discussion Paper Prepared for The Brookings Institution 
Center on Urban and Metropolitan Policy and The Great American Station Foundation, June 2002.  
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Transit-Oriented Development Actors and Possible Goals 

 
Actor Possible Goals 
Transit Agency ◊ Maximize monetary return on land 

◊ Maximize ridership 
◊ Capture value in the long term 

Riders ◊ Create/maintain high level of parking 
◊ Improve transit service and station access 
◊ Increase mobility choices 
◊ Development convenient mix of uses near station 

Neighbors ◊ Maintain/increase property values 
◊ Minimize traffic impact 
◊ Increase mobility choices 
◊ Improve access to transit, services, jobs 
◊ Enhance neighborhood livability  
◊ Foster redevelopment  

Local Government ◊ Maximize tax revenues 
◊ Foster economic vitality  
◊ Please constituents 
◊ Redevelop underutilized land 

Federal Government ◊ Protect “public interest” and set limits on how federally funded 
investments can be used 

Developer/Lender ◊ Maximize return on investment 
◊ Minimize risk, complexity  
◊ Ensure value in long term 

Source: Belzer, Dena and Gerald Autler, Transit Oriented Development: Moving from Rhetoric to Reality, June 2002.  
 
 
Before physical planning of a TOD begins, a process for interagency coordination should be undertaken that 
identifies the desired goals of the project. For example, the local government, in cooperation with the transit agency 
or agencies, should identify a timeframe and process for initial goal setting, the involvement of the public, and the 
selection of any developer. Having a clear vision of the desired outcomes, the different goals of the actors, and the 
ways these goals may enhance each other if properly coordinated will help the TOD reach its potential and not fall 
short because of unexpected c onflicts or tension.  
 
 
Lack of Integration of Transit with the Surrounding Land Uses 
 
The multitude of actors in implementing a TOD and their sometimes disparate goals can make the integration of 
transit and land use extremely difficult. The issue of parking provides a clear illustration. For example, TODs are 
often designed to be pedestrian-friendly with a mix of uses to encourage alternatives to automobile travel for 
commuters, shoppers, and residents alike. However, this type of concentrated development is often in conflict with 
the tremendous pressure on transit agencies to provide ample parking for its riders. Parking can become a political, 
financial, and design issue, and the goal of providing adequate parking conflicts with many of the land related goals.   
 
In addition to the financial burden and its affects on the development program, parking and the associated access 
roads present a design issue, since it is difficult to accommodate large numbers of automobiles and create a 
pedestrian-friendly environment. Higher densities around transit stations will often be offset by high parking ratios, 
which can hinder TOD as a place utilizing it potential highest and best land uses.  
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While there is not a single correct way to balance these two roles – transportation and land use – achieving the best 
possible outcomes requires an understanding of the way in which this tension shapes projects and forces trade-offs. 
Creating a comprehensive parking strategy for a TOD project that includes comprehensive managem ent, in 
coordination with identified actors (local government, transit agency, etc.), can help strike the balance between 
transportation and land use. 
 
 
Greater Complexity and Higher Costs  
 
TOD requires synergy among many different actors, uses, and functions, but this synergy is often extremely difficult 
to achieve. As a result, TOD almost always involves more complexity, greater uncertainty, and higher costs than 
other forms of infill development. To be successful, TODs require all their component parts – transit system, station 
access routes (buses, cars, bicycles, and pedestrian), and the surrounding development – to interface with each 
other. However, the process (e.g. financial, physical) needed to link these parts together into a single well-functioning 
place remains complex.  
 
For example, TODs are inherently complex to financiers because of it characteristics that promote community 
livability – mixing of different uses such as retail, residential, and office, use of high quality design techniques that 
promote more pedestrian-friendly spaces, conserving open space and providing transportation alternatives. A TOD 
project that offers shopping and living options; for example, including multi-family residential on top of retail or 
providing pedestrian connections within and to nearby developments, is not well understood by investors and lenders 
who are unsure how these types of development projects would perform in the marketplace. As such, they are often 
hesitant to underwrite such developments and, instead, prefer to stick to a few standardized products that they know 
well from a financial performance point of view with known track records and predictability.  
 
In addition, TODs can cost more than traditional developments. TODs can involve substantial infrastructure 
investment needs that require extensive public investment. Usually several funding sources must be combined, 
requiring a “menu” of funding sources local governments can use to piece together a funding program. While some 
studies have shown increased demand and rent premiums near transit stations, construction costs rise, as well. Not 
only does urban land tend to be more expensive, so does multistory development that combines, for example, retail 
with housing. According to Art Lomenick, president of Workplace Urban Solutions in Dallas, the final construction 
cost can be as much as 50 percent more than that of a comparable suburban development.8 
 
 
 
Lack of an Overall Vision and a Streamlined Regulatory Environment 
 
The inherent complexity of a TOD and the need for synergy among many disparate elements requires the need for 
an overall vision and a streamlined regulatory structure in order to successfully implement a TOD. However, the 
development of a TOD typically occurs in a very fragmented regulatory and policy environment where there is often 
no comprehensive plan or vision.  
 
While TOD requires the coordination of many actors, local governments occupy the best position to create and 
sustain the vision necessary for TOD and to assist with critical aspects of the development process, such as 
entitlements, land assembly, investment in key infrastructure, and so on. Unfortunately, many local governments do 
not understand the benefits of planning or their role as facilitators in the process. In addition, developers stress the 
importance of a good plan for providing a predictable environment for development. Without such a plan, there is no 

                                                 
8 Holt, Nancy D. “Transit Villages Are Making a Comeback,” The Wall Street Journal, August 18, 2002. 
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guarantee that the community will accept the proposed development, or that there is any agreement on the future 
development of the area. This can result in delays or an increase in cost of predevelopment work.  
 
Sometimes, the two most important actors in the TOD process – transit agencies and local government – often fail to 
work together to establish a unified vision for TOD. In addition to the rail infrastructure usually funded by the transit 
agency or agencies, the local government can play a key role in land assembly by purchasing land, facilitating deals, 
providing infrastructure, or coordinating interaction among the different agencies. If the local government fails to take 
a leadership role in the station area development program, the project is unlikely to reach its full potential or be truly 
successful.  
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F3.  Transit-Oriented Development Case Studies 
 
TOD is development with compatible land uses that creates mixed use communities around transit stations. To better 
understand successful TOD and related policy implementation, several case studies of TODs in other locations 
around the nation are provided below. These case studies provide examples of transit-oriented development in 
communities similar to those found along the Burlington-Essex Rail Corridor, and, in addition to examining the types 
of projects developed, looks at station area planning and public/private partnerships undertaken to make the projects 
successful.  
 
 
South Orange and South Amboy, New Jersey  
 
The New Jersey Department of Transportation and NJ TRANSIT established an innovative TOD Program entitled the 
Transit Village Program whose goals are to spur economic development, urban revitalization and private-sector 
investment around passenger rail stations along the Hudson-Bergen rail system in New York/New Jersey. One of the 
important goals of this program is to promote good transit/land use planning and recognize and support those 
communities that are on the cutting edge of TOD. There are seven cities in the program, including Morristown, South 
Orange, South Amboy, Pleasantville, Riverside, Rutherford, and Rahway.  
 
The premise for this program  is based on the fact that land use decision making in New Jersey is vested in local 
municipalities; therefore; partnerships and incentives have been the ‘modus operandi’ to achieve implementation 
from the beginning. For example, there is an “on-call” technical assistance program where consultants are available 
to provide community planning services for areas within walking distance of transit stations to develop a vision of 
what should be and to move projects along in accordance with that vision. The NJ Transit’s board has authorized 
more than $1 million in assistance for local municipalities.  
 
The most advanced TOD in terms of completion is South Orange and South Amboy. The remaining cities have TODs 
that are either under construction or in planning phases. In South Orange, a new 200-unit apartment complex has 
been completed and is occupied one block from train station. In addition, there are two new apartment complexes 
under construction across the street from the station parking lot, one is 14 units and the other is 22 units. There is 
also a new arts center adjacent to train station along with retail space, including a Starbucks coffee shop. There are 
plans to convert an old small shopping center into a gourmet food store next to station as well.  
 
South Amboy, a small city comprising 1.5 square miles and 7,000 residents, has seen extensive redevelopment and 
revitalization in recent years transforming the city into a picturesque seaside village. The designation of the city as 
one of the sites for the “Transit Village” program made the city eligible for grants for road and infrastructure repair, 
train station renovation, and ferry service start up. In all, a total of $87 million in grant money, low-interest 
redevelopment loans and private investment have helped revitalize this area. Most recently, there are new 
apartments under construction adjacent to the rail station and a new school-library-theater complex along with 
condominium building for seniors is being planned. In addition, a parking garage is planned to be erected downtown 
with new retail and refurbishing of storefronts.  
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Mount Prospect, Arlington Heights, and La Grange, Illinois 
 
There is a significant amount of redevelopment going on around train stations in suburban towns on the Chicago 
METRA commuter rail line, including La Grange, Des Plaines, Mount Prospect, Arlington Heights, Palatine, Park 
Ridge, and Barrington. These communities have created a population base that attracts retailers, and are using tax 
increment financing to buy dilapidated buildings and to improve properties with environmental problems. Importantly, 
many of the crucial TOD elements cited by these communities is the importance of having a redevelopment plan in 
place – creating an environment where people want to come, whether to go out, to shop, or to live. These 
communities maintained that urban redevelopment can not be done a parcel-by-parcel basis.   
 
Mount Prospect, a suburban community 20 miles west of Chicago, has seen significant redevelopment around its 
train station in recent years. This has been facilitated in numerous ways, including the establishment of a TIF District 
and a strategic plan for the village’s central business district. According to the village’s director of community 
development, the city became a player in the redevelopment process, purchasing several sites, packaging parcels of 
land, supporting the restoration of older buildings, and seeking competitive bidding from developers. Over the last 
five years, the city has done about $10 million in improvements (spent on the streetscape and land acquisition) and 
$50 million has come from private developers. The largest development project is The Shops & Lofts at Village 
Centre, a mixed use development located on five acres across from the train station. The project includes 36 
residential condominiums above ground floor retail, including The Corner Bakery, Caribou Coffee, and Baja Fresh.  
 
Arlington Heights, a suburban town on the outskirts of Chicago, has invested significantly in TOD and tax increment 
financing to transform a vacant and blighted downtown into a vibrant area. The community has invested heavily in 
redevelopment creating public/private partnerships, initially in infrastructure and streetscape improvements, 
expanded green space, and parking garages. It has also opted to create population density, which allowed for the 
development of two large mixed use developments; one with 216 apartments and 14,000 square feet of retail space, 
and the other (200 Arlington Place), which features 414 apartments and 43,000 square feet of retail space. Major 
projects either in development or recently completed include a new $4.7 million train station; a $55 million, three-
acre, 13-story mixed use development called Arlington Town Square that brought the downtown its first and only 
movie theatre, condominiums, and a number of national and regional stores such as the Gap, Ann Taylor, and 
Starbucks; a $79 million, three building development of condominiums and some retail; and a performing arts center. 
To get a sense of how successful Arlington Height’s TOD has been, one of the blocks prior to redevelopment was 
generating $65,000 a year in property and sales taxes, but after redevelopment, the same block is estimated to 
generate $1.5 million.  
 
La Grange, located 15 miles west of Chicago, had a depressed downtown with a rail line running through it. In an 
effort to revitalize the downtown, the town created a TIF ordinance and development plan. The village used some of 
the TIF funds for infrastructure improvements, including sidewalks, lighting, street decorations, planters and bicycle 
racks. In addition, the town worked with several entrepreneurial restaurant owners to create a “restaurant row”. La 
Grange also acquired underutilized sites, which they parceled out to a private developer/partner, which resulted in 
condominium project near the train station. The village also had to address historic preservation issues as a large 
portion of the town is on the National Registrar of Historic Places. One of the most important considerations in 
redevelopment and approving a developer was that the town had final approval over what developers designed and 
built.  
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Englewood, Colorado  
 
The city of Englewood, located 10 miles south of Denver on the Regional Transportation District Central Corridor light 
rail line, is home to a large mixed use TOD called Englewood City Center. This “evolutionary” TOD project in the 
suburbs has been called a success story illustrating how perseverance and vision on the part of the city staff and 
courage on the part of elected officials can triumph over seemingly impossible odds.  
 
Located on the site of a failed shopping mall, this 50-acre TOD was a partnership between the city and developers 
that was four years in the making. The project features a two-acre public plaza facing the train station flanked on one 
side by residential above small retail stores. The other side is an old department store converted into a three-story 
civic center with a library, an art museum, and city offices. An arterial road separates the immediate station area from 
a row of medium -sized single-pad stores that together hold 350,000 square feet of space. Despite their size, the 
buildings front on the street, conforming to the grid that the city imposed over the mall area. The street grid also 
contains a Wal-Mart, which was placed in the TOD area to meet community’s demand for a major merchandising 
outlet and sales tax revenue. While local planners faced a challenge in trying to accommodate the large store and the 
ample parking they typically require, the store ultimately reduced its size to 130,000 square feet, than split its parking 
into two sections and lowering the parking requirement to 4.9 spaces per 1,000 square feet.  Importantly, the 
project’s gridded street design is walkable and shuttle service brings people between the train station and 
employment centers two miles to the east. 
 
The TOD area is also the site of Englewood’s highest-density residential development – 438 residential units in a 
three-story walkup format with units above small retail stores. This project part of a development called Alexan 
CityCenter, also features a 100,000 square foot, two-story building offering a mix of ground-level retail with office 
space above. The residential portion, all of which is for lease, has seen an influx of renters, mostly singles, older 
couples, and young couples without kids.  
 
While the light rail extension was seen as a catalyst for the development, it did not occur automatically. The city 
invested approximately $18 million in the area through its general fund and bonds to capitalize on the growing trend 
toward creating 24-hour places. The TOD principles followed in Englewood, with the project’s basic structure along 
with the street grid and transit accessibility has allowed density and building types to evolve over time.  
 
 
Maplewood, Missouri 
 
Maplewood, Missouri, just west of St. Louis, provides an example of how accessibility provided by a transit line 
stimulated significant planning for the station area, bringing possibilities for development to an inner-ring community 
that has been battered by the dominant metropolitan forces of recent decades. When the MetroLink light rail system 
reaches Maplewood from St. Louis in 2005, the line will not end in the town’s center, but instead will come to the 
edge of a large industrial park recently developed by the real estate arm of manufacturer Sunnen Products Company. 
The community and the company are planning to develop an adjacent 18 acres, putting residential on a parcel of 
land that Sunnen has assembled for years, including potentially a small conference center. The light rail will link the 
town to other large job bases in downtown St. Louis and the neighboring suburb of Clayton, an affluent community 
whose downtown has seen significant commercial and residential development in recent decades. 
TOD station planning for this area has resulted in significant collaboration between the public and private entities. As 
with other TOD sites, land assembly or single control of a large piec e of land is critical for Maplewood. The city 
established special zoning for the emerging industrial park and transit station district, creating shortcuts on the 
application procedures for multi-use and allowing flexibility on setbacks, building heights, and other requirements. In 
the TOD’s design criteria, which were distributed to potential partners at a developer’s forum, the community 
emphasized its support for an urban approach with high-rise residential space in mixed use structures.  
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According to the city manager of Maplewood, the revenues from the large structures will be required to support new 
infrastructure, but he believes that the site’s accessibility and Maplewood’s affordability will ultimately make the place 
successful. The city’s housing market has been revived in recent years, with young professionals coming into the 
community, attracted by the town’s proximity to job markets and housing prices that are lower than surrounding 
communities. The transit link is anticipated to leverage this trend, allowing the community to fulfill demand for 
condominium units in the $150,000 range. In all, the new transit line has given Maplewood the potential to become a 
key node in an emerging corridor of high-density centers, connecting downtown St. Louis through several suburban 
communities, ultimately terminating at the region’s main airport.  
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F4.  Burlington-Essex Rail Station Area TOD Opportunities 
 
Based on our evaluation of the Burlington-Essex Corridor and experience with transit-oriented developm ent, BBP 
Associates has identified key factors that influence the degree of concentrated development occurring at transit 
stations. These factors are based on local factors and the attributes of other successful TOD projects and include the 
following: 
 

◊ Existing Site Characteristics.  The transit station area can be characterized as either greenfield 
(undeveloped land), downtown (urban area, more transit-oriented), suburban (non-urban area, less 
transit-oriented), big box retail (concentration of large retail stores with significant parking), campus 
(cluster of commercial/institutional buildings), redevelopment (reinvestment of existing structures), or 
medical center (cluster of medical buildings) reflecting existing available development assets and 
potential investment restrictions 

 
◊ Accessibility. The transit station area is convenient and easy to travel to and from by a variety of 

modes, including pedestrians, bicycles, automobiles, and other transit. 
 

◊ Supportive Zoning/Land Use Controls and Design Standards. The transit station area has 
TOD supportive zoning and design standards, which encourages increased development densities, 
endorses mixed-use development, reduces parking requirements, reduces buildings setbacks, and is 
pedestrian-friendly. 

 
◊ Real Estate Market Conditions. Properties in station area sell well, have meaningful absorption 

rates and healthy lease rates 
 

◊ Probability of Residential/Commercial Development. The transit station area has the capacity 
to attract new or improved residential and/or commercial development 

 
◊ Major Attractions. The transit station area is proximate to major attractors that create a destination 

for riders or visitors. 
 

◊ Available Land for TOD. The transit station area has property available for development or 
redevelopment either through acquisition or land assembly.  

 
◊ Public Sector Investment / Support. The transit station area has public sector support and 

ongoing or proposed investment in place to support TODs (such as infrastructure). 
 

◊ Private Sector Investment / Support. The transit station area has private sector support and 
ongoing or proposed private development projects in place, which will support TOD. 

 
◊ Joint Development Potential. The opportunity exists for potential public/private joint development 

within identified sites within the transit station area.  
 
The following summarizes the TOD potential, based on these identified key factors, for the Barlow Street station area 
in Winooski, the Fort Ethan Allen station area in Colchester/Essex, and the Fairgrounds and “Wye” station areas in 
Essex Junction.  
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Barlow Street Station, Winooksi  
 
Existing Site Characteristics.  The proposed Barlow Street station is located in downtown Winooski within the 
Central Business District. The station area contains a variety of concentrated development uses, including 
commercial/retail, office, medium - to high-density residential, and municipal/government. The station area is the most 
densely populated station area along the rail line with 4,016 persons living within one-half mile of the station.  
 
Accessibility.  The transit station is accessible by all modes of travel. The proposed Barlow Street station is 
located on the rail right-of-way (ROW) between Barlow and East Streets on the south side of the tracks adjacent to a 
senior housing facility. The site is predominately open and flat. Access and circulation to the transit station would be 
from East Street, continuing west along the railroad ROW in a one-way loop, and exiting on to Barlow Street, a two-
way street.  
 
The transit station area is a dense urban environment with streets organized in a grid pattern. Sidewalks are present 
on most streets to facilitate pedestrian circulation. The station area is serviced by the Chittenden County 
Transportation Authority with a bus stop on East Allen Street at the Champlain Mill connecting Burlington to Essex 
Junction.  
 
Supportive Zoning/Land Use Controls and Design Standards.  Zoning with the transit station area is 
supportive of TOD.  Winooski’s Central Business District represents approximately 18 percent of the station area. 
The purpose of the CBD is to encourage commercial and high density residential uses. The Central Business District 
allows a maximum floor-area-ratio of 2.00 and a maximum permitted density of 60 dwelling units per acre (permitted 
conditionally). The maximum allowable height within the CBD is 60 feet. The General Commercial District (22 percent 
of station area), whose purpose is to encourage a variety of business and service activities, is located southwest of 
the station site. The General Commercial District allows a maximum floor-area-ratio of 1.00 and a maximum 
permitted density of 11.6 dwelling units per acre. In addition, 23 percent of the station area is zoned as Residential 
Medium Density (maximum permitted density of 11.6 dwelling units per acre), where two-family units and small 
office/retail are permitted uses. The remaining area is zoned for low density residential and public open space. 
Winooski’s Interim Land Development Regulations allows high density residential uses and includes parking 
regulations within the station area. 
 
Real Estate Market Conditions.   Current market conditions favor multi-family residential development. While 
Winooski has a number of multi-family apartment and condominium projects planned as part of the Winooski 
Redevelopment Project, there continues to be a strong regional demand and limited supply growth in the multi-family 
residential market. Residential demand, particularly rental demand, remains strong amidst a cool economy. While it is 
anticipated that the full impact of the job losses at IBM on the region’s housing market could be fairly significant in the 
near future, this move by IBM could help relieve the housing crunch in the county. 
 
The regional and local retail market, while strong, has begun to experience some imbalance due to increasing supply 
and decreasing demand has resulted in additional vacancies and lowering of rent levels. This imbalance is most 
dramatic in the suburbs. Winooski is not a major retail market in Chittenden County, comprising only 2.5 percent of 
the total square footage of retail space in the county. One of the primary retail spaces in Winooski, the Champlain 
Mill will soon to be vacant of all retail space as the City aims to “reposition” the mill as part of the Winooski 
Redevelopment Plan. As the economy struggles to right itself, it will continue to have a negative effect on consumer 
spending, which will affect the rate at which the new retail space is absorbed. Importantly, the IBM layoffs are 
expected not to dramatically alter the outlook of the retail market in Chittenden County. 
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The regional and local office market is not particularly strong. Winooski is not a major office market, comprising just 
1.6 percent of the total office supply in the county. The combination of the high vacancy level of office space, 
combined with the increase in new supply and cumulative impact of the recession, has weakened the current office 
market. It is anticipated that the office market is likely to see continued high vacanc y and limited demand/market 
activity for office space, particularly in suburban locations. 
 
Probability of Residential/Commercial Development.  The Barlow Street station area is the site of the city’s 
largest urban redevelopment project – the Winooski Redevelopment Plan – which proposes to concentrate a mixed 
use development on 21 acres. Essentially, this redevelopment project is a TOD and includes a mix of office, high 
density residential, retail, hospitality (hotel), and parking. The boundaries of this project include East Allen Street to 
the north, Main Street to the west, wetlands to the east, and the Winooski River to the south.  
 
The Winooski Redevelopment Plan, currently being undertaken by the Winooski Community Development 
Corporation, is a $165 million mixed use project to be constructed in three phases. Phase 1 call for a 1,100 space 
parking garage, two 110,000 square foot office buildings, and a building with retail on the ground floor and 100 
apartments units upstairs. Phase 2 includes a 250-room hotel and 500 additional apartments units along the 
Winooski River. Phase 3 includes 700 housing units and retail space. This development plans to “reposition” the 
Champlain Mill and remove the Marketplace shopping center. The aim of this project is to revitalize downtown 
Winooski as a place to live, work and play; recreate a traditional urban environment, with focus on pedestrian-friendly 
design; maintain public rights-of-way along all points of the riverfront; and to use much needed housing to catalyze 
the creation of basic service retail for all residents. 
 
Major Attractions.  The Barlow Street station area is in the heart of downtown Winooski and includes several 
notable attractions. This includes the Champlain Mill, a retail/office center located at the site of one of the city’s 
original textile mills and features apparel and gift shops and a restaurant, in addition to office space. The area is part 
of the Winooski Redevelopment Plan, a major investment that would include a new hotel and over 1,100 
residential units, in addition to retail space, office space, and a parking garage.  
 
Available Land for TOD.  The goal of a TOD plan of this station area is to support and reinforce the Winooski 
Redevelopment Plan (WRP) project, which is located in the station area and is essentially a TOD. The best 
opportunity for future additional TOD development, in addition to the WRP, would be a wedge shaped area 
surrounding the station area bounded by East Allen Street (Route 15), mid-block between Main Street and Weaver 
Street, and East Spring Street. In addition, this area includes several residential parcels to the south of East Allen 
Street that are not included in the Winooski Redevelopment Plan. Overall, the “wedge” contains several underutilized 
uses, which may represent a good redevelopment opportunity for a TOD.  
 
Based on our reconnaissance of the station area, there are several underutilized parcels located within one-half mile 
of the proposed station location that are not part of the WRP and represent infill redevelopment opportunities that 
would take advantage of prevailing market conditions and encourage transit-oriented development. These parcels 
are located south of the rail ROW in an area bounded by Weaver Street on the west, East Spring Street to the east, 
and East Allen Street (Route 15) to the south in an area referred to as the “wedge”. 
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The following table summarizes the existing uses, location, and size of these potential redevelopment opportunity 
sites for transit-oriented infill development:    
 
 
Site Existing Use Location Size 

(acres) 
#1 Vacant bank and City Hall1 Area in the block bounded by Main Street, Allen Street, Weaver Street, and the 

rail ROW  
1.29 

#2 Underutilized commercial uses 
(e.g. fuel/oil company) 

Area in the northeast quadrant of the block bounded by Main Street, Barlow 
Street, Allen Street, and the rail ROW 

0.81 

#3 Contractors yard Area in the northeast quadrant of the block bounded by Barlow Street, Allen 
Street, East Street, and the rail ROW.  

0.43 

#4 Underutilized commercial uses 
(e.g. beverage warehouse) 

Area in the “wedge” bounded by East Street, Allen Street, and the rail ROW 1.9 

#5 Four aging single family 
residences2  

Area south of Allen Street between East Street and the intersection of Allen 
Street and Spring Street  

1.4 

1 The City might consider relocating to the WRP site, thereby creating a larger block of land for redevelopment 
2 Identified by the Winooski Community Development Corporation as potential redevelopment opportunities 
 
Based on our market analysis and transit-oriented development potential, we recommend a prototypical development 
program consisting three-story multi-family residential with ground floor retail and a combination of covered and 
surface parking at a rate of 1.2 spaces per unit. An alternative to this mixed use development program would be to 
have all multi-family residential. This would depend on the general site characteristics/lay out and market conditions. 
This general development program would be applicable to those underutilized land parc els identified above that are 
located within the Barlow Street station area. The specific development and land use attributes for this prototypical 
small parcel development program consists of the following: 
 
Land Use Characteristics 
60 percent site coverage 
40 percent circulation, open space/parking 
Floor-area-ratio (FAR) of 1.8 
Mixed Residential density up to 44 dwelling units per acre and pure residential density up to 52 dwelling units per 
acre 
 
Development Characteristics (prototypical one acre site) 
Three-story structure (total of 78,460 square feet or 26,136 square feet per floor, including 13,068 square feet of 
covered parking) 
Ground floor residential (13,068 square feet) or retail (80% efficiency of ground floor retail space, or 10,454 square 
feet, with depths of no more than 60 feet) 
Ground floor surface parking partially under building (44-52 spaces for residential, 40 covered spaces, 1.2 spaces 
per unit) 
Two upper floors of multi-family residential (80% of enclosed space or 52,320 square feet) 
Each residential unit averages 1,200 square feet (gross) 
Total of 44 dwelling units and 10,454 square feet commercial mixed use or 52 dwelling units all residential 
1.2 parking spaces per dwelling unit 
Forty percent of site or 14,424 square feet for additional parking (1,300 to 3,900 square feet), circulation and open 
space 
 
This prototypical development program allows for a maximum residential density (up to 52 dwelling units per acre), a 
maximum allowable height (three stories or 36 feet), and a FAR of 1.8 that is within the density, height, and FAR 
restrictions prescribed in the city’s zoning code. Presently, the City of Winooski allows for a maximum residential 
density of 60 dwelling units per acre, a maximum height of 60 feet, and a maximum FAR of 2.00 within the Central 
Business District.  
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Public Sector Investment/Support.  The proposed Barlow Street station area has public sector support and the 
potential for ongoing or proposed investment to support operations (such as infrastructure). For example, in 2000, the 
Vermont Legislature passed special legislation designating Winooski as a Tax Increment Financing (TIF) District for 
the Winooski Redevelopment Plan which allows the city to recapture state tax revenue to finance the development. 
This Tax Increment Finance District covers the entire city of Winooski, including the wedge-shaped TOD area. 
Essentially, the TIF District allows Winooski to float 20-year bonds to pay for the project's infrastructure. Then for the 
next 20 years, Winooski will be allowed to use 95 percent of the new "education" property taxes generated by the 
development, and all the new municipal property taxes, to pay off the bonds. In addition, the state’s transportation 
capital bill allocated $1.45 million in transportation funds for the river walk part of project. In all, it is estimated that 
about $40 million in public funds will be used for the redevelopment project for development of infrastructure; sewers, 
parking, lighting, road improvements, and the like.  
 
Private Sector Investment/Support.  The proposed Barlow Street station area has private sector investment 
and support. As described, this area is the location of the Winooski Redevelopment Plan, one of the largest 
redevelopment projects ever to be constructed in the city. This $165 million project is being led by the Winooski 
Community Development Corporation. It is anticipated that the development, once completed, will include a 1,100 
space parking garage, two 110,000 square foot office buildings, and 1,300 residential units, including a mix of 
apartments and condominiums. In addition there plans to be a 250-room hotel and a modest volume of retail space. 
 
Joint Development Potential.  The proposed Barlow Street station area has the potential for public/private joint 
development. Aside from the Winooski Redevelopment Plan which is a massive joint development project ($40 
million of the anticipated $165 million cost is from public funds), any future redevelopment within the station area, 
which is within the City’s Tax Increment Finance District, has the potential to use tax increment financing to help 
finance part of the project’s construction cost.  
 
In addition, any proposed transit facility at the Barlow Street station is eligible for federal transit funding. There would 
be operating cost efficiencies/sharing and capital cost efficiencies/sharing among the public and private development 
sectors as part of the transit facility project. For example, the private sector would be encouraged by sharing in the 
potential cost savings and enhanced net revenue of the project. Operating costs could be reduced through the joint 
operation and management of the public and private sector elements (e.g. retail, residential, office) of the facility with 
the public sector assuming many of its normal public safety, maintenance and operational responsibilities.  
 
 
Fort Ethan Allen Station, Colchester/Essex 
 
Existing Site Characteristics.  The proposed Fort Ethan Allen station is located in an area that can be 
characterized as campus/institutional and mixed use commercial/residential/industrial. The area contains some of 
Chittenden County’s major institutional and medical uses, including St. Michael’s College, Fletcher Allen Health Care 
– Fanny Allen Campus, Fort Ethan Allen, and Camp Johnson. In addition, a portion of the area is undeveloped, 
located within the Winooski River 100-year floodplain. 
 
Fort Ethan Allen, a historic complex of buildings providing for commercial, industrial, institutional, and residential 
uses, is under ownership of St. Michael’s College, the University of Vermont, and individual private land holders. 
Camp Johnson is federally owned and provides training and administrative activities for the Vermont National Guard.  
 
Accessibility.  The transit station site is located off of Woodside Drive, south of College Parkway (Route 15), in a 
cut section of hillside above the Winooski River Floodplain. Woodside Drive is a two-lane, two-way road connecting 
Route 15 with the Woodside Recreation Area and with a state facility. The Fort Ethan Allen station site would allow 
for pedestrian and bicycle access from the Fort Ethan Allen area, for shuttle bus service from St. Michael’s College 
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and Fanny Allen Campus, and for CCTA feeder buses. The station area is presently serviced by the Chittenden 
County Transportation Authority with a bus stop on College Parkway at St. Michael’s College and Fort Ethan Allen 
connecting Burlington to Essex Junction.  
 
Pedestrian enhancements would be necessary for access to and from the station site. This includes providing 
pedestrian access from Fort Ethan Allen in the form of cross walks and pedestrian phases at the intersection of 
Barnes Road, Woodside Drive, and College Parkway that do not currently exist. Additional pedestrian enhancements 
include providing a continuous curbed sidewalk along Woodside Drive from College Parkway to access the station. In 
addition, bus access to the site would need to be provided. This access is proposed to be from College Parkway 
down Woodside Drive to a turn around, then up Woodside Drive to unload and load passengers, and continue out on 
to College Parkway.  
 
Supportive Zoning/Land Use Controls and Design Standards.  Zoning within the transit station area in 
Colchester is generally supportive of TOD. Within the station area, 39 percent is designated as General Development 
2 and 15 percent is designated as General Development 1. Both districts allow single family and multi-family 
residential uses, including compatible commercial uses. By-right permitted uses that are TOD friendly within General 
Development 2 include multi-family residential (up to 10 dwelling units per acre), retail, and restaurants. By-right 
permitted uses that are TOD friendly within General Development 1 include duplexes (up to 5.8 dwelling units per 
acre), multi-family residential (up to 4.36 dwelling units per acre), and rooming houses. According to the Town of 
Colchester 2002 Master Plan, the Fort Ethan Allen area has been designated as a Village Mixed Use on the town’s 
Future Land Use Map, where the plan cited the campus/institutional character of the area as important and should be 
enhanced, as well as, the mixed use character of Fort Ethan Allen. A quarter of the transit station area is located in 
the Winooski River floodplain, with very limited development opportunity. 
 
Real Estate Market Conditions.  Current market conditions favor multi-family residential development. There 
continues to be a strong regional demand and limited supply growth in the multi-family residential market. In 
particular, demand for rental housing remains strong due to increasing housing costs in the region. While it is 
anticipated that the full impact of the job losses at IBM on the region’s housing market could be fairly significant in the 
near future, this move by IBM could help relieve the housing crunch in the county. 
 
The regional and local retail market, while strong, has begun to experience some imbalance due to increasing supply 
and decreasing demand has resulted in additional vacancies and lowering of rent levels. This imbalance is most 
dramatic in the suburbs, including Colchester which has seven percent of the total retail space in the county. 
Colchester’s retail market, comprised primarily of neighborhood retail services, as well as one big box retailer 
(Costco), has seen its vacancy rate increase slightly in the last year as in most other suburban submarkets. As the 
economy struggles to right itself, it will continue to have a negative effect on consumer spending, which will affect the 
rate at which the new retail space is absorbed. Importantly, the IBM layoffs are expected not to dramatically alter the 
outlook of the retail market in Chittenden County. 
 
The regional and local office market is not particularly strong. The combination of the high vacancy level of office 
space, combined with the increase in new supply and cumulative impact of the recession, has weakened the office 
market. Colchester has the fourth largest office market in the county, representing 15 percent of the total office 
supply in the county, and had the highest reported office vacancy at year-end 2001. It is anticipated that the office 
market in Colchester as in other local markets is likely to see continued high vacancy and limited demand/market 
activity for office space.  
 
Probability of Residential/Commercial Development.  The potential for future residential and commercial 
development within the station area is limited. The station area includes a variety of institutional and military uses 
(Camp Johnson, Fort Ethan Allen, and St. Michael’s College) that essentially contain land unavailable for residential 
or commercial development.  
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Camp Johnson, which is presently under federal ownership and contains a significant amount of vacant land, is 
viewed by the Town of Colchester as a prime area for industrial development should the land ever be transferred 
from federal ownership due to its proximity to Route 15 and Exit 16 transportation hubs. The Town of Colchester (per 
the 2002 Draft Master Plan) recommends extensive planning for any redevelopment of the site should the Camp 
ever be transferred from federal ownership. 
Fort Ethan Allen, a complex of commercial, industrial, institutional and residential uses, has seen redevelopment 
continue in the area over the past 25 years and is essentially built out. The Parade Grounds, a substantial amount of 
green space facing College Parkway in front of the Officers Row condominiums, has had the development rights 
taken out of it and is unavailable for development according to the Colchester Community Development Corporation.  
 
The station area also contains a substantial amount of undeveloped land south of the proposed station location, but 
this area is owned/controlled by the Winooski Valley Park District, the State of Vermont, and St. Michael’s College 
and is located within the Winooski River 100-year floodplain making it unavailable for any type of development. In 
addition, the station area, as well as the rest of Colchester, has limited sewer capacity with no treatment facilities in 
the town (i.e. waste has to be transported to Burlington).  
 
Furthermore, while the Town of Colchester purports itself primarily as a residential community, the Colchester 2002 
Draft Master Plan reports that any future commercial development should be concentrated in designated “local 
growth centers”, including Exit 16, Exit 17, and Severance Corners.  
 
Major Attractions.  The Fort Ethan Allen station area is nearby to several large institutional/educational centers. 
This includes the Fletcher Allen Health Care – Fanny Allen Campus and St. Michael’s College. The Fanny Allen 
Campus is one of three main campuses for Fletcher Allen Health Care, which employs more than 5,800. The Fanny 
Allen Campus, originally a hospital, is a combined outpatient treatment center and rehabilitation facility and features 
services such as outpatient surgery, walk in emergency care, speech therapy, physical therapy and occupational 
therapy are provided. St. Michael’s College, located on the eastern fringe of the station area, is a 1,900 student 
private, liberal arts college offering more than 30 undergraduate and graduate degrees. 90 percent of students live on 
campus. The campus comprises 440 acres.  
 
Available Land for TOD.  The shared vision for the Fort Ethan Allen station area is to create a vibrant mixed use 
development with seven day a week activity. This is in line with the Town of Colchester 2002 Master Plan, which 
designates the Fort Ethan Allen area as a Village Mixed Use on the future land use map. It is important to protect 
the historic character of the Fort Ethan Allen area in the redevelopment process. Some of the themes included in this 
vision are an expanded venue for theater, an ice hockey arena, and other facilities that serve as community gathering 
spaces. The area is a strong candidate for residential development with supporting retail use, along with a long term 
goal of an intermodal center. 
 
While there is a vision to create a mixed use community within the station area, there is limited land available for 
potential redevelopment because of nearby institutional/military uses, land unavailable for development (e.g. the 
Parade Grounds), and environmental issues such as a floodplain and unsuitable land for development. While Fort 
Ethan Allen itself is essentially built out, there are three parcels that represent strong candidates for multi-family 
residential development, as well as, one parcel that would be the location for an intermodal transportation center with 
structured parking and a community gathering place. The following describes the prototypical development program 
for this intermodal center development site and multi-family residential development sites.   
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Site #1 
This site, located along the south side of Route 15 in the vicinity of Barnes Road, contains existing green space 
owned by St. Michael’s College. This would be the site of the proposed intermodal center that would include an 
intermodal facility, train and bus access and circulation, structured parking, and a community gathering place such as 
a conference center, auditorium, recreation, or a “specialty niche” type movie theatre (e.g. arts cinema). The 
facility/parking garage would be constructed into the hillside that descends to the rail line in a way that does not 
adversely impact views from College Parkway over the Winooski River Valley. This is an important consideration as 
the Town of Colchester recommends that there be no development on top of the intermodal facility/structured parking 
to preserve these views. The top of the intermodal facility could, however, possibly be utilized for outdoor sports, 
recreation, or entertainment use taking advantage of the transit access and shared parking opportunities.  
 
Based on our analysis of the site and transit-oriented development opportunities, the specific land use and 
development characteristics for this development program would consist of the following: 
 
Land Use Characteristics 
Site size of 5.13 acres 
Active recreation opportunities on top of structure such as soccer/baseball fields, outdoor concert stage, outdoor 
hockey rink, structured am phitheatre 
 
Development Characteristics 
Three-level combined intermodal facility, community gathering place, and structured parking constructed into hillside 
with “green” design (i.e. grass on top of structure facing Route 15) 
1,300 parking spaces to serve the transit needs and as consolidated parking facility to serve various area institutions 
(college, hospital, university, etc.) 
 
In addition, there are three additional parcels located within the proposed station area that represent strong 
candidates for redevelopment. These sites include the following: 
 
Site #2 
This site, comprising 4.5 acres, is located off of Vermont National Guard Road and is the present home of 
Westbury Park mobile home park which contains over 250 mobile homes. It is important to note that 
any type of redevelopment would involve substantial public input and adequate relocation opportunities 
for existing residents.  

 
Site #3 
This site, comprising 4.1 acres, contains several underutilized commercial uses along College Parkway 
south of Vermont National Guard Road and across from Fletcher Allen Health Care Fanny Allen Campus. 
The land ownership within this site is marginal and St. Michael’s College has the right of first refusal  
(i.e. they have the right to buy the land before anyone else). Because of the significant frontage on College Parkway, 
this site has potential for commercial/retail development facing the roadway. We would assume a modest amount of 
commercial/retail space (one story buildings at a FAR of 0.25 with five parking spac es per 1,000 square feet of 
development).  
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Site #4 
This site, comprising 10.9 acres, is the present home to the Vermont Department of Transportation 
District 5 Maintenance Facility located off of Barnes Road on the north side of Route 15 west of Fort Ethan Allen. 
This site is a natural connection to the transit station and could the location of a village center of the Fort.  
 
Based on our market analysis and transit-oriented development potential, we recommend a prototypical development 
program for these sites within the Fort Ethan Allen station area that includes multi-family residential development, as 
well as, supporting retail development where applicable. The degree to which retail development should be 
incorporated within the site will depend on those parcels with street frontage. In addition, the larger sites can 
accommodate a range of housing types from higher density, small lot single family housing (e.g. six dwelling units per 
acre), medium density townhomes (10 to 20 dwelling units per acre), and higher density apartments and 
condominiums (up to 66 dwelling units per acre). This recommended development program consists of market rate 
housing with a defined component of moderate/affordable housing. The land use and development characteristics for 
this prototypical development program consists of the following: 
 
Land Use Characteristics 
60 percent site coverage 
40 percent circulation, open space/parks 
Floor-area-ratio (FAR) of 2.4 
Residential density up to 66 dwelling units per acre 
 
Development Characteristics (prototypical one acre site) 
Four-story structure (total of 104,640 square feet or 26,160 square feet per floor) 
Structured parking in “donut” or “U” surrounded by each floor of residential  
Average of 15.4 dwelling units per floor  
Each dwelling unit averages 1,200 square feet and would be accompanied by 1.5 parking spaces or 488 square feet 
of structured parking per dwelling unit 
 
Public Sector Investment/Support.  The proposed Fort Ethan Allen station area has public sector support and 
appears to have the potential for proposed investment to support operations (such as infrastructure). For example, 
the Fort Ethan Allen area has been designated as a Village Mixed Use on the town of Colchester’s Future Land 
Use Map, where the plan cited the campus/institutional character of the area as important and should be enhanced, 
as well as, the mixed use character of Fort Ethan Allen. In addition, major public and institutional stakeholders have 
had ongoing discussions regarding redevelopment opportunities within the station area.  
 
Private Sector Investment/Support.  The proposed Fort Ethan Allen station area has had ongoing private sector 
investment and support. For example, Fort Ethan Allen has seen revitalization going on in the area over the past 25 
years where it has been in transformed into a mixed use area with residential, institutional, and commercial uses. The 
degree of future private sector investment will depend to a certain degree on direction and support by the public 
sector, including the loc al government and institutions (who own much of the land within the station area). Having a 
vision and plan for the area will help catalyze reinvestment in the area, including securing the necessary private 
sector investment and support.  
 
Joint Development Potential.  The proposed Fort Ethan Allen station area has the potential for public/private 
joint development. For example, a proposed intermodal transit facility at the Fort Ethan Allen station is eligible for 
federal transit funding. The Fort Ethan Allen Station in its proposed location off of Woodside Drive allows access by 
pedestrian, bicycle, kiss and ride, and bus, but does not provide much needed park and ride facilities. The long term 
goal for parking facilities is to consider using land owned by St. Michael’s College along the south side of Route 15 in 
the vicinity of Barnes Road in a possible future joint development or public/private partnership opportunity. An 
intermodal facility on this site offering train and bus access, parking, and possibly retail in a way that serves the 
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regional commuter and the Fort Ethan Allen resident could be constructed into the hillside that descends to the rail 
line in a way that does not adversely impact views from College Parkway over the Winooski River Valley. There could 
be operating cost efficiencies/sharing and capital cost efficiencies/sharing among the public and private development 
sectors as part of the intermodal transit center project. For example, the private sector would be encouraged by 
sharing in the potential cost savings and enhanced net revenue of the project. Operating costs could be reduced 
through the joint operation and management of the public and private sector elements (e.g. retail, residential, office) 
of the facility with the public sector assuming many of its normal public safety, maintenance and operational 
responsibilities.  
 
 
Fairgrounds Station, Essex Junction  
 
Existing Site Characteristics.  The proposed Fairgrounds station would be located at the rear of A&P Shopping 
Center on Pearl Street (Route 15) along the rail ROW. The station area contains a mix of uses, including medium 
density residential, commercial/retail along the Pearl Street corridor, and a large gathering place (Champlain Valley 
Exposition). The dense residential is primarily located on the south side of the railroad, with a small amount north of 
Pearl Street. The station area also includes two large shopping centers along the Pearl Street commercial corridor, 
the A&P Shopping Center and the Essex Junction Shopping Center, along with a number of free-standing retail, 
commercial, and office properties. The Champlain Valley Exposition is a year around exhibition facility hosting a 
number of activities with more than 450,000 visitors annually.  
 
Accessibility.  The proposed Fairgrounds station would serve the residential neighborhood surrounding West 
Street and the commercial strip along Route 15/Pearl Street, future bike path users, and visitors to the Champlain 
Valley Exposition. Located on the northside of the tracks behind the A&P Shopping Center, the station area is easily 
accessible from Route 15 and offers parking for approximately 65 automobiles and layover area for feeder buses.  
 
Access to the station for vehicles and feeder buses will be from Route 15, through the shopping center driveway, and 
along an internal circulation system to the back of the parcel along which the railroad ROW runs for the entire length. 
One bus feeder route would serve the Fairgrounds station. This route would serve the employment centers along 
Route 15 between the station and Susie Wilson Road, along Susie Wilson Road, and along Kellogg Road. It would 
also serve the residential areas east and west of Susie Wilson Road, including some areas of dense housing off 
Kellogg Road.  
 
Supportive Zoning/Land Use Controls and Design Standards.  Zoning with the transit station area is 
generally supportive of TOD. Nearly 50 percent of the area is zoned as Residential 2, which allows multi-family 
residential by-right (maximum permitted density of 5.8 dwelling units per acre). In addition, the Pearl Street corridor 
lies within the Heavy Commercial (or HC) zoning district. The purpose of the HC district is to provide areas for retail, 
wholesale, commercial, service and professional businesses while minimizing negative impacts due to traffic. By-right 
permitted uses include multi-family residential (up to 4.36 dwelling units per acre), bank, business service, church, 
restaurant, retail and offices. The HC district permits 65 percent to 80 percent lot coverage, with the latter requiring a 
special allowance by the Planning Commission. Maximum height within the HC zone is 6 stories or 72 feet. Parking 
requirements vary by land use and range from 20 spaces per 1,000 square feet of space for restaurants to 1 space 
per hotel room or 0.5 spaces per elderly residential unit.  
 
Real Estate Market Conditions.  Current market conditions favor multi-family residential development. While the 
Village has a number of multi-family apartment and condominium projects planned or underway, there continues to 
be a strong regional demand and limited supply growth in the multi-family residential market. Residential demand, 
particularly rental demand, remains strong amidst a cool economy. While it is anticipated that the full impact of the 
job losses at IBM on the region’s housing market could be fairly significant in the near future, this move by IBM could 
help relieve the housing crunch in the county. 
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The regional and local retail market, while strong, has begun to experience some imbalance due to increasing supply 
and decreasing demand has resulted in additional vacancies and lowering of rent levels. This imbalance is most 
dramatic in the suburbs. With nearly 9 percent of the retail inventory in the county, the Village of Essex Junction is 
not considered a major retail destination in the area, and consists primarily of neighborhood services-oriented retail. 
As the economy struggles to right itself, it will continue to have a negative effect on consumer spending, which will 
affect the rate at which the new retail space is absorbed. Importantly, the IBM layoffs are expected not to dramatically 
alter the outlook of the retail market in Chittenden County. 
 
The regional and local office market is not particularly strong. Essex Junction is not a major office market, comprising 
just 2.4 percent of the total office supply in the county. The combination of the high vacancy level of office space, 
combined with the increase in new supply and cumulative impact of the recession, has weakened the office market. It 
is anticipated that the office market is likely to see continued high vacancy and limited demand/market activity for 
office space, particularly in suburban locations. 
 
Probability of Residential/Commercial Development.  The station area has several parcels that could be 
(re)developed to support residential and/or commercial development. For example, the area is experiencing new 
multi-family residential development. The most notable is Highland Village, a 77-unit condominium project on Pearl 
Street (on the site of the former Essex Motor Inn). In addition, the 114,000 square foot A&P Shopping Center lost its 
anchor tenant when the A&P’s lease expired in October 2002. To date, Hannaford Brothers, Inc., the owner of the 
A&P Shopping Center site, has not disclosed plans for the shopping center once the A&P lease expires. There is the 
potential for residential and/or commercial (re)development depending on the decision by Hannaford Brothers 
regarding the A&P Shopping Center.  
 
Major Attractions.  The proposed Fairgrounds station is located across the street from the Champlain Valley 
Exposition (also known as the Fairgrounds), one of Vermont's largest tourist attractions with over 450,000 visitors per 
year. Located off of Pearl Street (Route 15), the 125-acre Exposition puts on over 40 events annually, including 
numerous rock, country and family concerts and the annual Champlain Valley Fair – the largest county fair in 
Vermont. The Exposition features over 55,500 square feet of exhibition space to promote trade and consumer shows 
and other special events, including the recently constructed the Robert E. Miller Expo Center, a 34,000 square feet 
exhibition hall. The annual estimated economic impact of the Exposition is $30 million. According to the General 
Manager of the Champlain Valley Exposition, the master plan for the fairgrounds includes a new 6,000- to 8,000-seat 
civic center/arena, relocating the agricultural complex to the back of facility, and improving its Pearl Street frontage 
over time.  
 
Available Land for TOD.  The Village of Essex Junction’s Master Plan and Economic Development 
Strategy for the Business Districts prepared by RKG Associates, Inc. examined (re)development 
opportunities around the proposed Fairgrounds transit station and has identified the A&P Shopping Center 
on Pearl Street as the primary site for redevelopment. The Master Plan also identified the site of the Essex 
Motor Inn at 65 Pearl Street has a possible redevelopment site, but as noted in the plan, this site is already 
occupied by a new 77-unit condominium complex. A condominium development at this location generates 
additional market support for other businesses along the Pearl Street corridor and is an appropriate use of 
the site.       
 
At roughly 8.6 acres, the A&P Shopping Center is the largest commercial parcel on Pearl Street, other than the 
Champlain Valley Exposition itself, and has the physical capacity to introduce a major redevelopment to the corridor. 
The parcel is located within walking distance of the Champlain Valley Exposition along one of the busiest roads in the 
region (Route 15) and has the potential to provide the types of support services that can both support and benefit 
from event traffic as well as from the surrounding neighborhoods.  
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The Village of Essex Junction’s Master Plan and Economic Development Strategy for the Business Districts 
proposed 7 alternatives for redevelopment for the A&P Shopping Center site, ranging from 91,000 to 138,000 square 
feet, with uses such as a hotel, retail/services/general office, restaurant, senior housing, medical/office, garden 
apartments, post office, bank, and rail station. The consultant recommended demolition and redevelopment of the 
entire parcel to create the type of substantial economic impact that would increase values and spur investment along 
the Pearl Street corridor. In particular, the consultant recommended “Alternative F” as the preferred alternative after 
consideration of a number of factors. This alternative includes a 47,000 square foot hotel (70 rooms and a six-story 
building), a 50,000 square foot senior housing facility, 17,600 square feet of mixed retail, a 6,000 square foot medical 
office building, a 5,500 square foot free standing restaurant, a 4,000 square foot free standing bank (with drive 
through facilities), and a two-story 8,000 square foot post office and office building.   
 
We concur with the consultant’s recommendation that redeveloping the entire A&P Shopping Center site would be 
the most ideal approach for the site and would serve as an economic catalyst for the Pearl Street corridor. 
Furthermore, the redevelopment of this site into a mixed use community with multi-family residential, retail, office, 
business services, and a lodging facility as described in the consultant’s preferred alternative would create an 
environment supportive of transit.  
 
Public Sector Investment/Support.  The Village of Essex Junction and its public stakeholders have been 
actively involved in discussions regarding redevelopment within this station area, particularly at the identified 
redevelopment site – the A&P Shopping Center, and have expressed interest in supporting redevelopment at this 
location. They have recognized that this site is underutilized and there are opportunities for redevelopment. In 
addition, there are a variety of potential public sector support efforts that could be explored, including the 
establishment of a Tax Increment Finance District through the Vermont Economic Progress Council where tax 
revenues generated by growth in the state education grand list located in the TIF district may be used for interest and 
principal repayment on bonded debt. In addition, the Vermont Economic Development Authority has a direct loan 
program designed to finance the establishment or expansion of ‘eligible facilities’ (such as a hotel or visitor complex). 
Funds may be used for the purchase of land, the purchase or construction (including renovation) of buildings. These 
public funding opportunities, combined with private sector development, represent potential joint development 
opportunities.  
 
Private Sector Investment/Support.  Private sector support and investment at the proposed A&P Shopping 
Center, the identified primary redevelopment opportunity within this station area, will depend to a great extent on 
what the property owner plans to do. In addition, the Champlain Valley Exposition, which brings more than 400,000 
visitors to this area, has been actively involved in discussions regarding redevelopment within this station area.  
 
Joint Development Potential.  The proposed Fairgrounds station area has the potential for public/private joint 
development. For example, a proposed transit facility at the Fairgrounds station is eligible for federal transit funding. 
In addition, there could be operating cost efficiencies/sharing and capital cost efficiencies/sharing among the public 
and private development sectors as part of the transit facility and immediate surroundings as part of a potential mixed 
use development. The private sector would be encouraged by sharing in the potential cost savings and enhanced net 
revenue of the project. Operating costs could be reduced through the joint operation and management of the public 
and private sector elements (e.g. retail, residential, office) of the facility with the public sector assuming many of its 
normal public safety, maintenance and operational responsibilities.  
 
 
“Wye” Station, Essex Junction  
 
Existing Site Characteristics.  The proposed “Wye” station is located off of Park Street, along the bottom leg 
(east-west portion of track) of the Essex Junction “Wye” in the railroad ROW and adjacent to the New England 
Culinary Institute residential campus. The station area is within the Five Corners area, which boasts a true village 
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character with its existing architecture, interesting detail, and mix of businesses and residential. The Five Corners 
area forms the Village Business District at the crossroads of Vermont routes 117, 15 and 2A. Civic buildings, 
including the Village’s municipal offices, the library, fire station, two major banks, as well as a restaurant/inn are the 
major land uses surrounding this intersection. Additional retail and office uses, as well as, several well-maintained 
medium and high density residential neighborhoods round out this station area. This established and identifiable 
community center, anchored by the Village’s civic buildings, surrounded by commercial space and residential 
neighborhoods, is described as a “regional growth center” in the Twenty Year Vision for Transportation for 
Chittenden County.  
 
Accessibility.  The proposed “Wye” station would serve downtown Essex Junction and due to the “village 
character” is easily accessible for all modes of travel, including pedestrians, bicycles, other public transit, and 
automobiles. The location of the station is visible from Park Street, and ease of pedestrian and bicycle access is 
provided from the New England Culinary Institute campus and other parts of the Village. Parking and circulation for 
45 vehicles would be provided within the rail ROW. Bus access would be provided by bus stops along Park Street 
located near pedestrian crosswalks. In addition, the AMTRAK station at Central Street and Railroad Avenue is 
located within the “Wye” Station area.9 This station also serves as a transfer point for buses serving Burlington, 
Essex Junction and Essex Town. Two bus routes would provide access to the “Wye” Station, one circling through 
Essex and the other serving employment and residential areas between Five Corners and Williston.  
 
Supportive Zoning/Land Use Controls and Design Standards.  Zoning with the transit station area is 
supportive of TOD. Most of the station area is located within the Village Center (VC) zoning district. The purpose of 
the VC district is to provide for a compact commercial center, with a mix of commercial, public, cultural and 
residential uses. By-right permitted uses include multi-family residential (by site plan review), bank, church, 
professional office, retail and school. This district is “to allow as new structures only those structures which are 
designed and constructed to be visually compatible with and similar to existing structures.”  Any new 
development requires Village Center Special Review procedures by the Planning Commission. The Commission 
undertakes a special review, as part of the site plan review, of any construction, reconstruction, or exterior 
altercation. Lot coverage allowances within the VC district are those allowed per site plan review. There are no 
minimum parking requirements for the VC district. The maximum allowable height within the VC district is 6 stories or 
72 feet.  
 
Real Estate Market Conditions.  Current market conditions favor multi-family residential development. While the 
Village has a number of multi-family apartment and condominium projects planned or underway, there continues to 
be a strong regional demand and limited supply growth in the multi-family residential market. Residential demand, 
particularly rental demand, remains strong amidst a cool economy. While it is anticipated that the full impact of the 
job losses at IBM on the region’s housing market could be fairly significant in the near future, this move by IBM could 
help relieve the housing crunch in the county. 
 
The regional and local retail market, while strong, has begun to experience some imbalance due to increasing supply 
and decreasing demand has resulted in additional vacancies and lowering of rent levels. This imbalance is most 
dramatic in the suburbs. With nearly 9 percent of the retail inventory in the county, the Village of Essex Junc tion is 
not considered a major retail destination in the area, and consists primarily of neighborhood services-oriented retail. 
As the economy struggles to right itself, it will continue to have a negative effect on consumer spending, which will 
affect the rate at which the new retail space is absorbed. Importantly, the IBM layoffs are expected not to dramatically 
alter the outlook of the retail market in Chittenden County. 
 
The regional and local office market is not particularly strong. Essex Junction is not a major office market, comprising 
just 2.4 percent of the total office supply in the county. The combination of the high vacancy level of office space, 

                                                 
9 Rail operations and traffic analysis indicates that the Amtrak station is not preferred for commuter rail operations in the Burlington to Essex corridor due to 
maneuverability at grade crossings and operational liability issues for NECR with respect to allowing commuter rail on the mainline.  
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combined with the increase in new supply and cumulative impact of the recession, has weakened the office market. It 
is anticipated that the office market is likely to see continued high vacancy and limited demand/market activity for 
office space, particularly in suburban locations. 
 
Probability of Residential/Commercial Development. The “Wye” station area has several parcels of land that 
could be potential site for residential and/or commercial development. As discussed in the Village of Essex Junction’s 
Master Plan and Economic Development Strategy for the Business Districts, the area includes the Five 
Corners intersection which establishes Essex Junction as a commercial and community crossroads and as an 
identifying anchor for the community. While the area boasts a true village character, the Master Plan reports that the 
character is somewhat diluted by roadways and rail lines which separate and spread out buildings so there is less 
density than might be desirable for a regional growth center. To further support the Village atmosphere and to 
increase urban density, the Master Plan identified the following parcels that may be candidates for assembly, 
expansion, or redevelopment. These sites, which are also located within the “Wye” station area, represent 
underutilized or vacant parcels that that could be sites of residential and/or commercial development. These sites, 
which are discussed in greater detail in the forthcoming section, include: (1) Flanders Hardware Property and Depot 
Home & Garden site at 0 Park Street and 34 Park Street; (2) Lincoln Inn and surrounding area at 1 Maple Street, 3 
Maple Street and 4 Park Street; (3) Five Corners area at 1 Main Street and 3 Main Street; (4) Park Street 
redevelopment area at 9 Park Street, 11 Park Street, 15 Park Street, and 21 Park Street; and (5) Maple Street 
redevelopment area at 11 Maple Street, 15 Maple Street, and 17 Maple Street.     
 
Major Attractions.  The “Wye” station is located in the heart of the Village of Essex Junction and the Five Corners 
Business District with numerous businesses and retail stores, the Village municipal offices, and dense residential 
neighborhoods. The station area is also home to the New England Culinary Institute branch campus, which offers 
associates degrees and 2-4 year degrees in food and beverage management and the culinary arts. The Essex 
Junction campus has a total enrollment of approximately 180. The station area is in the midst of new residential 
development called Riverside in the Village, a housing complex that will feature nearly 500 residential units located 
off of Park Street adjacent to the NECI campus. The new housing will include dormitory-style rooms for students of 
NECI, senior housing, Riverside in the Village condominiums, and an extended-stay facility.  
 
Available Land for TOD.  The proposed “Wye” station is located off of Park Street, along the bottom leg (east-
west portion of track) of the Essex Junction “Wye” in the railroad ROW and adjacent to the New England Culinary 
Institute residential campus. The station area is within the Five Corners area and boasts a true village character with 
its existing architecture, interesting detail, and mix of businesses and residential. The Five Corners area forms the 
Village Business District at the crossroads of Vermont routes 117, 15 and 2A. Civic buildings, including the Village’s 
municipal offices, the library, fire station, two major banks, as well as a restaurant/inn are the major land uses 
surrounding this intersection. Additional retail and office uses, as well as, several well-maintained medium and high 
density residential neighborhoods round out this station area. This established and identifiable community center, 
anchored by the Village’s civic buildings, surrounded by commercial space and residential neighborhoods, is 
described as a “regional growth center” in the Twenty Year Vision for Transportation for Chittenden County.  
 
The “Wye” station area has several parcels of land that could be potential site for residential and/or commercial 
development. As discussed in the Village of Essex Junction’s Master Plan and Economic Development Strategy 
for the Business Districts, the area includes the Five Corners intersection which establishes Essex Junction as a 
commercial and community crossroads and as an identifying anchor for the community. While the area boasts a true 
village character, the Master Plan reports that the character is somewhat diluted by roadways and rail lines which 
separate and spread out buildings so there is less density than might be desirable for a regional growth center. To 
further support the Village atmosphere and to increase urban density, the Master Plan identified the several parcels 
that may be candidates for assembly, expansion, or redevelopment. These sites, which are also located within the 
“Wye” station area, represent underutilized or vacant parcels that that could be sites of residential and/or commercial 
development.  
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Based on our analysis of the station area and the Village of Essex Junction’s Master Plan and Economic 
Development Strategy for the Business Districts, we concur with the consultant’s recommendation of potential 
sites for redevelopment in this area. In our opinion, we believe the Flanders Hardware property and environs 
represents the most preferred location for a TOD, given the existing condition of the space (primarily vacant), location 
(adjacent to rail line) and its potential for redevelopment. In addition, we believe that the area off of Maple Street that 
includes an antique store, auto supply shop, Bailey Springs, and a residence (between 11 and 17 Maple Street) 
represents another ideal candidate for transit-oriented development.  
 
The Master Plan and Economic Development Strategy for the Business Districts recommends additional sites 
for potential redevelopment, including the properties surrounding the Lincoln Inn and expanding to the rear where 
Bailey Springs is located off of Maple Street; the Fasset Bread, former Vermont Camping and Ming’s Restaurant 
sites off of Park Street; and the potential combination of 3 Main Street/1 Main Street to allow for a landmark building 
at the Five Corners intersection. However, we concur with the consultant in that the potential assemblage of these 
sites would likely involve a lengthy process involving multiple owners and that the initiative for any assemblage and 
redevelopment of these sites would most likely need to be generated among the existing property owners and not 
necessarily from outside interests (e.g. developers, consultants, etc.).  
 
Site #1:  Flanders Hardware Property. This site, which encompasses approximately 3.6 acres, is located off of the 
east side of Park Street on the inside of the “Wye”, the convergence of the proposed commuter rail line and the 
existing Amtrak rail line. The existing 27,000 square feet vacant hardware store and surrounding property represents 
a preferred location for the station location. According to the Master Plan and Economic Development Strategy 
for the Business Districts, the consultants recommended redevelopment of this site to include 20,000 square feet 
grocery/market, a reorientation of the Depot Home & Garden nursery/garden of 4,500 square feet, and a 1,500 
square foot rail station.  
 
Based on our analysis of the Flanders Hardware Property site, we recommend a development program that consists 
of a four-story structure with ground floor retail (e.g. grocery store) and an intermodal facility with three levels of 
structured parking above for transit. The land use and development characteristics for this site is described below: 
 
Land Use Characteristics 
3.6 acre site size 
19 percent (or 30,000 square feet or 0.7 acres; 25,000 square feet retail, 5,000 square feet transit-related) of site for 
development (including parking for transit above) 
26 percent (or 40,625 square feet or 0.9 acres) of site for surface parking for retail 
20 percent (or 31,303 square feet or 0.7 acres) of site for open space 
35 percent (or 89,609 square feet or 2 acres) of site for reserve (e.g. additional transit parking or develop) 
 
Development Characteristics 
Four-story structure (total of 120,000 square feet or 30,000 square feet per floor) 
Ground floor retail (25,000 square feet anchored with grocery store) with intermodal facility and circulation (5,000 
square feet) 
Three floors of structured parking for transit (90,000 square feet total) 
92 parking spaces per floor (total of 276 parking spaces) 
Surface parking for retail at a rate of 5 spaces per 1,000 square feet (total of 125 spaces or 40,625 square feet) 
Reserve space could serve as additional development of residential or mixed use at up to 2.4 FAR or 66 dwelling 
units per acre or 132 units (see following write up on Maple Street). Alternatively, could accommodate additional 
surface parking (total of 276 additional spaces) 
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Site #2:  Maple Street Properties. This site, which encompasses 3.2 acres, is located off of Maple Street to the east 
of the “Wye”. The site includes four district properties – an antique store, an auto supply shop, Bailey Springs, and a 
residence. According to the Master Plan and Economic Development Strategy for the Business Districts, the 
consultants recommended redevelopment of this site, but did not include a specific program for redevelopment. 
 
Based on our market analysis and transit-oriented development potential, we recommend a development program for 
this site that includes multi-family residential development, as well as, supporting retail development where 
applicable. The degree to which retail development should be incorporated within the site will depend on those 
parcels with street frontage. This recommended development program consists of market rate housing with a defined 
component of moderate/affordable housing up to 66 dwelling units per acre. The land use and development 
characteristics for this development program consists of the following: 
 
Land Use Characteristics 
3.2 acre site 
60 percent site coverage 
40 percent circulation, open space/parks 
Floor-area-ratio (FAR) of 2.4 
Residential density up to 66 dwelling units per acre 
 
Development Characteristics (prototypical one acre site) 
Four-story structure (total of 104,640 square feet or 26,160 square feet per floor) 
Structured parking in “donut” or “U” surrounding by each floor of residential  
Average of 15.4 dwelling units per floor  
Each dwelling unit averages 1,200 square feet and would be accompanied by 1.5 parking spaces or 500 square feet 
of structured parking per dwelling unit 
 
Public Sector Investment/Support.  The Village of Essex Junction and its public stakeholders have been 
actively involved in discussions regarding redevelopment within this station area, particularly at the potential 
redevelopment sites described above, including the Flanders Hardware property at the “Wye” station, one of the top 
priority sites identified by Village officials. The Village recognizes that these sites represent potential redevelopment 
opportunities, but that significant input for existing land owners, government officials, and the private sector 
community, as well as, detailed planning will be needed regarding land assemblage and redevelopment. In addition, 
the State and the Chittenden County Regional Planning Commission are presenting conducting an ongoing traffic 
study of the Five Corners area. This study will provide valuable information regarding traffic patterns and potential 
solutions to congestion within this study area. Specifically, any future state investment in intersection improvements 
within the Five Corners area should be examined for sidewalks, lighting, transit and pedestrian-related amenities.  
 
There are a variety of potential public sector support efforts that could be explored, including the establishment of a 
Tax Increment Finance District through the Vermont Economic Progress Council where tax revenues generated by 
growth in the state education grand list located in the TIF district may be used for interest and principal repayment on 
bonded debt. In addition, the Vermont Economic Development Authority has a direct loan program designed to 
finance the establishment or expansion of ‘eligible facilities’ (such as a hotel or visitor complex). Funds may be used 
for the purchase of land, the purchase or construction (including renovation) of buildings. These public funding 
opportunities, combined with private sector development, represent potential joint development opportunities.  
 
Private Sector Investment/Support.  Private sector support and investment at the potential redevelopment sites  
within this station area will depend to a great extent on what the property owners immediate and long term goals for 
their properties, including whether or not the existing use is the ‘best use’ for the land. The Village is positively 
perceived within the development community as being a reasonable community to do business. To facilitate 
increased investment by the private sector for any potential redevelopment opportunities, there are a number of 
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development incentives that the public sector could offer, including density bonuses, lowered parking ratios and tax 
stabilization, as well as, streamlining the permitting process.  
 
Joint Development Potential.  The proposed “Wye” station area has the potential for public/private joint 
development. For example, a proposed intermodal transit facility at the “Wye” station is eligible for federal transit 
funding. In addition, there could be operating cost efficiencies/sharing and capital cost efficiencies/sharing among the 
public and private development sectors as part of the transit facility and immediate surroundings as part of a potential 
mixed use development. The private sector would be encouraged by sharing in the potential cost savings and 
enhanced net revenue of the project. Operating costs could be reduced through the joint operation and management 
of the public and private sector elements (e.g. retail, residential, office) of the facility with the public sector assuming 
many of its normal public safety, maintenance and operational responsibilities.  
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Economic and Fiscal Impacts of the Proposed 
Transit-Oriented Development Opportunities 
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G1.  Overview 
 
This section summarizes the fiscal benefits related to potential transit-oriented development opportunities within one-
half mile of the Burlington-Essex rail stations. These potential development opportunities include those vacant and 
underutilized land parcels within the station areas identified in the previous section that could be redeveloped in a 
transit supportive manner based on the local government’s transit-supportive development policies, regulations, tools 
and initiatives. The Transit-Oriented Development Opportunities section describes the prototypical development 
program for each of these identified sites, including land use characteristics (e.g. site size, uses, density) and 
development characteristics (e.g. square footage per use, parking, floor area ratio, dwelling units). 
 
The source of tax revenues for most of Vermont’s local jurisdictions is real property tax.10 For the purposes of this 
analysis, we have estimated the fiscal impact in terms of real estate property tax revenues to the local jurisdictions 
realized by these transit-oriented developments. Other potential tax revenues, such as income tax and sales tax (for 
commercial properties) are received by the State and not the local jurisdictions. Existing and planned transit-
supportive projects that are moving forward parallel or in advance of regional rail service, such as the Winooski 
Redevelopment Project, are not included in this analysis. The purpose of this study was to identify additional transit-
supportive development opportunities on vacant or underutilized land parcels adjacent to the proposed station 
locations. In addition, this analysis does not include the related construction and operational costs of the Burlington-
Essex Rail system itself.  
 
The following summary table was developed by examining transit supportive development opportunities within a one-
half mile radius of the rail station. The previous section of this report describes in detail proto-typical development 
programs developed by BBP Associates (based on market conditions and local government plans and policies) for 
identified sites, as well as, recommended development programs based on other completed market analyses (e.g. 
Master Plan and Economic Development Strategy for the Business Districts for Essex Junction). These sites 
are potential development opportunities on vacant or underutilized land that could take place based on the local 
government’s transit-supportive development policies, tools and initiatives. Transit-supportive uses include residential 
and commercial (i.e. office, retail). The table is based on land available for development and is not constrained by the 
time it will take to complete all of the planned and potential (now vacant or underutilized land) development projects.  
 

                                                 
10 This is the primary source of tax revenue for local jurisdictions in Vermont. This analysis does not include a more detailed economic and 
fiscal impact analysis in terms of construction value, jobs, sales tax, and income tax. Sales tax and income tax revenues are revenues received 
by the State of Vermont, not the local jurisdictions.  
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Burlington-Essex Rail Corridor Summary Table 

     

Station Area Size (Acres) Location 
Residential 
(No. of DU) 

Commercial 
(SF) 

     
Winooski     
Site #1 1.29 Vacant bank and City Hall 57 13,500 

Site #2 0.81 
Underutilized commercial uses (e.g. fuel/oil 
company) 36 8,500 

Site #3 0.43 Contractors yard 19 4,500 

Site #4 1.90 
Underutilized commercial uses (e.g. beverage 
warehouse) 84 20,000 

Site #5 1.40 Four aging single family residences 62 14,500 
  Subtotal Winooski 264 61,000 
     
Colchester     
Site #1 5.13 Intermodal center N/A N/A 
Site #2 4.5 Westbury Park mobile home park 180 N/A 

Site #3 4.1 
Underutilized commercial uses along College 
Parkway N/A 45,000 

Site #4 10.9 VDOT District 5 Maintenance Facility  432 N/A 
  Subtotal Colchester 612 45,000 
     
Essex 
Junction     
Fairgrounds     
Site #1 8.6 A&P Shopping Center 50 88,100 
Wye     
Site #1 3.6 Flanders Hardware Property  N/A 25,000 
Site #2 3.2 Maple Street Properties 127 N/A 
  Subtotal Essex Junction 177 113,100 
     
  GRAND TOTAL 1,053 219,100 
Source:  BBP Associates  
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G2.  Economic and Fiscal Impact Analysis  
 
This section presents the summary of findings of the economic and fiscal impact analysis of each of the station area’s 
potential future transit-supportive development within a one-half mile radius of the station site. This analysis 
summarizes the fiscal impact11 in terms of real property tax to the local jurisdictions after build out. Real property tax 
revenues are the largest source of tax revenues to the local jurisdictions. This analysis does not summarize the 
construction phase economic and fiscal benefits which are one-time impacts that the region will realize during 
construction of these projects. These impacts are beyond the scope of this work.  
 
The at-build out, or operational, benefits are the recurring fiscal and economic impacts of development within a one-
half mile radius of the stations after construction has been completed. This build-out is not based on time but rather 
on consumption of available land. The economic impacts summarized for this report include new job opportunities for 
area residents, new residents as part of the planned projects. The fiscal impacts include increased tax revenues from 
real property.  
 
In all, the development of these identified parcels as described in the previous Station Area Opportunities section 
would have the potential to generate: 
 
627 new jobs (direct) and 1,053 new residents 
 
$3.8 million in annual (recurring) real property tax revenues in 2002 dollars to the local jurisdictions  
($1 million for Winooski; $1.9 million for Colchester; and $0.9 million for Essex Junction) 
 
 

Estimated Economic and Fiscal Impact: Annual Operations After Build-Out 
     
 Winooski Colchester Essex Junction Total 
Economic Impact (Direct only)      
Jobs (FTE) 175 129 323 627 
Residents 264 612 177 1,053 
Fiscal Impact (Direct only)     
Real Property Tax Revenue $1 million $1.9 million $0.9 million $3.8 million 
     
Note: All figures in 2002 dollars     
Sources:  BBP Associates     

 
 

                                                 
11 This analysis does not summarize the personal and corporate income tax and sales tax revenues since they are State 
revenues, not tax revenues to the local jurisdictions nor other economic benefits (e.g. payroll, consumer expenditures, and 
material purchases) generated during the construction period (at build-out) and annual operating phase (after build-out) of the 
projects.  
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G3.  Intangible Benefits 
 
Aside from the economic and fiscal benefits anticipated by the introduction of rail transit and transit-oriented 
development surrounding the rail stations, there are intangible benefits as well. These benefits, which benefit both 
the public and private sector, support local and regional planning goals for the Chittenden County area and help 
improve livability and the overall quality of life for residents in the area. While “livability” and “quality of life” are 
subjective terms and defies easy definition, they usually contain a variety of criteria that are directly or closely related 
to land use and transportation issues (e.g. air pollution, long commutes, traffic congestion, difficulty running errands, 
etc.). The following are potential benefits of transit-oriented development as they relate to these issues and other 
potential intangible benefits: 
 

• Provides mobility choices. By creating activity “nodes” linked by transit, TOD provides important 
mobility options, very much needed in congested metropolitan areas. This also allows young people, the 
elderly, people who prefer not to drive, and those who don’t own cars the ability to get around.  

 
• Increases transit ridership. TOD improves the efficiency and effectiveness of transit service 

investments by increasing the rate of transit near stations by 20 to 40 percent, and up to five percent overall 
at the regional level.  

 
• Reduces rate of vehicle miles traveled (VMT). Studies have shown that TOD can lower annual 

household rates of driving 20 to 40 percent for those living, working, and/or shopping within transit station 
areas.  

 
• Increases households’ disposable income. Housing and transportation are the first and second 

largest household expenses, respectively. TOD can free-up disposable income by reducing the need for 
more than one car and reducing driving costs, saving $3,000 to $4,000 per year.  

 
• Conserve resource lands and open space. Because TOD consumes less land than low-density, auto-

oriented growth, it reduces the need to convert farmland and open spaces to development.  
 

• Contribute to more affordable housing. TOD can add to the supply of affordable housing. It was 
recently estimated that housing costs for land and structures can be significantly reduced through more 
compact growth patterns.  

 
• Decrease local infrastructure costs. Studies have shown that TOD can reduce costs for water, sewer, 

and roads to local governments and property owners by up to 25 percent.  
 

• Support economic development. TOD is increasingly used as a tool to revitalize downtowns and 
declining urban neighborhoods, and to enhance tax revenues for local jurisdictions. The enhanced mobility 
and land use options spurs additional business service demand and related retail sales which improve the 
overall economic growth for the region.  

 
• Increase tourist visits. Locating tourism venues (e.g. entertainment venues, sports stadiums and 

arenas) adjacent to transit stations can provide mobility options and make the site more accessible for 
spectators, decrease traffic congestion, and spur additional economic activity.  

 
• Improved land value and market rents. Studies have shown that development proximate to rail 

stations raises property values and market rents, all else being equal, though to varying degrees.    
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G4.  Methodology 
 
BBP Associates performed a fiscal impact evaluation for transit supportive development opportunities within one-half 
mile of four rail stations along the Burlington-Essex Rail corridor, including Winooski (Barlow Street station), 
Colchester (Fort Ethan Allen station), and Essex Junction (Fairgrounds and “Wye” stations). This evaluation 
examined the annual fiscal impact (e.g. real property tax) and the economic benefits (e.g. new jobs, new residents) 
generated after build out during the annual operating phase of the project. Figures, unless otherwise noted, are in 
constant 2002 dollars.  
 
The following “bullet points” present key elements of our methodology for the tax revenue estimates for the fiscal 
impact analysis. 
 
Current real property tax rates for local jurisdictions were obtained from the Vermont Tax Department Division of 
Property Valuation and Review. Rates are for 2002-2003.  Rates are the following: Winooski –  $2.5266 per $100 of 
assessed value; Colchester – $2.3941 per $100 of assessed value; and Essex Junction – $2.7341 per $100 of 
assessed value 
 
Residential dwelling units based on Chittenden County average condominium selling price in 2002 at $126,000 per 
unit 
 
Commercial space average lease rate estimated at $10 per square foot, triple net (Chittenden County average for 
suburban commercial space, based on interviews with local real estate brokers) 

 
Assessed value of commercial space based on capitalization rate of 11 percent of annual commercial space income  
 
Assumes 350 square feet per commercial (average of retail and office) employee 
 




