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CHAPTER 1: Study Background and Purpose 
 
INTRODUCTION 
 
 
Transit-Oriented Development (TOD) provides a more compact development pattern 
located within an easy walk of a fixed 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.  TOD also 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. 

A 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  

• a change in the Federal Transit Administration’s policies for transit “joint 
development” and an emphasis on transit supportive land uses.  

Perhaps most importantly, communities are beginning to realize that TOD can improve their 
quality of life, is safer, and can promote mobility and housing choices and economic 
development for a better future.  

Local governments can play a significant role in promoting TOD through plans, policies, 
zoning provisions, and incentives for a mix of land uses.  The development of such plans 
provides a meaningful opportunity for corridor communities to integrate transportation 

Source:  Smart Growth America 



Transit-Oriented Development Opportunities for the Route 15 Corridor Study Background and Purpose 
 

 
November 2003  1-2  

 

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.  

Route 15 Corridor Improvement Plan 
 
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 Vermont Agency of Transportation (VTrans) received a federal grant to look into the 
feasibility of extending commuter rail service from Burlington to Essex Junction as a means to 
address transportation issues within the corridor.  The Chittenden County Metropolitan 
Planning Organization (CCMPO) entered into an agreement with VTrans to facilitate the 
process, and in accordance with Federal Transit Administration guidelines, conducted an 
alternatives analysis of the Route 15 corridor which parallels the rail line.  The alternatives 
analysis recommended a multi-modal solution to address transportation needs within the 
corridor.  The CCMPO Board formally approved the addition of the Route 15 Corridor 
Improvement Plan to the Chittenden County Long Range Transportation Plan in March 2002.  
This corridor plan serves as an “umbrella” for a number of proposed initiatives within the 
Route 15 corridor including the Burlington-Essex Rail Project, feeder bus service, intersection 
improvements and signal optimization on Route 15, and bike/pedestrian paths.    
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STUDY PURPOSE AND PROCESS 

 
The CCMPO initiated this Transit Oriented Development planning effort in association with 
the Vermont Agency of Transportation (VTrans) and the Chittenden County Regional 
Planning Commission (CCRPC) in order to strengthen the linkage between transportation 
and land use planning, and to provide communities with an understanding of how TOD might 
be implemented within the Route 15 Corridor.  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.  This study builds upon Transit Oriented Design for Chittenden 
County1 and provides concept plans for a “prototype” TOD based on market realities and 
tailored to specific locations within each of the study areas.  The TOD concept plan 
development was based upon an analysis of land use, zoning, market demand, and design 
considerations, as well as a series of stakeholders meetings that were conducted to introduce 
the objectives of the TOD planning project, identify issues and concerns and present findings.  
It included an assessment of the opportunities and obstacles to implementing TOD and 
identified vacant or under-utilized land parcels within the study areas.  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 impacts likely to be 
gained from the int roduction of the TOD were provided. 

STUDY AREA SELECTION 
 
This TOD planning effort was conducted as an adjunct to the Burlington-Essex Rail Project, 
which would provide commuter rail service on the existing Winooski Branch freight rail line 
between Burlington and the IBM plant in Essex Junction, with stops at five new rail stations.  
In addition to rail service, feeder bus service operated by the Chittenden County 
Transportation Authority (CCTA) was proposed to provide additional access to each station. 

                                                 
1 Transit Oriented Design for Chittenden County, Chittenden County Regional Planning Commission with funding by 

the Chittenden County Metropolitan Planning Organization, March 2002. 
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The TOD planning process was focused on the areas surrounding four of the proposed 
Burlington-Essex passenger rail stations along the Route 15 corridor2:   

• Barlow Street Station, Winooski 

• Fort Ethan Allen/Woodside Drive Station neat St. Michaels College/Fort Ethan 
Allan on the Colchester/Essex line 

• Fairgrounds Station, located behind the “A&P” on Pearl Street near the 
Champlain Valley Exposition (Fairgrounds), Essex Junction 

• “Wye” Station, located on Park Street, Essex Junction 

These study areas included traditional downtown and village development patterns in 
Winooski and Essex Junction, as well as areas with large institutions such as St. Michael’s 
College and Fort Ethan Allen in Colchester/Essex.  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. 

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 Champlain Flyer service 
between Charlotte and Burlington was suspended effective March 1, 2003, and the short-
term future of passenger rail service in the Burlington – Essex corridor is uncertain at this 
time.  However, the TOD plans propose compact, mixed-use development patterns that are 
consistent with Smart Growth policies, enhance pedestrian access, and incorporate 
consideration of existing CCTA and institutional shuttle bus transit services in a manner that 
could be implemented now, while contemplating future passenger rail service within the 
corridor.   

                                                 
2 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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CHAPTER 2: Transit-Oriented Development Principles 
 
WHAT IS TRANSIT-ORIENTED DEVELOPMENT? 
 
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.  

Today, TOD is development that enjoys a supportive and synergistic relationship with 
transit.  TOD planning focuses on land use and urban design within a quarter-mile of a 
transit station—the rule-of-thumb distance an average person will walk to and from safe, 
reliable transit.  In the planning literature and in practice as well, there is a significant 
difference between development that is truly transit-oriented, as opposed to that which is 
merely “transit-adjacent”.  The widely used term “transit village” conveys the essence of 
genuine TOD, with four defining characteristics: 

• Density.  In a transit village, the station and its immediate environs form a cluster 
of dense development in relationship to their larger surroundings.  In absolute 
terms, these clusters of development vary in scale, from high-rise towers in urban 
downtowns to small village centers in suburban and rural communities, but in 
each setting the transit station is part of a recognizable, built-up node.  

 
• Mixed Uses.   Like any traditional village, a transit village is a place where 

residential, commercial, institutional, and civic activities are blended together in a 
lively day/night mix.  Ideally, the mix occurs not only in the station area as a 
whole, but within some of the individual blocks and buildings.  Where feasible, 
the street level contains retail, restaurant, entertainment, and other public-type 
uses, even if the upper floors are used for housing or offices. 

 
• Pedestrian Environment.   A transit village enjoys a rich, safe, and 

interconnected pedestrian environment, in which the public realm consists not 
only of parks and plazas, but of sidewalks with strong “street walls”.  Setbacks 
are minimal, parking is placed behind active buildings rather than in front of them, 
and buildings have multiple entries.  Strong pedestrian links connect the transit 
station to surrounding uses, and signage is informative and welcoming. 

 

Source:  Smart Growth America 

Source:  Smart Growth America 
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Each additional 10 minutes in daily commuting time cuts 
involvement in community affairs by 10% 

 
Source: Bowling Alone: The Collapse and Revival of American 

Community, by Robert D. Putnam  

• Parking.  A hallmark of true TOD is that parking requirements are significantly 
lower for each use than they would be in a non-transit setting.  This change is 
often resisted in the initial stages of development, but it is essential if the other 
TOD principles are to be realized.  Developers know that parking is expensive, 
either in land devoted to surface lots or in dollars spent on garages.  Over time, if 
a strong transit mode share is achieved, the market comes to recognize that less 
parking means more development density. 

 
Transit-Oriented Development: 

• Includes moderate to high-density development, matching the existing scale of 
development 

• Is within an easy walk of a transit station 
• Is designed for the pedestrian 
• Contains a mix of uses, including residential, commercial and office 
• Can be new construction or redevelopment 

 
Transit Oriented Development and Smart Growth 
 
TOD is a significant component of a Smart Growth strategy.  Smart Growth is a concept 
that arose out of community frustrations with unconstrained development and is a 
recommended set of solutions to slow the process of sprawl and increase the quality of 
life in developed or developing areas.  Sprawl is irresponsible development that takes tax 
dollars away from the community and destroys farmland and open space.  Smart Growth 
is well-planned development that keeps tax dollars in the community and provides more 
and better choices for families and local businesses.  Sprawl provides few or no options 
for pedestrians and cyclists, while Smart Growth provides safe places to walk and 
bicycle.  Sprawl consumes open space and destroys farmland in its search for low cost 
space to develop.  A community that values quality of life, clean air, less time spent 
commuting, and safer walking and bicycling environments, will ultimately chose to guide 
development more in the direction of increased density and mixed use rather than toward 
the automobile-intensive environments created in the last several decades.   

TOD STRATEGY: 
• Provide a variety of Transportation Choices 
• Reduce Reliance on the Automobile 
• Create Walkable Neighborhoods 
• Encourage Community and Stakeholder 

Collaboration 
• Take Advantage of Compact Building Design 
• Cluster  Development at Each Station 
• Create a Full, Sustainable Mix of Village 

Uses 

From 1983-95, the average length of work trips 
increased by 36% 

 
Source: U.S. Department of Transportation 
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BENEFITS OF TRANSIT ORIENTED DEVELOPMENT 
 
Transportation 
 

• A TOD provides more 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 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.  

 
• 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.  

 
Social  

 
• TOD 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.  

 
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.   
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• 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.  
 

CHALLENGES OF TRANSIT-ORIENTED DEVELOPMENT 
 
While TOD offers numerous benefits, there are a number of challenges that can 
impede a project from being implemented.  These include:  

• Different Goals for Different Actors Engaged in TOD Projects 
A process for interagency coordination should be undertaken that identifies 
the desired goals of the project.  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 conflicts 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.  Parking 
can become a political, financial, and design issue, and the goal of providing 
adequate parking conflicts with many of the land related goals, since it is difficult 

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.  
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to accommodate large numbers of automobiles and create a pedestrian-friendly 
environment.  

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 
management, 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 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.  

TODs are inherently complex to financiers because of its characteristics that 
promote community livability – mixing of different design techniques that promote 
more pedestrian-friendly spaces, conserving open space and providing 
transportation alternatives 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 and 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. 
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• Need for 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.  

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 land use regulations, 
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.  Developers stress the importance of a good plan for 
providing a predictable environment for development.  Without such a plan, there 
is no 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.  

THE TOD TOOLBOX  
 
Transit-oriented development requires a collaborative effort between the sponsoring 
transit agency and those agencies responsible for land use and economic development.  
Key items in the TOD toolbox include local land use regulations, design standards and 
financing strategies: 

Land Use Regulation 
 
Of over-arching importance is the need to make local zoning TOD-friendly; in many 
jurisdictions, the zoning in place at the start of the station area planning process is 
fundamentally incompatible with the TOD principles of density, mixed uses, minimal 
setback, and reduced parking.  In addition, zoning in areas proposed for TOD 
development should encourage transit supportive uses, and discourage uses that are 
auto-dependent.  

What Are Transit Supportive Land Uses?  
 

Land uses such as multi-family residential, office buildings, and specialty retail 
uses that serve area residents and employees are by their nature transit friendly.  
They need to be developed in accordance with pedestrian-oriented design and 

Transit Supportive Uses: 
 
Single Family Residential, Multi-family Residential, Elderly 
Residential, Retail, Restaurant, Bars, Bakeries, Gourmet 
Food Store, Food and Beverage Sale, Toy Store, Personal 
Services, Banks, Travel Agency, Day Care, Movie Theater, 
Office, Government Office, Cultural Institution, Hospital and 
Median Office, Schools, Hotels, Bed and Breakfast, Clubs 
and Lodges, Churches, Light Industry/Employment 
 
Non-Transit Supportive Uses: 
 
Cemeteries, Animal Boarding, Funeral Home, Auto Repair 
Shop, Gas Station/Car Wash, Vehicle Storage, 
Warehousing, Self Storage, Large Manufacturing 
Operations, Big Box Retail 
 
Source:  Delaware Valley Planning Commission, Transit Village 
Design in Burlington County 
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with sufficient density to encourage pedestrian activity and transit use.  Uses 
which are low-density and dependent on the automobile for access, such as 
automobile sales, service stations and drive-up services, are not transit-
supportive.  They are inappropriate for areas targeted for increased transit and 
bicycle uses and pedestrian activity.   

The following local land use regulations and guidelines can encourage more 
transit-supportive development near transit access points. 

• Coordinated Development Review – Coordinating the review process for any 
state and local boards and commissions can streamline the review process and 
reduce uncertainty for the developer.  

 
• Master Plans – Community Master Plans can include background information on 

the benefits of transit-oriented development, and identify potential locations 
where TOD would be most appropriate. 

 
• Transferable Development Rights (TDR) – TDR can increase density in 

designated areas, preserving land and natural resources in others.   
 
• Zoning District – Amending the existing zoning regulations to:  

♦ Establish a Transit Area district with site plan review in order to shape 
development.  Create enforceable design guidelines for each street. 

♦ Allow higher density. Plan and zone higher densities to facilitate vertical 
mixed use (3 stories and above) and to achieve pedestrian 
concentrations that create an active street    

♦ Allow for mixed use development at scales to complement the 
surrounding environment a mix of uses. Enhance retail and restaurant 
opportunities to create day/night activity.   

♦ Restrict auto-dependent uses within TOD areas. 
 
• Zoning Overlay - A TOD overlay zone can also be used to allow, or restrict uses 

within a designated area of a zoning district.   
 

Streetscape Design Elements 
Supportive of TOD 

 
• Walkable neighborhoods - connectivity 

• Minimize building setbacks  

• Pedestrian-scale lighting, landscaping 

• Special emphasis at street corners 

• Use small lane widths 

• Provide on-street parking 

• Walk/Bike access to transit stops 
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Design Standards 
 
Roadway, building and other design standards can also encourage a pedestrian friendly 
environment, within proximity to transit stations.  Typically, roadway design standards 
that are supportive of TOD respond to the type and density planned for development, and 
to the surrounding context.  Roadway geometry and cross section design will often focus 
on traffic calming, better and safer opportunities for pedestrians and alternate 
transportation modes, and traffic and transportation control systems (ITS, signal 
optimization) that recognize and respond to increased density and transit.  Many 
communities include streetscape design standards with roadway standards since there 
are overlapping areas that ideally are designed in concert with each other.  Streetscape 
design standards focus specifically on the lower speed roadways and streets where there 
is often a complex mix commercial vehicular activi ty, a broad age range of pedestrians, 
and higher volumes of people.  Comfortable and attractive sidewalk, safe pedestrian 
crossings, lighting and signage requirements, street furniture, and size and frequency of 
curb cuts, are all elements that occur in streetscape design standards.  The goal of a 
comprehensive streetscape design standards package should be to reinforce planning 
and zoning concepts arrived at by municipalities.  For example, standards for a village 
center or historic district with shops and markets need to differ from design standards in 
predominantly residential neighborhoods.  At the core of all streetscape design standards 
should be an acknowledgment that street environments are created by a number of 
elements that work together to form an overall picture and a user experience.  The user 
of a street can be a driver, a bicyclist, a pedestrian, a school-age child, an elderly or 
mobility-impaired person, a visitor unfamiliar to the neighborhood, or any combination of 
traits, abilities, and experience.  Effective design standards can blend the disparate utility 
and environmental elements together to form a memorable open space in the community. 

Building design standards are a potent tool for shaping the look and feel of a district or 
community.  Two small communities in Florida, Celebration and Seaside, are recently 
created towns that regulate all building variables such as type, location, size, color, 
setback, parking, driveways, and many other factors.  These communities embrace the 
nationally popular “Traditional Neighborhood Design” concept.  Many communities across 
America chose to avoid regulating building design in any way except for that which is 
accomplished through zoning regulations (height, floor to area ratio (FAR), lot coverage, 
etc.)  Long-established communities like those of Winooski, Colchester, Essex and the 
Village of Essex Junction have the opportunity to draw on building design standards 
models for historic communities, for village centers, and for rural areas, that are in place 
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in many communities.  Regulating the architectural appearance of a community, or of a 
designated part of a community, can help to create a sense of place, a sense of pride, 
and a uniqueness that translates into increased property values and better quality of life. 

The following general TOD Design Recommendations are meant to guide a process of 
thinking about elements in the visual environment that are part of everyone’s daily 
experience.  When combined with each other successfully, streetscape, building, and 
roadway design standards and guidelines help to create rewarding environments in which 
to work, live, and raise our families. 

TOD DESIGN RECOMMENDATIONS  
 
Pedestrian Improvement Recommendations 
 

• Develop a consistent, identifiable, and accessible pedestrian network linking 
village transit station areas. 

• Develop strong pedestrian links across major arterials. 
• Plan for walkable neighborhoods. 
• New and infill development should have little or no setback and minimize and 

consolidate curb cuts to parking areas located at the rear of the buildings. 
 

Lighting Recommendations 
 

• Use lighting types to create a hierarchy of spaces. 
• Major streets and intersections in transit areas should have a larger and brighter 

fixture capable of serving both roadway and pedestrian lighting needs. 
• The area immediately around the transit access should have a pedestrian-scaled 

and easily identifiable light standard signifying a special place. 
• Lighting needs to be coordinated with signs, sign hardware, and street tree 

planting, and other subsurface utilities. 
 

Sign Recommendations 
 

• Establish a transit area sign system with distinctive graphics for the transit area 
district. 

• Consider using decorative banners attached to light poles.   
• Coordinate information signs with ITS displays. 

Improvements to Make Walking 
Safer for Everyone 

 
• Improving curb radius design is a factor in many 
 municipalities. Tightening curb radii, for instance, 
 prevents vehicles from rounding corners at high 
 speeds.  Pedestrians with a slower reaction time and 
 reduced agility may not be able to jump out of the way 
 of a fast-moving vehicle as quickly as more able-
 bodied pedestrians.  
 
• Better refuge areas should be constructed to allow 
 pedestrians to feel comfortable taking refuge at the 
 median when a vehicle suddenly enters the 
 intersection.  
 
• Street crossing times need to be increased. For years, 
 the transportation industry has designed street 
 crossings based on the "average" speed of 2.8 ft/s.  
 This figure represents the average time it takes a 
 young, healthy, unimpaired person to cross the street, 
 and does not fully acknowledge the broad cross-
 section of any community. 
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• Reinforce signs with landscape treatment where appropriate. 
 
Traffic Recommendations 
 

• Provide new specially paved pedestrian crossings to increase driver awareness. 
• Carefully review signal timing and optimization to account for increased traffic 

over time.  
 
Parking Recommendations 
 

• Develop a comprehensive parking management plan for peak and non-peak 
periods. 

• Build parking spaces behind all new buildings when possible. 
• Encourage reserving on-street parking for visitors to commercial establishments 

and provide employee parking at the rear of buildings.  
 
Gateway Recommendations 
 

• Reinforce and clarify the identity of village transit areas by marking important 
entry areas. 

• Key entry areas should be marked by prominent landscape elements, lighting, 
and/or signs. 

 
Open Space Recommendations 
 

• Maintain and reinforce important open space areas such as the town commons 
or parklands and significant vistas along the street corridor. 

• Create green corridors that reinforce connections between open spaces through 
sidewalk landscaping enhancements. 

• Require blighted landscapes adjacent to public ways to be cleaned and 
maintained. 
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Financing Strategies 
 
Along with favorable zoning and design standards, communities can adopt a number of 
strategies to promote TOD.  Three of them are of particular relevance to the station sites 
in the Route 15 corridor are: 

Joint Development.  “Joint Development” refers to a particular subset of TOD—namely, 
residential, commercial, or institutional projects which “enhance the effectiveness of mass 
transit” through a connection to the transit property itself.  The connection may be 
“physical”, where the development occurs on transit property or enjoys a built-in 
passenger link to the station, or “functional”, where development in close proximity to the 
station has some other real estate relationship with the transit agency.   

The significance of joint development as a TOD tool is twofold.  First, where the transit 
agency is the developer’s landlord, it not only makes money but directly shapes the TOD 
outcome, setting the standard for subsequent development by others.  Second, federal 
policy allows transit agencies to use Federal Transit Authority (FTA) funds to facilitate 
and subsidize desirable development projects.1  FTA capital funds can be used to 
acquire property for joint development; perform environmental analysis and remediation; 
“package” sites (through feasibility studies, developer selection, and permitting); and 
provide common pedestrian connections and site utilities.  FTA funds can even be used 
to design and build joint development structures, such as an air rights platform or the 
“shell and core” of leasable private space in a joint-use building.  The only outright 
prohibition on the use of FTA funds is the design and build-out of interior space for 
private, revenue-producing activities.   

In exchange for this benefit, the private joint development partner must make a payment 
or stream of payments, in cash or in kind, at least equal to the fair market value of the 
FTA-assisted real estate asset.  These payments, known as “program revenues”, are 
retained by the transit agency to offset capital or future operating costs.2   

                                                 
1
 The FTA Joint Development Policy is stated in the TEA -21 statute as well as the implementing regulations, 

particularly FTA Circular 9300.1A.   
2 Prior to TEA -21, FTA policy treated joint development as an ineligible (albeit desirable) activity and required 

that the developer or the transit agency reimburse FTA for any of its funds spent to acquire or improve the 
property.  The current policy, which explicitly encourages joint development, shields “program revenues” not 
only from reimbursement to FTA but from any claim by state or local government.  As a further incentive, 
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Tax Increment Financing.  Tax increment financing (TIF) is a common method of 
financing local public improvements designed to support subsequent private 
development.  “TIF” is typically used to assemble urban renewal sites, lay out and build 
public streets and amenities, install public infrastructure, or build district improvements 
like parks or structured parking.  TIF is legally available in over 30 states, including 
Vermont.3 

To use TIF, a municipality draws a special district around the public improvements to be 
financed and designates a baseline year.  In subsequent years, the property tax yield 
from the district is divided into two portions: the “base” (corresponding to the original 
taxable value) and the “tax increment” (reflecting new development plus the growth in 
valuation of pre-existing property). 4  Some or all of the tax increment is set aside to help 
finance the public improvements, usually by being pledged to pay debt service on a “TIF 
bond”. 5  

TIF is attractive from a fiscal standpoint because it is not a new tax or a special 
assessment, but a means of “front-ending” normal property tax revenues that arguably 
would not materialize but for the public improvements in question.  Moreover, once the 
term of the TIF financing is completed, all of the tax yield—base plus increment—flows to 
the underlying taxing jurisdictions.   

Nonetheless, Vermont’s TIF enabling statute allows a financing term of only 10 years, 
which is generally too short to amortize a substantial package of improvements.  
However, in 2000 the City of Winooski obtained special legislation extending the term of 
its TIF financing to 20 years, allowing a major TIF financing for the downtown 
revitalization plan to go forward.  A similar change might be required to make TIF usable 
for the other proposed station areas. 

                                                                                                                                     
the fair market value of the FTA-assisted property is based on the “highest and best transit use”, a standard 
which helps avoid sale or lease prices that would discourage private investment. 

3 TIF is a local-option tool.  The general enabling statute is found at VSA Title 24, Sections 1892-1898. 
4
  Drawing the TIF boundaries is critical. TIF works particularly well in a district which combines vacant or 

underdeveloped land (for which most of the future tax yield will be “increment” rather than “base”) with 
developed properties that have a proportionately high base but are still likely to increase in value over time. 

5 If market conditions allow, most TIF states (including Vermont) permit a local TIF bond to be structured as 
either a general obligation bond or a “revenue bond”, payable only from the pledged TIF revenues. In either 
case, the Vermont statute requires a voter-authorized pledge of the municipality’s credit.  
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KEY FACTORS FOR TOD SUCCESS IN THE ROUTE 15 CORRIDOR 
 
There are several factors that would influence TOD within the Route 15 corridor.  These 
factors are based on local conditions 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).  TOD plans must 
reflect 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. 
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• 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.  
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CHAPTER 3: Market Analysis 
 
INTRODUCTION 
 
A Transit Oriented Development (TOD) must be based on the realities of the local real 
estate market in order to be successful.  While transit can act as a catalyst for 
development, it cannot create a new market that does not exist in the first place.  The 
proposed TOD use must be economically attractive in order to attract private capital 
dollars for construction of the proposed development. 

A study of the market attractiveness and feasibility for retail, office and residential 
development in the TOD study areas was performed for Winooski, Colchester, Essex and 
Essex Junction.  Based on this analysis, a TOD prototype was developed and 
opportunities for this type of development were identified within each of the TOD study 
areas.  The following provides a summary of the market assessment for the study areas 
within the Route 15 Corridor.  A more detailed presentation of the market analysis may 
be found in a companion document entitled, Transit Oriented Development Planning - 
Market Analysis, Development Opportunities and Fiscal/Economic Impact1. 

REGIONAL MARKET 

Chittenden County is the most populous county and the economic center of the state, 
providing nearly one-third of the jobs in Vermont.   

Retail - The retail opportunities in the county are numerous ranging from urban 
pedestrian malls, shopping centers, and big box stores.  There is more than 4.3 
million square feet (SF) of retail space in the county, with the largest 
concentrations located in the area of Shelburne Road (South Burlington), Taft 
Corners (Williston) and Butler Corners (Essex).  At 30 square feet per capita, 
Chittenden County can be considered to be “over-retailed”.  The economic 
recession has inevitably slowed consumer demand and by extension, has had a 
negative impact on the demand for retail space.  Overall, the Chittenden County 
retail market will remain soft, until the economy picks up. 

                                                 
1  Prepared by Basile Baumann Prost & Associates, Inc. in association with DMJM+HARRIS, 2003. 
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Office - The Chittenden County office market comprises over 5.1 million square 
feet of space with 72% of the total office supply located in suburban locations.  
The largest concentrations of office space are in the Burlington Central Business 
District (CBD), and South Burlington, with significant space in Colchester and 
Williston.  At year end 2001, the vacancy rate for office space increased to 7.7 %, 
its highest level since 1993, leaving 400,000 square feet vacant, primarily in non–
CBD Burlington and in Colchester.  It is anticipated that the Chittenden County 
office market is likely to see continued high vacancy and limited demand/market 
activity for office space, particularly in suburban locations (primarily Colchester 
and Williston), which have an oversupply of office space.  

Housing - During the 1990’s 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 lower-cost housing has shifted the housing 
demand in Chittenden County to condominiums and apartments.  Average sales 
prices for condos increased 52% since 1999 ($89,900 to $136,225).  The 
condominium market is particularly appealing to first time home buyers at the 
lower price range and “empty nesters” in the upper end price range.  Vacancy 
rates remain at historic low levels for apartments (1.5% in 2001).  A shortage of 
apartments is expected to continue in near future even with and influx of new 
development.  There are a considerable amount of new apartment units 
proposed (2,400 units - both market and “affordable”), primarily in Burlington and 
Winooski, with high-end rental housing one of fastest growing segments of 
housing market. 
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WINOOSKI 
 
Winooski is not a major retail market, 
comprising only 2.5% (107,000 sq. ft.) of the 
retail space in County.  The major retail 
locations include the Champlain Mill and The 
Marketplace.  Overall, vacancy rates were 
9.3% as of the end of 2001, some of which is 
due to the “repositioning” of the Mill as part of 
the Winooski Redevelopment Project (WRP).    

The city is not a major office market and 
contains only 1.6% (84,000 sq. ft.) of the 
County supply, consisting primarily of small 
office tenants.  The types of office tenants in 
Winooski include financial institutions, law offices, real estate service, health services, 
engineering/ research firms and institutional organizations.  The Winooski office market is 
reported fully occupied (0% vacancy rate) as of late 2001.  The Winooski Redevelopment 
Project would more than double total office amount for the city by adding 110,000 square 
feet of office space. 

There is a strong demand for housing in Winooski, particularly for multi-family housing, 
and apartment rents are comparable to other locations in Chittenden County.  Overall, 
60% of the housing units in Winooski are rental units and there are very few 
condominium units (2%).  The Winooski Redevelopment Project plans to add a total of 
800 new residential units (apartments and condominiums) to the City’s housing stock.  

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  
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COLCHESTER 

Colchester has approximately 316,000 sq. ft of retail space, representing 
more than 7% of County retail market.  The reported vacancy rate of 5.3% in 
2001 was a slight decrease from the previous year.  Colchester’s retail 
market consists primarily of neighborhood retail services – a scattering of 
shopping centers that include supermarkets, apparel, pharmacy, gardening 
and home decorating stores, including some marginal retail uses along Rt. 
15 within the TOD study area.  The Fort Ethan Allen complex contains 
building supply, furniture and crafts shops.  

Colchester represents a fairly large segment of the office market, containing 
15% of the County supply or 727,000 sq. ft.  It is primarily (96%) Class “A” 
space at Water Tower Hill and Business Park.  There is an extensive amount 
of vacancy (80,000 sq. ft.) at Water Tower Hill, and Colchester reported the 
largest increase in vacancy rates among Chittenden County submarkets 
(3.4% in June 2001 to 12.9% in December 2001).  In addition, there is 1 
million square feet of expansion space at Water Tower Hill that could 
potentially be used for office development.  The office market in the TOD 
study area along Route 15 consists primarily of small office businesses.   

Colchester is primarily a residential community and the third most populous jurisdiction in 
the state after Burlington and Rutland.  The majority (71%) of the housing stock is owner-
occupied housing, including single family homes and condominiums.  The remaining 
units (29%) are renter-occupied, and include single-family homes, apartments and mobile 
homes.  Rental vacancies are low and rent levels are expected to increase in the near-
term.  As with the rest of Chittenden County, there is a strong demand for housing in 
Colchester, particularly multi-family housing.  There are approximately 292 multi-family 
residential units proposed for Colchester, including 56 affordable apartments on Route 7, 
and 236 units proposed as part of a mixed-used development on Severance Road. 

ESSEX AND ESSEX JUNCTION 
 
Essex (including Essex Junction) has approximately 645,000 square feet of retail space, 
representing 15% of the County retail market, with a reported vacancy rate in 2001 of  

$0

$10
,00

0
$2

0,0
00

$3
0,0

00

$40
,00

0

$50
,00

0
$6

0,0
00

$7
0,0

00

Annual Sales (000s)

Building Materials/Hardware

General Merchandise

Food Stores

Auto Dealers/Gas Stations

Apparel 

Furniture

Eating/Drinking

Personal Services

Specialty

 

Colchester Retail Sales by Type, 2000 

Source: InfoUSA, ESRI Business Information Solutions  



Transit-Oriented Development Opportunities for the Route 15 Corridor Market Analysis 
 

 
November 2003  3-5  

 

5.9%.  The major retail areas include the Outlet 
Fair, Suzie Wilson Road, and the commercial 
center in Essex Junction.   

The Village of Essex Junction on its own contains 
376,000 square feet of retail space, with most of it 
located on Pearl Street (Route 15) in the “A&P 
Shopping Center” and the Essex Junction 
Shopping Center.  The retail market in Essex 
Junction consists primarily of specialty retailers 
and eating and drinking establishments.  Essex 
Junction has a high retail vacancy, with a reported 
vacancy rate as of year end 2001 of 14%.  Village 
retail demand has been impacted by “big box” 
retail development such as is occurring in 
Williston, with the “A&P” site in particular having a 
large amount of vacant space.  

Essex Junction is not a major office market, comprising only 2.4% (125,000 sq. ft.) of the 
County office supply.  Office tenants include financial institutions, real estate brokerage, 
construction/engineering firms, health services, social services and institutional 
organizations.  The vacancy rate for 2001 was low (4%) compared to the County average 
of 7.2 %.  There is no new office space planned for Essex Junction. 

The Village of Essex Junction has about 3,501 housing units, of which 71 % are owner- 
occupied and 29% are rental units.  A substantial number (1500) of housing units are 
condominiums.  There is a strong demand for housing in Essex Junction, as there is 
there is in the other corridor communities and all of Chittenden County.  Rental rates are 
comparable to other locations in Chittenden County.  There are approximately 712 new 
housing units under constructions and/or proposed for Essex Junction including Riverside 
in the Village (493 units), Highland Village (77 condominium units) and Whitcomb Heights 
Phase II (142 condominium units).  

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  
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A TRANSIT VILLAGE HOUSING PROTOTYPE 
 
Transit-oriented development (TOD) seeks to create a mix of residential and commercial 
uses as may be found in any traditional village.  The market analysis conducted for the 
Route 15 corridor communities indicates that there is a strong demand for housing that 
would be compatible with a TOD approach to development.  There have been enough 
successful TOD projects around North America to demonstrate the value of certain 
prototypic design features.  While a “cookie-cutter” approach is never appropriate, the 
meat and potatoes of transit village development—multi-family housing with street-level 
retail—often includes the following: 2 

• residential density of 45-70 units per acre 
• site coverage of approximately 60%, leaving 40% for open space, circulation, 

and surface parking 
• floor-area ratios (FARs) of 1.75 to 2.5 
• average heights of three to five stories 
• ground-floor retail consistent with community needs 
• an average of 1.0 to 1.5 parking spaces per residential unit 
• parking ratios for retail and restaurant uses significantly below those typical of 

non-transit settings 
 
While short-term retail parking is best left on-street, residential spaces should be placed 
behind the buildings they serve.  Where feasible, residential and office parking can be 
placed in garages wrapped “doughnut-style” within the multi-story buildings, allowing 
residents convenient access to their parking spaces.   

Development of this type is often incompatible with existing zoning that may be more 
responsive to automobiles than to pedestrians and transit.  But it is a versatile and 
effective form, which can support in-fill density for built-up station areas or be replicated, 
with appropriate architectural variation, to form new communities.   

                                                 
2 The parameters outlined below are appropriate for smaller town, village, and neighborhood settings like 

those found on the Route 15 Corridor.  In more built-up urban locations, greater height and massing would 
be appropriate. 
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The following chapters discuss specific TOD opportunities for each of the study areas 
within the Route 15 corridor and provide implementation recommendations that the 
communities could adopt to encourage greater pedestrian, bicycle and transit usage.  
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CHAPTER 4:  Winooski – Mill Town Revitalization 

INTRODUCTION 

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 northeast of Burlington.  Winooski’s 
growth was fueled by the development of the woolen mills that were constructed along 
the Winooski River and the arrival of the railroad in the mid-nineteenth century, creating a 
land use pattern that is still in evidence today.  The city’s fortunes declined with the 
closing of the mills and many of the older industrial buildings were demolished as a result 
of Urban Renewal efforts in the 1960’s and 1970’s.  The focus changed in the 1980’s with 
the restoration of two major mill buildings - the Woolen Mill was adapted for mixed 
residential and commercial use, and the Champlain Mill was renovated to create retail 
and office space.  The city is continuing its revitalization efforts with the Winooski 
Redevelopment Plan (WRP), which will advance the adaptive reuse of the Champlain Mill 
and convert surface parking lots into a traditional street grid lined with mixed-use 
development.  The density and mix of uses proposed by the WRP, along with its 
proposed pedestrian enhancements are by their nature transit-oriented.  

The following sections provide a profile of the study area and a discussion of potential 
TOD opportunities within the City of Winooski.  

STUDY AREA AND EXISTING SITE CHARACTERISTICS 

The study area encompasses an area within a one-half mile radius centered on a 
proposed station site on the rail right-of-way (ROW) between Barlow and East Streets, a 
block north of East Allen Street (Route 15) and the WRP site.  The study area is located 
primarily within the Central Business District, and contains a variety of concentrated 
development uses, including commercial/retail, office, medium- to high-density 
residential, and municipal/government.  This area is the most densely populated station 
area along the proposed rail line with 4,016 persons living within one-half mile of the 
station.   A small section of Burlington lies across the river to the south, including the 
Chase Mill and adjacent residential neighborhoods.  The TOD planning effort however, 
focuses only on Winooski.  
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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 for vehicles 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 (CCTA) with a 
bus stop on East Allen Street at the Champlain Mill connecting Burlington to Essex 
Junction.  Route 15 (East Allen Street) serves as the primary east-west corridor in the 
area, and Route 2/7 (Main Street) provides access to Colchester to the north and to 
Burlington and the Hill Institutions (University of Vermont and Fletcher Allen Health 
Center) to the south.  
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Figure 4.1  Winooski Transportation Infrastructure 
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DEMOGRAPHIC-ECONOMIC PROFILE 

Winooski is a compact city, comprising only 795 acres, with a population of approximately 
6,561 persons.  It was one of two communities in the state (the other is Burlington) to 
lose population between 1990 and 2000, dropping 1.3% or 88 residents.  Winooski is 
projected to grow by 9% by the year 2020 adding 590 residents.  This represents an 
increase of nearly 0.6% annually, compared to Chittenden County as a whole, which is 
projected to grow three times faster at 1.7% annually. 1 

Compared to the County and State, the City of Winooski has a much higher density of 
population.  There are just over 900 dwelling units, including 495 single family and 416 
multi-family units within ½ mile of the station, resulting in a population of 4,206 persons 
living within the TOD study area.    

The City of Winooski has the lowest median household income in Chittenden County, 
averaging $30,492, nearly 56% less than the County average.  The average annual 
wage is $27,516, which is 25% lower than the county average of $34,301 and close to 
the state average of $28,900.   

EMPLOYMENT 

The Winooski TOD study area is home to over 200 commercial establishments, 
including office, retail, and municipal uses, employing approximately 1,366 persons. 
The largest employers within the study area include the: Vermont Student Assistance 
Corporation with over 200 employees, and the City of Winooski police and administrative 
departments.  There are also a number of restaurant, retail, and social service employers 
within the study area. 

                                                 
1 Economic and Demographic Forecast prepared for the Chittenden County Metropolitan Planning 
 Organization and Chittenden County Regional Planning Commission by Economic & Policy Resources, Inc., 
 2000. 

Area 
Total 2000 
Population 

Density 
(Persons per sq mi.) 

Study area 4,016 5,139 

Winooski 6,561 4351 

Chittenden County 146,571 272 

Vermont 608,827 66 

Median Household Income 

     

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 
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Figure 4.2  Winooski Dwelling Units 
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LAND USE 

The study area is a dense urban environment that includes the Central Business District. 
It has the following characteristics: 

• Residential land uses combine to comprise 66 percent of the land area within 
1/2 mile of the proposed station site.    

• 54% of the dwelling units are single-family. 

• Multi-family units comprise 19% of the land area, but 46% of the housing units in 
the study area.  The largest multi-family complex in this area is the 180-unit 
Woolen Mill apartments. 

• There are a variety of commercial/industrial uses including offices, restaurants 
and municipal uses in over two hundred different establishments, totaling 
373,223 square feet (sf) of building space. 

• Approximately 4%, (22 acres) of the study area is floodplain associated with the 
Winooski River and is unsuitable for development. 

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 downtown is also the site of 
the Winooski Redevelopment Plan area described in the following section.  In addition, 
the study area is 2 ½ miles from the Hill institutions in Burlington which represent some of 
the largest employers in Chittenden County.  The Hill institutions are served by CCTA 
bus transit.   

Transit supportive land uses can include higher-density residential uses, a mix of uses, 
and uses that encourage pedestrian activity.  Because Winooksi’s development patterns 
have not changed since the nineteenth century and developed around the arrival of the 
railroad, the existing land use and street patterns are transit and pedestrian friendly.  
Many of the land uses in downtown Winooski, therefore, fit into the transit-supportive 
category.  There are, however, some uses, that would not be supportive of a TOD, 
including primarily auto-oriented services like gas stations, auto repair shops and drive-
through restaurants.    

Land Use Category Acres Percent 

Single Family Residential 231 47 

Multi-Family Residential 94 19 

Transportation and Utilities  80 16 

Commercial and Industrial 26 5 

Vacant 41 8 

Municipal and Religious  13 3 

Open Space and Recreation 6 1 

Mixed Use 1 0.0 

Total  493 100 
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Figure 4.3  Winooski Land Use 
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WINOOSKI REDEVELOPMENT PLAN   
 
The ambitious Winooski Redevelopment Plan seeks to 
re-create a mixed-use urban village concentrated on 
21 acres of land in the area between the river and East 
Allen Street (Route 15).  The City and the Winooski 
Community Development Corporation (WCDC) have 
begun to implement a multi-phase redevelopment 
program that includes offices, retail, elderly housing, 
market-rate housing, civic uses, and entertainment as 
follows:  

General 
Office 

250,000 sf General Retail/ 
Restaurants 

92,000 st 

Fitness 
Center 

15,000 sf Twelve-Screen 
Cinema 

50,000 st 

Hotel 250 rooms Municipal/ 
Government 
Center 

43,000 sf 

Housing 800 Units Parking 1,100 
spaces  

 
The plan includes reuse of the historic Champlain Mill 
as well as extensive new construction; all organized 
around an appropriately-scaled street grid and 
enhanced riverfront access through the Champlain Mill 
Riverwalk.  Structured parking will be placed below-
grade or behind buildings.  Over 100 acres of riverfront 
and floodplain is to be used for recreation, 
conservation and open space.  By its nature, the 
Winooski Redevelopment Plan is TOD friendly.   
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FIGURE 4.4 Winooski Transit Supportiveness Analysis 
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EXISTING ZONING/LAND USE CONTROLS/DESIGN STANDARDS 

For the most part, zoning within the study area is supportive of TOD. 

• Winooski’s Central Business District (CBD), 18 % of the study area, encourages 
commercial and high-density residential uses.  The CBD allows a maximum 
floor-area-ratio (FAR) 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 % of study area), encourages a variety of 
business and service activities, and two-family residential is allowed as a 
conditional use.  The General Commercial District allows a maximum FAR of 
1.00 and a maximum permitted density of 11.6 dwelling units per acre.  

• In addition, 23 % of the study 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 land in the study 
area (37%) is zoned for low density residential and for recreation and open 
space.    

• Winooski’s Interim Land Development Regulations allows high density 
residential uses and includes parking regulations within the study area. 

• Parts of downtown Winooski are included within the Design Review District, 
which is intended to preserve, develop and protect Winooski’s man-made and 
natural resources and to ensure that new development is compatible with the 
character of the downtown.   

• Winooski parking regulations within the study area include:  1 space per unit for 
residential; 1.5 per unit for multi-unit residential; 5 spaces per 1,000 sf for 
ground level commercial and 1.66 spaces per 1,000 sf for all other commercial.   
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Zoning District2 Percent Permitted Uses- Pedestrian 

Friendly 
Permitted Uses- Not 
Pedestrian Friendly 

Design Standards Affecting Viability of TOD 

City of Winooski 
Interim Land 
Development  

 By right:   
Banks, Multi-family; Grocery 
stores, post offices  

 • Winooski Design Review District 
• Interim Land Development Regulations for 

Downtown Core District 
• Site Planning Guidelines  

Residential Medium 
Density (R-2) 

23 Conditional: 
2-Family; Small retail/office 
 

 • Site Planning Guidelines  

General Commercial 
(GC) 

22 By right: 
Offices; Retail; Small, light 
manufacturing; Restaurants; 
Churches  
Conditional: 
Two-family  
 

Conditional:   
Parking garages; 
warehouses; auto sales and 
services  

• Site Planning Guidelines  

Central Business 
District (CBD) 

18 By right: 
Professional/businesses; Retail; 
Restaurants 
Conditional: 
Multi-unit residential 
 

Conditional:  
Filling stations; Fast 
food/drive through 

• Winooski Design Review District 
• Interim Land Development Regulations for 

Downtown Core District 
• Site Planning Guidelines  

Residential Low 
Density (R-1) 

26 Conditional:      
Churches, public uses. 
 

  

                                                 
2 Land area within Burlington not included in this analysis of land use regulations.   
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Figure 4.5  Winooski Zoning 
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MARKET ANALYSIS 

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.  

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 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. 

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 vacancy and limited 
demand/market activity for office space, particularly in suburban locations. 

Probability of Residential/Commercial Development.   The study area contains 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 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 serve as a catalyst for the creation of 
basic service retail for all residents. 
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TOD OPPORTUNITIES  

Potential TOD Sites.   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 study area.  The best opportunity for additional 
future TOD development, in addition to the WRP, would be a wedge-
shaped area 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 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 parcels which represent infill redevelopment 
opportunities that would take advantage of prevailing market conditions 
and encourage transit-oriented development.  

The following table summarizes the existing uses, location, and size of 
these potential redevelopment opportunity sites for transit-oriented infill  
identified above that are located within the TOD study area.  The specific 
development and land use attributes for this prototypical small parcel 
development program consists of the following: 

Based on the market analysis and transit-oriented development potential, 
the recommended prototypical development program consists of 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 parcels. 

 

Site Existing Use Location Size (acres) 
#1 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 
residences 2 

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  
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Figure 4.6  Potential TOD Sites in Winooski
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Development Program  
 
The prototypical development program allows for the following development criteria: 

• 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 

 

Prototypical One-Acre Site 
 

• Three-story structure (78,460 square feet (sf) - 26,136 sf per floor, including 
13,068 sf of covered parking) 

• Ground floor residential (13,068 sf) or retail (80% efficiency of ground floor retail 
space, or 10,454 sf, 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 space or 52,320 sf) 

• Each residential unit averages 1,200 sf (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 
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ECONOMIC BENEFITS 

Applying the development program to the recommended site would yield the following: 

 

In all, the development of these identified parcels would have the potential to generate: 

• 175 full time equivalent jobs 

• 264 residents 

• $1 million in annual real property tax revenue 

IMPLEMENTATION 

Public Sector Investment/Support.   The proposed TOD study 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 incremental 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 

Parcel Size 
(Acres) Location Residential (No. of 

Dwelling Units) 
Commercial 

(Square Feet) 
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 
  Total 264 61,000 
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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.  

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 

Zoning and Land Use Control Considerations 
 
TOD opportunity Parcels 1, 2, 3, and half of 4 are located in the Central Business 
District (CBD) and the remainder of Parcel 4 and all of Parcel 5 are located in the 
Residential Medium Density District.   

The prototypical development calls for: 

60 percent site coverage 

• 40 percent circulation, open space/parking 



Transit-Oriented Development Opportunities for the Route 15 Corridor Winooski – Mill Town Revitalization 
 

 
November 2003  4-19  

 

• Floor-area-ratio (FAR) of 1.8  

• A maximum allowable height three stories or 36 feet;  

• Mixed Residential density up to 44 dwelling units per acre and pure residential 

density up to 52 dwelling units per acre 

These characteristics are all within the density, height, and FAR restrictions prescribed 
within the Central Business District which presently 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.  The prototypical development characteristics are however, not within the 
density, height, and FAR restrictions prescribed within the Residential Medium Density 
District which presently allows for a maximum residential density of 11.6 dwelling units 
per acre, a maximum height of 35 feet, and a maximum FAR of 0.40. 

While zoning within the study area is for the most part is supportive of transit oriented 
development, the following recommendations would enhance and reinforce a TOD focus 
for the study area:   

• Expand the Central Business District along both sides of Route 15 (East Allen 
Street) to the Spring Street intersection to include all parcels proposed for 
redevelopment, thereby removing the impediment to TOD associated with the 
Residential Medium Density District.  

• Restrict auto-oriented warehouse, auto sales, gas stations, and fast food/drive-
through establishments that are not TOD compatible.  

• Reduce the minimum parking for multi-family units within the Central Business 
District to 1 space per unit. 

• Reduce the number of spaces required for ground floor commercial uses within 
the Central Business District from 5 spaces per 1,000 sf to 1.66 spaces per 
1,000 sf.  Encourage shared parking and the use of off-site parking to allow 
greater building density. 
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DESIGN CONSIDERATIONS 

The Winooski Redevelopment Plan has established design guidelines which overlay the 
Central Business District and provide mechanism to help ensure that the visual character 
of new development is consistent with the existing downtown character.  These 
Guidelines are supportive of TOD because they encourage a pedestrian-friendly 
environment and should be extended to cover the TOD opportunity parcels outside the 
existing redevelopment area.  Specific recommendations include the following: 

Pedestrian Improvement Recommendations 
 

• Sidewalk treatments in new development areas should match sidewalks created 
in the Winooski Redevelopment Plan. 

• Continue use of pedestrian-friendly designs such as neck downs at intersections. 

• Maintain sidewalk widths at maximum possible or allowable within the right-of-
way. 

• Emphasize sidewalk connections to transit. 

• Connect pedestrian trails or routes to multi-use paths. 

Lighting Recommendations 
• Lighting in new transit oriented developments should be consistent with Winooski 

Redevelopment Plan streetscape. 

• Use lighting to highlight location of transit stops for easy night visibility. 

• Use banners on light pole brackets to indicate station area or district identity. 

Sign Recommendations 
• Establish a transit area sign system with distinctive graphics for the transit area 

district. 
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• Discrete yet visible signs, able to be seen at 50 meters, are needed to indicate 
location of transit station and parking structures.  

• Traffic signs should be at Manual of Uniform Traffic Control Devices (MUTCD) 
minimums to reduce visual clutter. 

Traffic Recommendations 
• Provide new specially paved pedestrian crossings to increase driver awareness. 

• Carefully review signal timing and optimization to account for increased traffic 
over time.  

Parking Recommendations 
• Utilize Winooski Redevelopment Plan structured parking where possible.   

• On-street parking should be managed, and should be reserved for customers or 
visitors.   

Gateway Recommendations 
• The WRP addresses the gateway concept when crossing the Winooski River 

from Burlington through streetscape design.  The bridge over the Winooski River 
at Main Street can be enhanced through signs and lighting to reinforce the 
gateway concept. 

• There is an additional opportunity for downtown gateway design elements at the 
Spring Street intersection with East Allen.  Street design elements can create a 
well-defined transition from highway to pedestrian street with lighting and 
landscaping that should affect driver behavior. 

Open Space Recommendations 
• Plant Street trees where possible given the constraints of lighting, signs and 

snow storage. 

Roadway Recommendations 
• Minimize roadway cross-section where possible to inhibit excessive speed.   
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CHAPTER 5: St. Michael’s College/Fort Ethan Allen – Connecting Communities 

INTRODUCTION 

The proposed St. Michael’s College/Fort Ethan Allen station is located within the towns of 
Colchester and Essex in an area that can be characterized as campus/institutional.  This 
area along the Route 15 corridor contains some of Chittenden County’s major institutional 
uses, including St. Michael’s College, Fletcher Allen Health Care – Fanny Allen Campus, 
Fort Ethan Allen, and Camp Johnson.   

St. Michaels College is a liberal arts college with approximately 1,900 students located on 
440 acres along Route 15 (College Parkway) near the Winooski municipal boundary.  
Fort Ethan Allen, a historic late 19th century military base that was decommissioned in 
1961, is located approximately one mile east of St. Michael’s College.  Fort Ethan Allen’s 
landmark red brick buildings are under the ownership of St. Michael’s College, the 
University of Vermont, and numerous individual private landholders, and provide for a mix 
of commercial, industrial, institutional, and residential uses.  Camp Johnson is located 
between St. Michael’s College and Fort Ethan Allen.  It is a federally owned facility that 
provides training and administrative activities for the Vermont National Guard on 
approximately 790 acres.  

The following sections provide a profile of the study area and a discussion of potential 
TOD opportunities within this section of the Route 15 corridor.  This planning effort was 
developed in conjunction with an input from stakeholders within the corridor, who 
identified a need for better connections between St. Michael’s College and Fort Ethan 
Allen, as well as improvements to Route 15 to increase pedestrian and bicycle safety and 
access.  There is also a stated desire to redevelop underutilized sites and create an 
attractive village community at Fort Ethan Allen with day and night vitality while protecting 
the historic character of the area.  

Study Area and Existing Site Characteristics.   The St. Michael’s College/Fort Ethan 
Allen area is unique among the Route 15 corridor communities in that institutional uses 
play a significant role in determining the character of the study area, in comparison to 
Winooski and Essex Junction which contain traditional urban and village center 
development patterns.  Most of the activity in this section of the corridor occurs on the 
north side of Route 15, which contains the main campus of St. Michael’s College, Camp 

 

Source:  St. Michael’s College 
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Johnson, and Fort Ethan Allen.  The Fanny Allen Campus of Fletcher Allen Health Care 
is located on the south side of Route 15, which has a four-lane cross section and higher 
travel speeds throughout this planning area, making it difficult for pedestrians to cross.  
The stakeholders in this area identified this as a problem, and expressed a desire to 
enhance connectivity among the uses in the corridor.  Therefore the study area was 
extended beyond the traditional half-mile station planning area to encompass an area 
that extends from St. Michael’s College on the west to the intersection of Suzie Wilson 
Road and Route 15 on the east.   

Accessibility.  The study area is bisected by Route 15 (College Parkway), which is the 
major east-west access route between Essex and Burlington.  Route 15 in this section of 
the corridor is dominated by the automobile mode and is not pedestrian or bicycle 
friendly.  At the eastern end of the study area, Suzie Wilson Road provides access to 
Route 289 (the Circumferential Highway) and the growing communities of Essex, Jericho 
and Underhill to the northeast.  At the western end of the study area, Lime Kiln Road 
provides access to Burlington Airport and industrial and commercial areas in South 
Burlington. 

The station area is presently serviced by the Chittenden County Transportation Authority 
(CCTA) service connecting Burlington to Essex Junction with bus stops on College 
Parkway at St. Michael’s College, at Fanny Allen, and within the Fort Ethan Allen 
complex.  In addition, shuttle services are operated by St. Michael’s college to transport 
students to and from the main campus to the college facilities at Fort Ethan Allen via 
Route 15.  The service is in a continuous loop that takes approximately twenty minutes 
from start to finish.   

The proposed station site is located off of Woodside Drive within the railroad right-of-way 
(ROW), 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 opposite Barnes 
Avenue connecting Route 15 with the Woodside Recreation Area and with the state 
juvenile facility.   

The Fort Ethan Allen station site could allow for pedestrian and bicycle access from the 
Fort Ethan Allen area, for shuttle bus service from St. Michael’s College and Fanny Allen 
Campus, and for CCTA feeder buses.  Pedestrian enhancements would be necessary for 
access to and from the station site.  This includes providing pedestrian access from Fort 

Rt. 15 at St. Michael’s College Campus  

Rt. 15 at Fanny Allen Campus 

Rt. 15 approaching Barnes Road 
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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.   
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Figure 5.1  Transportation Infrastructure 
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DEMOGRAPHIC-ECONOMIC PROFILE 

Colchester and Essex are some of the fastest growing communities in Chittenden County 
and the state.  Between 1990 and 2000, the population of Colchester increased more 
than 15 percent, while the population of Essex (including Essex Junction) increased by 
almost 13 percent.  This growth is expected to continue with the Colchester population 
projected to increase by 44 percent to a population of 24,389 and Essex (the Village and 
the Town combined) is projected to increase by 49 percent to 27,744 in 2020. 

There are a number of institutional uses that increase both the residential and density 
near the station area, including:  

The residential density within one-half mile of the proposed station is significantly higher 
than the residential density of Chittenden County or the State of Vermont.  Both 
Colchester and Essex Town have higher median household incomes than the County 
and the State. 

 

 

 

 

 

 

Area Total 2000 
Population 

Density 
(Persons per sq. mi.) 

Study Area 7,536 2,093 

Colchester 16,986 461 

Essex (Town & Village) 18,626 474 

Chittenden County 146,571 272 

Vermont 608,827 66 
• St. Michael’s College 

• University of Vermont Graduate Student Housing at Fort Ethan Allen 

Median Household Income, Colchester and Essex  
 

Area 1990 2000 Number Change Percent Change 

Essex $44,372 $58,441 $14,069 32% 

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 
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EMPLOYMENT 

There are 93 commercial establishments within the study area that employ over 2000 
people.  Many of these establishments are located in the Fort Ethan Allen complex, which 
has a number of commercial, industrial, and institutional uses that in total employ more 
than 500 people.   The major employers located within the study area include:  

• St. Michael’s College, 742 employees  

• 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 

 
 
 

Fanny Allen Campus of FAHC 

Vermont National Guard Camp Johnson 
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Figure 5.2 Major Employers  
 

1. Saint Michael’s College 
2. Fanny Allen Hospital 
3. Camp Johnson 
4. Rehabilitation Center – FAHC 
5. Green Mountain Nursing Home 
6. Vermont Agency of 

Transportation  
7. Woodside Juvenile 

Rehabilitation Center 
8. WETK 
9. Champ FM Broadcasting 
10.  Champlain Vocational Services 
11.  Clear Channel Communications 
12.  Red HED Supply Inc. 
13.  Vermont Public Radio 
14.  Firetech Sprinkler Corp 
15.  Sports & Orthopedic 

Rehabilitation. 
16.  Symphonyshades DOT COM 
17.  Gero Brothers Movers Inc. 
18.  Fletcher Allen Health Care 
19.  Trowel Trades Supply Inc. 
20.  Vermont Center for Cancer 
21.  Refugee Resettlement Program 
22.  St. Michael’s College Building 

Division 
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LAND USE 

Institutional uses in campus settings comprise a majority of the land uses 
within the study area.  The major access points to the institutional 
campuses occur along Route 15 and there is very limited pedestrian 
access between the campuses.   

• Approximately 47 percent of the land area is under institutional 
ownership including St. Michael’s College, the University of 
Vermont (UVM), Fletcher Allen Health Care and Camp Johnson. 

• Eleven percent of the study area is occupied by residential uses 

• There are 2,513 housing units in this area, including 115 UVM 
apartments at Fort Ethan Allen.  Approximately 57 percent of 
the housing units in the study area are owner-occupied, 40 
percent are renter occupied and 3 percent are vacant. 

• There is very little commercial/retail use in the area, with some 
highway-oriented commercial development along Route 15 
opposite the St. Michael’s College and Fanny Allen Hospital. 
Fort Ethan Allen also contains some commercial development.   

• Open space and recreation areas comprise 33 percent of the 
study area.  Most of the study area south of the proposed 
station site on the Winooski Branch rail ROW is the 100-year 
floodplain of the Winnoski River and is not buildable.   

 

 

 

 

 

 

 

 

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.  St. Michael’s College, 
located on the eastern end of the station area, is a 1,900 student 
private, liberal arts college offering more than 30 undergraduate and 
graduate degrees.  Ninety percent of students live on campus.   

Land Use Category Acres Percent 

Institutional 1078 47% 

Open Space and Recreation 296 13% 
Transportation and Utilities  188 8% 
Residential 260 11% 

Commercial and Industrial 275 12% 
Vacant 192 9% 
Total 2290 100% 



Transit-Oriented Development Opportunities for the Route 15 Corridor St. Michael’s College/Fort Ethan Allen: Connecting Communities 
 

 
November 2003  5-9  

 

Figure 5.3 St. Michael’s College/Fort Ethan Allen Land Use  
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Le gen d

T ra ns it S u p po rtive

N o t Tran sit  S up p o rtive

T ra ns it S u p po rtive  O pp ortu n ity

V Pro p o sed  Sta tio n

Figure 5.4 St. Michael’s College/Fort Ethan Allen Transit Supportiveness Analysis 
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ZONING/LAND USE CONTROLS 

Zoning in Colchester near the potential transit station is generally more suburban than 
the zoning surrounding the potential transit station in either Winooski or Essex Junction.  
As such, the residential density is much lower than is desirable for Transit-Oriented 
Development (TOD).     

• The General Development 1 district allows a maximum residential density of just 
over 4 dwelling units per acres, for single family homes, just over 5 dwelling units 
per acre for duplexes, and just over 4 multi-unit dwelling units per acre.  The 
minimum lot size is 10,000 square feet and maximum height is 30 feet.   

• The General Development 2 district allows a maximum residential density of 10 
units per acre, a minimum lot size of 20,000 square feet and a maximum height 
of 35 feet. 

• The Mobile Home district allows a maximum residential density of just under 3 
mobile home units per acre.  Minimum lot size is 15,000 square feet 

Zoning within Essex classifies the area nearest the proposed station, including the Fort 
Ethan Allen Parade Grounds as Open Space (O1).  The residential/institutional area of 
Fort Ethan Allen is zoned Historic Preservation-Design Control District (HP -DC), which is 
intended “to minimize the threat of demolition or substantial character alternations of the 
historic structures contained within the area.”  This zone allows the use of the Parade 
Ground acreage to count toward the calculation of maximum density for those parcels 
now or formerly owned by the University of Vermont to allow the renovation of existing 
structures into multiple family residences at an overall density not to exceed 2.178 
dwelling units per acre, where at least 50 percent of the dwelling units shall be set aside 
as affordable.    



Transit-Oriented Development Opportunities for the Route 15 Corridor St. Michael’s College/Fort Ethan Allen: Connecting Communities 
 

 
November 2003  5-12  

 

 

 

Zoning District Permitted Uses- 
TOD Friendly 

Permitted Uses- 
Auto-Oriented 

Design Standards Affecting Viability of TOD 

Colchester 
   

General Development 1 By-right: duplex, multi family, 
rooming houses,  

By-right:  High-volume 
traffic generation uses, 
Drive-through banks 

Maximum density of multi-family dwellings and dormitories is 
4.36 dwelling units/acre.   

Minimum front yard setbacks are 45 feet. 

General Development 2 By-right:  multi-family, retail, 
restaurants 

By-right:  Drive-through 
banks 

Multi-family density with public off-site water and sewer not to 
exceed 10 dwelling units per acre.  Without public off-site sewer 
not to exceed 4 dwelling units per acre. Minimum front yard 
setbacks are 30 feet. 

Mobile Home Park By-right: Mobil homes   Maximum density subject to PRD review. 
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Figure 5.5 St. Michael’s College/Fort Ethan Allen Zoning 
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MARKET ANALYSIS 

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.   

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.   

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 to infill and 
redevelopment opportunities.  The station area includes a variety of institutional and 
military uses (Camp Johnson, Fort Ethan Allen, St. Michael’s College) that control most 
of the land in the study area, and therefore it is unavailable for residential or commercial 
development.   

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 the I-89 Route 15 and Exit 16 interchanges.  The Town of Colchester (per the 
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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 been designated as open space 
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) 
which limits the ability to increase development density.  

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.  The 
Colchester 2002 Draft Master Plan further states that any future commercial development 
should be concentrated in designated “local growth centers”, including Exit 16, Exit 17, 
and Severance Corners.   

TOD OPPORTUNITIES  

Potential TOD Sites 

While Fort Ethan Allen itself is essentially built out, this area is a strong candidate for 
residential development with supporting retail use from a market perspective.  In addition, 
the area works well as a location to intercept traffic heading to major employment centers 
in Burlington (such as UVM and the Fletcher Allen Health Center) from northeast 
communities using Route 289 and Suzie Wilson Road, or from the east using Route 15.  
An intermodal center serviced by transit can remove traffic from the Route 15 corridor 
and reduce congestion and parking requirements within Burlington.   
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Figure 5.6 Potential TOD Sites within the St. Michael’s College/Fort Ethan Allen Study Area
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There are three parcels within study area that represent strong candidates for multi-family 
residential/limited retail development, as well as, one parcel that could be the location for 
an intermodal transportation center with structured parking and a community gathering 
place.  All four of the sites are located in Colchester.  The following describes the 
prototypical development program for this intermodal center development site and multi-
family residential development sites.  The shared vision for the Fort Ethan Allen station 
area is to create a vibrant mixed-use development with seven day a week activity.  It is 
important to protect the historic character of the Fort Ethan Allen area in the 
redevelopment process.  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.  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.   

Site #1 - Intermodal Center 

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 which abuts the Winooski 
Branch rail ROW.  This could be the site of the proposed intermodal center that would 
include structured parking, bus access and circulation, and a community gathering place 
such as a conference center, auditorium, recreation, or a “specialty niche” type movie 
theatre (e.g. arts cinema).  Since this site abuts the rail ROW, a rail platform and station 
could be integrated into the facility at this location should rail passenger service be 
developed in the future.  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 to Mount Mansfield and Camels Hump.  This is 
an important consideration as stakeholders from both the Town of Colchester and St. 
Michael’s College recommend 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 the analysis of the site and transit-oriented development opportunities, the 
specific land use and development characteristics for the Site #1 development program 
would consist of the following: 

 

Land Use Characteristics 

• Site size is 5.13 acres  
 
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.). 

• Potential for active recreation opportunities on top of 
structure such as soccer/baseball fields, outdoor concert 
stage, outdoor hockey rink, structured amphitheatre. 
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Figure 5.7 Proposed Intermodal Center 
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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 on this site 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 utilization 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 a modest 
amount of commercial/retail development facing the roadway, 
utilizing one story buildings at a floor-to-area ratio (FAR) of 0.25 with 
five parking spaces per 1,000 square feet of development.   

Site #4 

This site, comprising 10.9 acres, is the present home of the Vermont Agency of 
Transportation District 5 Maintenance Facility located off of Barnes Road on the north 
side of Route 15, at the western end of Fort Ethan Allen.  This site provides a natural 
connection to the intermodal transit station via Barnes Road.    

Development Program 

Site #3 is recommended for commercial/retail development.  The recommended 
prototypical development program for Sites #2 and 4 includes multi-family residential 
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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 
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ECONOMIC BENEFITS 

Site 
Size 

(Acres) Location 
Residential 
(No. of DU) 

Commercial 
(SF) 

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 VAOT District 5 Maintenance Facility 432 N/A 
  Total 612 45,000 
 

In all, the development of these identified parcels would have the potential to generate: 

• 129 full-time equivalent jobs 

• 612 residents 

• $1.9 million in annual real property tax revenue 

IMPLEMENTATION 

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 
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direction and support by the public sector, including the local 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, as presented in the 
Environmental Assessment for the Burlington-Essex Rail Project, allows access by 
pedestrian, bicycle, kiss and ride, and bus, but does not provide much needed park and 
ride facilities.  It was intended as a “basic” station to allow for phased implementation of 
rail passenger service in the corridor.  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 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 savi ngs 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.   

Access Recommendations and Design Considerations 

The dominant transportation mode in the Route 15 Corridor between Fort Ethan Allen 
and St. Michael’s College is the automobile.  Land use along the corridor is being defined 
by the automobile. The highway acts as a barrier and corridor is not pedestrian or bicycle 
friendly.  On the plus side, much of Route 15 has the cross-section of a boulevard 
already, with two travel lanes in each direction separated by a grassed-median.  The 
addition of supporting elements such as sidewalks, defined pedestrian crossings, 
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landscaping and lighting would create a more-pedestrian friendly environment.  The 
following provides specific access improvement recommendations to enhance the 
corridor. 

Improve Pedestrian Crossings:  Better pedestrian crossings are needed to connect the 
FAHC Fanny Allen Campus to westbound CCTA bus stops.  Improved pedestrian 
crossings are needed where people cross Route 15 informally now.  Traffic needs to flow 
freely on College Parkway, so a balance between pedestrian requirements and travel 
time needs to be achieved.   

Improve Internal Circulation for Institutions:  The potential relocation of the main gate 
at Camp Johnson to a point further inside the facility creates an opportunity to formalize a 
new road connection between Fort Ethan Allen and St. Michael’s College.  FAHC also 
plans an internal circulation route off of their existing jug handle.  Better alignment is 
needed between the Fanny Allen’s jug handle road and the Vermont National Guard road 
across the street.  An opportunity exists to create a 4-way intersection at the entrance 
road to the Fanny Allen campus, but implementing this is complicated by land ownership 
issues along the north side of College Parkway (Dunkin’ Donuts, et. al).      

Route 15/College Parkway – Change Roadway Character:  Changes to roadway 
cross section may have a traffic calming effect.  Increased sidewalk widths, adding 
medians, bringing planting closer to the road edges, pedestrian scale lighting, and paved 
crosswalks will all help to reinforce the sense of boulevard to the driver and help define a 
shared pedestrian/car environment.  Main Street around the UVM campus is an example 
of a boulevard that accommodates both automobiles and pedestrians.   
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Existing roadway – Route 15 at St. Michael’s College Proposed sidewalk, landscaping and lighting improvements 

Proposed Cross Section 
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Add sidewalk and improved crossing.  Add median and sidewalk 
landscaping and boulevard lighting. 

Route 15 at Fanny Allen Campus 
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Add sidewalk, median and sidewalk landscaping and boulevard 
lighting. 

Route 15 approaching Barnes Road 
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Figure 5.8 Transportation Enhancements & TOD Opportunities 

 

• Connect Fort Ethan Allen and St. 
Michael’s College campuses. 

• Relocate Camp Johnson security 
control gate to allow for a new road 
and pedestrian/bike path between the 
campuses. 

• Promote transit village concepts at Fort 
Ethan Allen with mixed use and 
pedestrian friendly density and street 
treatments. 

• Consider an intermodal center at 
Barnes Road/Route 15 (Site #1) 

• Implement a boulevard treatment 
along Route 15 to create a true 
Campus Parkway 

• Create enhanced pedestrian crossings 
of Route 15. 
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Figure 5.9 Fort Ethan Allen Circulation and Master Planning

• Fort Ethan Allen can be a transit-
village 

• Add village scale commercial 
and retail uses to support 
existing residents and add 
vitality. 

• Create a traditional center or 
square to enhance the village 
concept. 

• Clearly define and sign roadways 
to identify clear circulation 
patterns 

• Formalize the entrance at 
Barnes Road 

• Add pedestrian scale signage 
and lighting 

• Interpret the history of Fort Ethan 
Allen 

• Enhance pedestrian/ bike access 
to and through the area.  
Consider locating a bike path 
along the Parade Grounds and 
the proposed connector road to 
St. Michaels College. 



Transit-Oriented Development Opportunities for the Route 15 Corridor St. Michael’s College/Fort Ethan Allen: Connecting Communities 
 

 
November 2003  5-29  

 

Design Recommendations Summary 

Pedestrian Improvement Recommendations 

• A pedestrian and bicycle friendly connection paralleling Route 15 and connecting 
St. Michael’s College campus with Fort Ethan Allen will improve access, safety, 
and quality of life for residents of both areas.   

• Opportunities for safe crossing of Route 15 are paramount for existing and new 
development.   

• Consider pedestrian access along Route 15 where there are sections with no 
sidewalk.   

• Maintain sidewalk widths at maximum possible or allowable within ROW. 

• Emphasize sidewalk connections to transit. 

Lighting Recommendations 

• Along Route 15, use ornamental but functional lighting, both roadway and 
pedestrian, to communicate to drivers and pedestrians that they are in a special 
boulevard area, not a highway environment.  A lighting theme, using visually 
consistent poles and luminaires, will help to organize and define a village district 
both during the day and especially at night.  Well-designed pedestrian and 
vehicular lighting is a key element in creating a sense of place.  Light poles can 
be modified to accept permanent or temporary banners.   

• Light poles can be modified to accept permanent or temporary banners. 

• Primary entrances to institutions should have well-lit and inviting entrances.       

Sign Recommendations 

• Fort Ethan Allen needs well-planned signage system and a stronger sense of 
entrance.   
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• Consider enhancing the Barnes Road entrance to the Fort with signs, lighting, 
landscaping. 

Traffic Recommendations 

• Provide new specially paved pedestrian crossings to increase driver awareness.  
The Fort lacks a clearly defined and signed circulation system resulting in use of 
informal paths and access points.  Rationalizing the circulation system will benefit 
both residents and businesses. 

• Carefully review signal timing and optimization to account for increased traffic 
over time.  

Parking Recommendations 

• Consider an intermodal center at Barnes Road and Route 15.  This facility would 
intercept commuter traffic from the Circumferential Highway to Route 15.     

Gateway Recommendations 

• Route 15 should have an identity separate from the current highway feel – one 
that can complement the institutions.   

• Route 15 boulevard design can work together with the institutional entrances and 
their lighting and landscaping designs.  

• Fort Ethan Allen: Barnes Road at Route 15 could become a formalized entrance 
with enhanced landscaping and lighting extending the length of the road.   

Open Space Recommendations 

• Multi-use trails – trails that have both a walking and recreational component – are 
important open space elements.  

• Trails should be treated with amenities such as landscaping, opportunities to sit 
safely adjacent to the trail, and identifiable connections to street and sidewalk 
networks.   
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• Important views along the Route 15 corridor need to be identified and maintained 
through an open space plan.   

• Fort Ethan Allen needs a defined village common that is car-free and can 
function as a gathering place or symbolic center. 

Roadway Recommendations 

• Minimize roadway cross-section where possible to inhibit excessive speed. 

• Consider an enhanced boulevard treatment along median areas and edges of 
Route 15 consisting of attractive lighting, banners, and landscaping.   

• A roadway and sidewalk connection is needed between St. Michael’s College 
and Fort Ethan Allen.  A connection is facilitated if Camp Johnson can relocate a 
secure entrance further back from Route 15.   

• Internal circulation in Fort Ethan Allen needs to be planned and formalized.   

• Bus turnouts designed for efficient and smooth bus movements should be 
provided. 

ZONING/LAND USE CONTROLS  

Zoning 

The TOD opportunity parcels are all located within the Town of Colchester.  The existing 
zoning within the study area in Colchester for the most part reflects a suburban character 
in terms of lower building density and higher parking requirements.  The commercial 
zoning district General Development 1 (GD-1), allows a mix of residential and commercial 
uses, such as retail, offices, restaurants, and recreational/entertainment uses that are 
supportive of TOD.  It also limits auto-oriented uses such as motor vehicle sales and 
service.  The General Development 2 (GD-2), district limits residential uses to multi-family 
residences and allows for a similar mix of commercial uses as the GD1 district.  In 
addition, the GD2 district allows for manufacturing.  While the GD2 district does not allow 
for motor vehicle sales and service, it does allow for covered storage facilities which are 
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not TOD-supportive.  The Mobile Home Park (MHP) district allows for single family 
homes and essential services.  All zoning districts have a density requirement lower than 
desirable for TOD development, and front -yard setback requirements of 30 feet (GD-2) or 
45 feet (GD-1) that are not supportive of TOD.  Specific zoning considerations for 
development on the TOD opportunity parcels are discussed below. 

The TOD opportunity parcels are located within the following zoning districts: 

 
Site #1 - St. Michael’s College Property-Proposed Intermodal Center - General 

Development 1 District 

The GD-1 district does not allow bus or train stations or parking garages, and therefore 
the zoning would have to be changed to allow the proposed use.  The associated retail 
and/or entertainment venue is an allowed use.  Setback requirements would also have to 
be modified to allow the full development of the site for the proposed structures.  Height 
limitations may not apply to this structure, since it will be below-ground at the Route 15 
frontage, although it will be open at the rear of the site facing the rail ROW. 

Site #2 - Westbury Mobile Home Park – Mobile  Home Park District 

Site #2 is recommended for the prototypical development program of a four story 
structure with structured parking in the center of the site at a residential density of up to 
66 dwelling units per acre.  The existing zoning on this site is not compatible with the 
TOD use, since it does not allow for development of multi-family residences at the height 
or density recommend, and therefore would need to be revised to reduce setbacks to a 
minimum, increase height to 60 feet and reduce parking requirements from 2 spaces per 
unit to 1.5 spaces per unit.  The zoning district would also need to be revised to allow for 
structured parking as an accessory use.  Not withstanding the zoning changes, adequate 
sewer infrastructure would also be needed to support the proposed densities. 

Site #3 - Commercial Strip Along Route 15 - General Development 1  District 

This site is recommended for commercial development consistent with the allowable uses 
in the GD-1 district.  Front-yard setback requirements would have to be reduced from the 
existing 45 feet to allow for parking at the rear of the structures.   
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Site #4 - Vermont Agency of Transportation Maintenance Facility - General 
Development 2 District 

Site #4 is recommended for a potential mix of residential development types with the 
potential for some supporting retail.  This zone only allows for multi-family residences at a 
density of up to 10 units per acres, which is compatible with a townhouse style of 
development.  As with the G-1 district, setbacks, building height, and parking 
requirements would have to be modified to allow for a TOD- friendly development.  
Adequate sewer infrastructure would also be needed to support the proposed densities. 
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CHAPTER 6:  Essex Junction – Restitching the Village fabric 
 
INTRODUCTION 

Transportation patterns have influenced the development of the Village of Essex 
Junction.  The railroad arrived in the mid-1800s and by 1853 six railroads were making 
connections here, leading to the area being named Essex Junction.  The Village center 
began to form around the railroad junction and by 1869 the “Five Corners” of Main, 
Maple, Park, Pearl and Lincoln Streets were established.  By 1890 the population of the 
Village of Essex Junction had surpassed the population of the remainder of Essex 
Township and in 1892 the Village obtained a Charter from the Vermont Legislature as the 
Incorporated Village of Essex Junction.  The late 1950’s marked the arrival of IBM, which 
today is Vermont’s largest private employer with approximately 7,000 employees.  The 
population of Essex Junction doubled since the arrival of IBM to its current population of 
8,600.  New housing was developed in the Village to support the new residents, and 
Pearl Street (Route 15) developed as a retail and service center for the region.  Today, 
Essex Junction is an established community looking at redevelopment opportunities for 
its business districts, in response to a trend for new retail expansion to locate in 
neighboring communities such as Williston and Essex Town.  

The following sections provide a profile of the study area and a discussion of potential 
TOD opportunities within the Village of Essex Junction.  This work builds upon the Master 
Plan and Economic Development Strategy for the Business Districts of Essex Junction, 
VT1 and was developed in conjunction with input from Village stakeholders. 

STUDY AREA AND EXISTING SITE CHARACTERISTICS 

Two stations are proposed within the Village of Essex Junction – a Fairgrounds station 
located at the rear of the former A&P Shopping Center on Pearl Street (Route 15) along 
the railroad right-of-way, and the “Wye” station located off of Park Street along the bottom 
leg (east-west portion of track) of the Winooski Branch railroad ROW, north of the New 
England Culinary Institute residential campus.  Since these stations are approximately a 
half-mile apart, the study area around each of these stations overlap.  

                                                 
1 Master Plan and Economic Development Strategy for the Business Districts of Essex Junction, VT, prepared 

for the Village of Essex Junction by RKG Associates, Inc., March 2002. 



Transit-Oriented Development Opportunities for the Route 15 Corridor Essex Junction – Restitching the Village Fabric 
 

 
November 2003  6-2  

 

The area around the proposed Fairgrounds station contains a mix of uses, including 
medium density residential, commercial/retail along the Pearl Street corridor, and the 
Champlain Valley Exposition, a year round exhibition facility hosting a number of 
activities with more than 450,000 visitors annually.  The residential development is 
located primarily on the south side of the railroad, with a small amount north of Pearl 
Street.  This station area also includes two large highway-strip shopping centers along 
the Pearl Street commercial corridor, the former A&P Shopping Cent er and the Essex 
Junction Shopping Center, along with a number of freestanding retail, commercial, and 
office properties.   

The Wye station area is located south of the Five Corners area, which boasts a true 
village character with its existing architecture, interesting detail, and mix of businesses 
and residences.  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.  
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Figure 6.1 Essex Junction TOD Study Area 
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Accessibility.  The proposed Fairgrounds station would serve the residential 
neighborhood surrounding West Street and the commercial strip along Pearl Street 
(Route 15), users of a planned bike path along the rail ROW, and visitors to the 
Champlain Valley Exposition Center.  Located on the north side of the tracks behind 
the former A&P Shopping Center, the station area is easily accessible by private 
vehicles and feeder buses from Pearl Street, via the shopping center driveway, and 
along an internal circulation system to the back of the parcel which borders on the 
railroad ROW.  As proposed, the station would provide about 65 parking spaces.  
There are sidewalks on Pearl Street and within the residential neighborhoods in the 
study area providing pedestrian access, but a clearly defined pedestrian route from 
Pearl Street and West Street through the shopping center site to the station is lacking.  

 The proposed “Wye” station would serve the village center of 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 pedestrian and bicycle access is possible from the New 
England Culinary Institute campus and other parts of the Village.  Parking and 
circulation for approximately 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 study area. 2  This station also serves as a transfer point 
for buses serving Burlington, Essex Junction and Essex Town.  Two feeder bus routes 
are proposed to provide access to the “Wye” Station, one circling through Essex and the 
other serving employment and residential areas between Five Corners and Williston to 
the south.  

                                                 
2 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 the New England Central Railroad (NECR)with respect to allowing commuter rail on the 
mainline.  
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Figure 6.2 Essex Junction Transportation Infrastructure  
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DEMOGRAPHIC-ECONOMIC PROFILE 
 
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 to a population of 8,591.  The TOD study area contains 3,465 people or 40% of 
the total population of Essex Junction.  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 the combined Village and Town 
population, but since 1990 has captured only 9 percent of area’s combined growth.  
These trends are expected to continue in the future with the Essex population projected 
to grow by nearly 50% over the next twenty years, mostly within the Town.  

In both the 1990 and 2000 US Census, the median household income in Essex Junction  

was higher than the median household income in the County and the State.  According to 
the Vermont Department of Employment and Training, employers in Essex (Village and 
Town) paid the highest average annual wage in Vermont in 2000, at approximately 
$46,200.  Many of the state’s largest manufacturing employers are located in Essex, 
including IBM, Hubner+Suhner and Beldon Electronics Division.  

 

Area Total 2000 
Population 

Density 
(Persons per sq. mi.) 

Study Area 3,465 3,817 

Essex (Village) 8,591 1,867 

Chittenden County 146,571 272 

Vermont 608,827 66 

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 
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Figure 6.3  Essex Junction Housing Units 
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ECONOMY AND EMPLOYMENT 
 
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% 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% of the Village’s tax 
revenue.  

There are 117 commercial buildings and over 1 million square feet of commercial space 
within one-half mile of both the proposed Fairgrounds and “Wye” stations, employing over 
2,000 people.  The IBM facility is located a little more than a half mile beyond the “Wye” 
station.  The largest employers within the study area include: 

• Flex-A-Seal, 65 employees  
• Thomas Fleming School, 50 employees  
• Essex Junction Recreation Department, 50 employees  
• Chittenden County Forester, 40 employees  
• Environmental Commission, 40 employees 
• Essex Junction Village Municipal Offices, 36 employees  
• Lincoln Inn, 35 employees 
• Summit Street School, 35 employees  
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Figure 6.4  Major Employers in Essex Junction
  

1. Flex-A-Seal 
2. Thomas Fleming School 
3. Essex Junction Recreation 
4. Environmental Commission 
5. Chittenden County Forester 
6. Essex Junction Village 
7. Summit Street School 
8. Lincoln Inn 
9. Kinney Drugs Inc. 
10.  Essex Junction Fire Chief 
11.  Champlain OB & GYN 
12.  Capital Lincoln Mercury 
13.  Domino’s Pizza 
14.  North Country Fire Protection 
15.  Essex Health Center 
16.  Champlain Sports Medicine 
17.  Brooks Pharmacy 
18.  American Health Care 

Software 
19.  Dunkin Donuts 
20.  Advantage Title Co 
21.  ADT Security Systems 

 
Proposed Stations 
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LAND USE 
 
The study area contains a mix of commercial, residential and civic land uses 
that reflect pedestrian scale and character within the immediate village 
center, with a transition to automobile–oriented development along the Pearl 
Street and Park Street corridors.   

• Residential land uses occupy approximately half of the study area.  
 
• There are a total of 1,214 dwelling units within the study area, of 

which 86% (1038) are single-family units and 14% (176) are multi-
family units. New construction is adding multi-family units to the 
study area. 

 
• The Highland Village project constructed 77 new condominiums on 

Pearl Street across from the former A&P plaza.  
 
• The New England Culinary Institute is developing Riverside in the 

Village, which includes 273 beds for New England Culinary Institute 
dorms, 35 one bedroom apartments, and 101 senior housing units 
(67 two bedroom and 34 one bedroom) to the south of the proposed 
“Wye” station 

 
• Pearl Street contains small businesses and two shopping centers 

that are within walking distance to village neighborhoods, but have 
been designed to be auto-oriented.  These shopping centers contain 
a number of uses that serve the village residents, such as a 
pharmacy, post office and other small retail uses.   

 
• The Champlain Valley Exposition (the Fairgrounds) is located near 

the proposed Fairgrounds station, and occupies 8% of the study 
area.   

 
• There are a number of small commercial businesses along Park 

Street between Five Corners and the New England Culinary Institute  
 

 
residential campus.  The “Wye” contains the former Flanders Lumber 
complex located, which is now vacant.   

 
• The majority of land uses within the study area are transit-supportive 

with the exception of auto-oriented strip development along Pearl 
Street from the former A&P Plaza to the west, and along Park Street 
to the south. 
 

 
Land Use Category Acres Percent 

Transportation and Utilities  
 

116.0 15% 

Municipal and Religious  
 

91.1 12% 

Commercial and Industrial 
 

104.8 13% 

Single Family Residential 
 

292.0 37% 

Multi-Family Residential 
 

91.3 12% 

Open Space and Recreation 
 

0.3 0% 

Mixed Use 
 

1.0 0% 

Vacant 
 

19.7 3% 

Fairgrounds  
 

64.3 8% 

Agricultural 
 

0.5 0% 

Institutional  
 

3.7 0% 

Total  
 

785 100% 
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Figure 6.5  Essex Junction Land Use  
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Figure 6.6  Essex Junction Transit Supportiveness Analysis 
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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.  

EXISTING ZONING/LAND USE CONTROLS/DESIGN STANDARDS 

The existing zoning3 within the study area for the most part reflects a suburban character 
in terms of lower building density and higher parking requirements.  Commercial zoning 
districts, particularly the Village Center district, contain elements that support TOD such 
as allowing a mix of residential and commercial uses as well as taller structures, but they 
also allow a number of auto-oriented uses that are incompatible with TOD principles.   

• Half of the study area is zoned Residential 2, which allows single-family 
residential development on a minimum lot size of 7,500 square feet with a 
maximum allowable density of 5.8 dwelling units/acre and maximum lot coverage 
of 30%.   

 
• The Village Center district represents only 1% of the study area and is the most 

TOD-supportive zone within Essex Junction.  This zoning district provides 
flexibility and encourages a higher density mix of commercial and residential 
uses.  The maximum permitted density and lot coverage are determined by site 
plan review and there are no minimum setbacks.  Maximum height allowable by 
zoning is 72 feet, or 6 stories.  However, this district also allows auto-oriented 

                                                 
3 Village of Essex Junction Land Development Code, adopted September 22, 1992, last revised 

May 15, 2001. 
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uses, such as drive-through restaurants, car washes and service stations that 
undermine TOD characteristics.  

 
• The Heavy Commercial district occupies approximately 50 acres along Pearl 

Street to the west of Five Corners and represents 6% of the study area.  This 
district allows a mix of commercial and residential uses with a maximum 65% to 
80% total lot coverage, the latter allowed through a waiver process by the 
Planning Commission.  Maximum height allowable by zoning is 72 feet, or 6 
stories.  This district allows a number of auto-oriented uses, which is reflected in 
the highway-commercial land use character of this section of Pearl Street.    

 
• The Mixed Commercial Use  district comprises approximately 50 acres of the 

land to the south and east of the Wye rail junction and represents (6% of the 
study area).  The MCU district allows a maximum 65% to 80% total lot coverage, 
the latter allowed through a waiver process by the Planning Commission.  
Maximum height allowable by zoning is 72 feet, or 6 stories.  As the name 
implies, a mix of commercial, residential and light manufacturing uses are 
allowable in this district.  This district also allows for a number of auto-oriented 
uses.  

 
• The Residential Office  district allows up to a 4-family dwelling by right, with 

professional offices conditionally-allowed.  
 
• Parking requirements are a significant factor in the ability to create a TOD, since 

the affect how densely a parcel of land might be developed.  All residential uses 
in Essex Junction are required to have two parking spaces per dwelling unit.  
Commercial parking requirements range from 20 spaces per 1,000 square feet of 
retail area for restaurants to 1 space per hotel room.  
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Zoning District Permitted Uses- TOD Friendly Permitted Uses- Auto-Oriented 

Heavy Commercial (HC) By right: 
Multi-family; Bank; Church; Schools; Office, 
Recreation, Retail, Restaurant 

By right:  Drive-through banks and restaurants; Car wash; Auto service station; 
Construction Services; Commercial Parking;  
 
Conditional; Gas; Recreational Vehicle Site; Auto Sales; Warehouse 

Multi-Family Residential 1 (MF1) By-right: 
Multi-family; Church; Schools  
 

 

Multi-Family Residential 2 (MF2) By-right: 
Multi-family; Church; Schools  
 

 

Multi-Family Residential 3 (MF3) By-right: 
Multi-family; Church; Schools  
 

 

Residential 1 (R1) By right:  
Single-Family; Church; Schools  
 

 

Residential 2 (R2) By right:  
Single-Family; Church; Schools  
 

 

Residential Office (RO) By-right:  
up to 4-Family dwelling; Church; Schools  
Conditional – Professional Office 

 

Village Center (VC) By-right:  
Multi-family; Bank; Church; Professional Office; 
Retail; School 

By-right:  Drive-through Bank and Restaurant; Car Wash; Service Station 

Open Space (OS) By-right:  
Schools  
 

 

Mixed Commercial Use By-right:  
Multi-family; Retail; Bank; Church; Restaurant 
 
 

By right:  Shopping Center; Drive through Bank and Restaurant; Car Wash; 
Commercial Parking 
Conditional: Warehouse; Gas Pumps; Light Manufacturing 

Light Industrial By-right: 
Restaurant; Retail; Recreation 
 

By-right:  Construction services, warehouse, outdoor storage 

Planned Exposition By-right: 
Bed & Breakfast; Church; Schools; Flea Market; 
Conditional - Daycare 
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Figure 6.7  Essex Junction Zoning  
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MARKET ANALYSIS  

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 growth in the multi-family 
residential market.  Residential demand, particularly rental demand, remains strong 
amidst a cool economy.   

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 the inventory 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.   

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. 

TOD OPPORTUNITIES  

Potential TOD Sites   
 
The goal of this TOD plan is to support the Village of Essex Junction’s economic 
development objectives, as articulated in the Master Plan and Economic Development 
Strategy for the Business Districts of Essex Junction, VT.  This Master Plan 
recommended the former A&P shopping center on Pearl Street, the Flanders Lumber 
parcel in the “wye” and several smaller parcels abutting the “wye” as candidates for 
redevelopment.  This TOD planning effort reviewed the redevelopment proposals and 
concurred with the selection of candidate sites.  In addition, the TOD planning effort 
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further developed concepts and recommendations for redevelopment of these sites to 
enhance the transit-supportiveness of the proposed development.   

The following table summaries the exiting uses, location and size of the potential 
redevelopment opportunity sites for transit-oriented infill development within the Essex 
Junction study area.  A more detailed discussion of the specific site development 
recommendations follows. 

 

Site Existing Use Location Size (acres) 
#1 Former A&P Plaza Along Route 15, north-west of Essex Junction village center.   8.6 
#2 Flanders Hardware Property 

(vacant) and Depot Home & 
Garden 

Off of the east side of Park Street on the inside of the “Wye” at the convergence of the proposed 
commuter rail line and the existing Amtrak rail line, at 0 and 34 Park Street.   

3.6 

#3 Lincoln Inn, Road Res -Q   Off of Maple Street, at the south-east corner of the Five Corners intersection, including the Lincoln 
Inn, 1 Maple Street, 3 Maple Street and 4 Park Street.  Site also includes parcels on the north-east 
corner of the intersection at 1 and 3 Main Street 

2.3 

#4 Fasset Bread, former Vermont 
Camping and Ming’s 
Restaurant sites on Park 
Street 

On the west side of Park Street, between the rail line and Five Corners at 9, 11,15 and 21 Park 
Street. 

2.7 

#5 Antique store, an auto supply 
shop, Bailey Springs, and a 
residence 

Off of Maple Street to the east of the “Wye”.   3.2 
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Figure 6.8  Potential TOD Sites in Essex Junction 
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Site #1 – Former A&P Shopping Center.  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.  

The Village of Essex Junction’s Master Plan and Economic Development Strategy 
for the Business Districts 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.  The preferred 
alternative development program includes a 47,000 square foot hotel (70 rooms in 
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.  The TOD plan concurs with the 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, 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.  

The design of the mixed-use development provides an opportunity to create a pedestrian-
scale streetscape along Pearl Street that would better connect the A&P parcel with the 
village center.  Buildings should be placed along Pearl Street with a minimal setback 
consistent with the historic building setbacks in the Pearl Street block between Five 
Corners and South Summit Street, with front doors facing the street.  Streetscape 
improvements along Pearl Street would further enhance the pedestrian and visual 
character of this corridor.  Parking should be placed behind the buildings.  Curb cuts 
should be limited to the existing signalized plaza entrance, although pedestrian access 
should be provided through the site.  It is recommended that the existing entrance drive 
and informal cut-through to South Summit Street at the rear of the property parallel to the 
rail line be recreated as formal street to enhance the pedestrian character of the site. This 
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concept will create a “donut – shaped” development pattern with buildings fronting on a 
series of pedestrian scale-streets and parking hidden behind the buildings in the center of 
the site.  This type of development could create an attractive destination within walking 
distance of the Champlain Valley Exposition, village center, and residential 
neighborhoods, which would be served by existing CCTA bus transit on Pearl Street, or 
by a passenger rail station along the rail right-of-way at the rear of the site should this 
type of service be developed in the future. 

 

Existing A&P shopping center entrance 

TOD design opportunities for Pearl Street 
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Figure 6.9 Pearl Street Design Recommendations 

 
 

 

• Extend Village design to Fairgrounds 
 

• Formalize roadway connection 
 

• Park internally 
 

• Create solid building facades 
 

• Special attention to crossings 
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Site #2:  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 proposed “Wye” rail station.  According to the Master Plan and 
Economic Development Strategy for the Business Districts, the recommended 
redevelopment of this site includes  a 20,000 square feet grocery/market, an on-site 
relocation 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 structured parking would also serve the retail on evenings and weekends 
which are off-peak times for commuters.  The land use and development characteristics 
for this site are 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 development) 
 
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) 
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• 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, this site could accommodate additional surface 
parking (total of 276 additional spaces) 

 
Site #3: Lincoln Inn Area and Site #4: Park Street Properties. 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, and the 
potential combination of 3 Main Street/1 Main Street to allow for a landmark building at 
the Five Corners intersection (Site #3); and the Fasset Bread, former Vermont Camping 
and Ming’s Restaurant sites off of Park Street (Site #4).   However, we concur with the 
Master Plan conclusion 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 #5:  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 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 
consist of the following: 
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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 
 
ECONOMIC BENEFITS 

 
Station 

Area/Parcel 
Size 

(Acres) Location 
Residential (No. of 

Dwelling Units) 
Commercial 

(Square Feet) 
     
Site #1 8.6 A&P Shopping Center 50 88,100 
Site #2 3.6 Flanders Hardware Property N/A 25,000 
Site #5 3.2 Maple Street Properties 127 N/A 
  Total  177 113,100 
 
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 impact 4 in terms of 
real property tax to Essex Junction after build out.  Real property tax revenues are the 
largest source of tax revenues to the local jurisdictions.  In all, the development of these 
identified parcels as described in the previous TOD Opportunities section would have the 
potential to generate: 

                                                 
4 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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• 323 full time equivalent jobs 
• 177 residents 
• $0.9 million in real property tax revenue 

 
Implementation 
 
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 
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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 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.  

ZONING AND LAND USE CONTROL CONSIDERATIONS 

The TOD opportunity parcels are located within the following zoning districts: 
 

• Heavy Commercial  Site #1 –  Former A&P plaza 
• Mixed Commercial  Site #2 –  Flanders Lumber  

Site #4 –  The parcel on the west side of Park Street 
within the “wye” 

Site #5 –  A portion of the southern part of the site is 
within the MCU district 

• Village Center  Site #3 –  Lincoln Inn/Five Corners parcels 
Site #4 –  Parcels on the west side of Park Street north 

of   the “wye” 
 

The Village Center zoning district is the most compatible with transit-oriented 
development and provides flexibility in site design with no minimum setback 
requirements.  Density and lot coverage are approved through the site plan review 
process.   Prohibiting auto-oriented uses such as drive-through restaurants, car washes 
and service stations would reinforce the pedestrian-oriented density and character of the 
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village center.  Establishing maximum setback limits would help to ensure that buildings 
are located close to the street, with parking in the rear. This would be most significant for 
parcels along Park Street, and would help to ensure that future redevelopment in the 
corridor more closely resembles the village pattern as exemplified by existing 
development along Railroad Avenue. 

The Heavy Commercial zoning district allows a mix of uses, and with the minimum set 
back of 20 feet and a maximum lot coverage of 65% to 80% could accommodate a TOD 
development on the A&P parcel. The issue however, is that the HC zoning also allows 
auto-oriented development as evidenced by the existing character of the Pearl Street 
corridor, so it is also possible that a developer could propose a six-story structure 
surrounded by a large parking lot.  In order to maintain a consistent pedestrian-oriented 
village character along the Pearl Street corridor the following revisions to the zoning 
district should be should be considered: 

• Establish a maximum front-yard setback limit of 20 feet to encourage placement 
of buildings along the street frontage consistent with the building setbacks 
between Five Corners and South Summit Avenue.  Consider pedestrian-scale 
commercial uses within the setback area, such as sidewalk cafes. 

• Encourage higher density lot coverage of 80%. 
• Establish pedestrian oriented design standards for development. 
• Restrict auto-oriented uses. 
• Require parking to be placed behind or in limited cases, on the side of buildings.  

Prohibit parking in front of buildings. 
• Create a pedestrian-oriented zoning district along Pearl Street in place of the HC 

zone to the western limits of the Champlain Valley Exposition.  
 

The Mixed Commercial zoning district also allows for a mix of uses with the same 
setback and maximum lot coverage requirements as the Heavy Commercial district.  It 
has the same issues relative to pedestrian-oriented development and the same 
recommendations relative to zoning revisions, with the exception that the maximum front-
yard setback along Park Street should be 10 feet for consistency with setbacks in the 
Village Center.  A pedestrian-oriented zoning district should be created along Park Street 
from Five Corners south to Iroquois Avenue to link the New England Culinary Institute 
campus and residential neighborhoods with the village center. 
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Parking Requirements can be a significant factor affecting the ability to develop a site 
more densely.  The Village of Essex Junction Land Development Code should be 
modified to allow more flexibility and a reduction in parking requirements for mixed-uses.  

DESIGN STANDARDS 

Pedestrian Improvement Recommendations 
• Create a good walking environment around new development areas.   
• Reinforce the pedestrian connection between the Wye Parcel and Five Corners 

by creating a consistent width sidewalk and special paving.   
• Create a wide sidewalk in front of the A&P Parcel and minimize curb cuts through 

pedestrian areas.   
• Integrate bicycle path/multi use trail connections to the sidewalk network through 

signs.      
• Create safer crossing of Route 15 and Champlain Valley Exposition.   

 
Lighting Recommendations 

• A lighting theme, using visually consistent poles and luminaires, will help 
organize and define a village district during the day and especially at night.  Well-
designed pedestrian and vehicular lighting is a key element in creating a sense of 
place.  Light poles can be modified to accept permanent or temporary banners.   

 
Sign Recommendations 

• Signs should be regulated through design standards.   
• Regulatory, directional, and traffic control signs should be at MUTCD minimums 

for size and number to reduce visual clutter.    
 
Traffic Recommendations 

• Continue analysis and optimization of signals at Five Corners.   
• Consider installation of a coordinated ITS with variable message signs to aid 

motorists in route decisions.   
 

Parking Recommendations 
• Zoning and building design standards should consider regulating provision of 

parking to areas behind buildings and out of view of streets.   
• On-street parking spaces should be reserved for customers or visitors.   
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• Curb cuts should be shared in order to reduce overall number and increase 
pedestrian safety.   

• Consider a parking structure in the Wye Parcel as part of the development 
package.   

 
Gateway Recommendations 

• Gateways for the Village of Essex Junction ought to be the transitional areas 
along Routes 2A and 15 where the aesthetic and built character changes from 
suburban residential to village traditional.   

• Extending the village streetscape and architectural design elements toward the 
A&P parcel from Five Corners. 

• In the Wye Parcel, new development fronting on Park Street (Route 2A) should 
have little or no setback to hide the industrial nature of the site.  

 
Open Space Recommendations 

• Street tree planting and landscaping of proposed bikepath.   
• Consider locating a multi-use trail section adjacent to railroad tracks in an area 

behind the Lincoln Inn.  This trail would offer an off-road connection between 
Park Street and Route 117 and help to separate trail users from automobiles 
informally using the cut-through.   

• Consider requiring wide sidewalks with landscaping in front of new commercial 
buildings to create outdoor dining space or informal gathering space.    

 
Roadway Recommendations 

• Minimize roadway cross-section where possible to inhibit excessive speed.   
• At A&P Parcel, formalize a roadway connection where there is currently a 

shortcut adjacent to the railroad tracks from Route 15 into and through the site.   
• Adjacent to the Wye Parcel, consider formalizing a vehicular connection 

connecting Route 2A and Route 117 through the parking lot behind the Lincoln 
Inn.      
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Figure 6.10 Park Street/Five Corners Design Recommendation 
•  

 
 
 
• Formalize a roadway 

connection behind Lincoln Inn 
 
• Landscape proposed bikepath 

to separate people from traffic 
 
• Enhanced pedestrian 

crossings 
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Route 15 Corridor Improvement Plan 
Burlington – Essex Rail Project 
 
Transit-Oriented Development Stakeholder Meetings 
 
Introduction 
The Chittenden County Metropolitan Planning Organization 
(CCMPO) and the Chittenden County Regional Planning 
Commission (CCRPC) worked with stakeholders in Winooski; St. 
Michael’s College, Fanny Allen Hospital, the Fort Ethan community, 
Colchester and Essex; and Essex Junction to develop transit-
oriented development (TOD) plans for the three study areas 
surrounding the proposed Burlington-Essex passenger rail stations.  
The goal of the process was to identify opportunities and challenges 
related to creating compact, mixed-use, pedestrian friendly 
development concepts that are suited to the unique character of 
each of the communities along the rail corridor.  The TOD planning 
process commenced in February 2002 and continued with a series of 
meetings on June 5 and 6, 2002 with presentations on land use, 
zoning, real estate market conditions and development opportunities 
and challenges.  The following documents the issues and themes 
that arose at each of the TOD stakeholders meetings.  The meeting 
notes also reflect discussions relative to the Burlington-Essex station 
sites in support of the Environmental Assessment process which was 
underway concurrently.  A final presentation on the findings of the 
TOD planning process was given at St. Michael’s College and in 
Essex Junction on December 18 and 19, 2002 respectively. 
 

Transit-Oriented Development Stakeholder Meetings 
February 6 & 7, 2002 
Essex Junction, Winooski, and Colchester 
Meeting Notes 
 
Essex Junction  
Transit Oriented Development (TOD) Meeting - February 6, 2002 
 
Local issues from the meeting: 
 
Parking: In terms of increased parking for the train station, what is 
the projected number of spaces needed? How can we best 
accommodate the parking need? Since we are at the “end of the 
line,” does that mean we need even more parking? 
 
Five Corners Congestion: The train will attract more people to an 
already congested area. How can we accommodate the growth in 
traffic? What are the projections for use of the station?  The Trustees 
are very concerned about additional congestion. We understand 
there are tradeoffs, but they must be made clear. What are the 
economic development benefits of the station? 
 
Pedestrians: We are proud of our pedestrian orientation. How do we 
preserve it and still maximize parking and access? We’re concerned 
that pedestrians will get trapped at a station in the Wye especially in 
light of the NECI development of 400 student units. How do 
pedestrians cross the tracks safely at the Wye and at the 
Fairgrounds site?  Consideration to boarding trains from both sides 
should be given to minimize track crossings. 
 
Bike Path: The proposed bike path is integral to the station. I want to 
see a line on the map showing it. The path must be part of this 
project. 
 
Wye Station: What happens to Railroad Avenue and the existing 
Amtrak Station? We’re concerned about maintaining that commercial 



area. Also, how do we connect the Wye Station with our village 
center? It’s important that the station is accessible by our community. 
 
Station Use: It’s important that the station be flexible enough to 
serve a future use in case rail isn’t successful. Also, if high speed rail 
comes to Essex Junction, this station must be able to accommodate 
it. 
 

PARTICIPANTS  
LAST FIRST AFFILIATION TOWN 
Booth John  Essex Jct. 
Craven Paul CCMPO S. Burlington 
Gray Ann FAHC Measurement Group Burlington 
Grimm David Champlain Valley Exposition Essex Junction 
Haracz Joanne DMJM + HARRIS Boston, MA 
Jerman Tim Essex Jct. Trustee Essex Junction 
Maresca Michele CCRPC Essex Jct. 
Meyerhoff Diane Third Sector Associates Burlington 
Millon Hadrian DMJM + HARRIS Boston, MA 
Raine Al DMJM + HARRIS Boston, MA 
Safford Charles Essex Jct.  Manager Essex Junction 
Schulz Jeff Essex Junction ED Dir. Essex Junction 
Segale Joe CCMPO S. Burlington 
Silcox Norman Shelburne Selectboard Shelburne 
Starnes David BBPA Annapolis, MD 
 
 
Winooski  
Transit Oriented Development (TOD) Meeting - February 7, 2002 
 
Local issues from the meeting: 
 
Mallet’s Bay Avenue:  consensus opinion is that Mallet’s Bay Ave. 
station site does not serve the needs of the projected new 

community that will evolve as an outcome of the Winooski 
Redevelopment Plan. 
 
TOD and the Winooski Redevelopment Plan:  The current plan is 
moving forward and meets or exceeds all of the TOD goals that 
might be applicable for a community like Winooski.     
 
Parking:  The Winooski Redevelopment Plan proposes 3100 parking 
spaces, some spaces to fulfill the function of Park -and-Ride.  This 
relieves some of the parking pressure on the station site which is 
currently programmed for 45 vehicles.   
 
Barlow Street Station Site :  This site should be considered 
temporary in favor of a permanent future site as shown in the 
Winooski  Redevelopment Plan.  Financing for development of the 
future station would not be tied to the Burlington – Essex Project or 
to the Winooski Redevelopment Plan. 
 
  

PARTICIPANTS  

 
LAST FIRST AFFILIATION TOWN 
Atkins Wanda City Engineer Winooski 
Craven Paul CCMPO S. Burlington 
Crete Ray  Winooski 
Haracz Joanne DMJM Harris Boston, MA 
Maresca Michele CCRPC Essex Jct. 
Meyer Jerry City Manager Winooski 
Millon Hadrian DMJM Harris Boston, MA 
Niquette Bill Winooski Comm. Dev. Corp. Winooski 
Raine Al DMJM Harris Boston, MA 
Segale Joe CCMPO S. Burlington 
Starnes David BBP Annapolis, MD 
 



Colchester 
Transit Oriented Development (TOD) Meeting - February 7, 2002 
 
Local issues from the meeting: 
 
TOD Planning:  Understanding future development issues is 
important to decisions made today with respect to rail station 
location.  Camp Johnson may not be a Guard facility in 50 years; 
traffic patterns may change in the future with increased development, 
facilities at the Fanny Allen Campus and St. Michael’s college will be 
changing and evolving.  The community is diverse in terms of age 
and dependency on transit. The location of commuter rail access and 
parking is vital to serving the needs of an evolving community.  
 
Station location:  The primary community concentrations being 
served by the commuter rail station in Colchester are Fort Ethan 
Allen, the Fanny Allen Campus of Fletcher Allen Health Care, and St. 
Michael’s College.  Potentially two stations are needed, one serving 
Susie Wilson Road and the other serving St. Michael’s College.  
Consensus decision was reached on a compromise station location 
across from Barnes Road on the access drive to the detention 
center. This station would best serve the needs of the three primary 
communities.  Shuttle bus access by CATMA and St. Michael’s 
would be required, and pedestrian access to/from Fort Ethan Allen 
area would be possible.        
 
Traffic Generators:  The Burlington Airport and its connection to 
Limekiln Road should be an integral part of the commuter rail 
analysis.  The hill institutions are large traffic generators for Route 
15, and parking at the Fanny Allen Campus serves their downtown 
facilities.  CATMA is aware, through surveys, of the origin/destination 
of vehicles accessing various institutions.   
 
Park and Ride:  A large park-and-ride demand is not being met by 
current facilities, and the area of Colchester in the vicinity of Susie 
Wilson Road is ideally sited to accept a new park-and-ride facility 

that could absorb traffic coming of the circumferential highway and 
short-stop traffic heading west on Route 15.     
 
Multimodal Commuter Facility:  Combining the rail station location 
at Barnes Road with the demand for park-and-ride suggests that a 
large multimodal facility would be appropriate in the future.  This 
facility could also have a mixed-use component of retail and/or 
housing and serve the institutional communities along Route 15.    
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Colchester 
Transit Oriented Design (TOD) Meeting – June 5, 2002 
 
Local issues from the meeting: 
 
Improve Pedestrian Crossings:  Better pedestrian crossings are 
needed to connect the FAHC Fanny Allen Campus to westbound 
CCTA bus stops.  CCTA needs to coordinate bus stop location with 
FAHC to improve pedestrian safety.  Improved pedestrian crossings 
are needed where people cross Route 15 (College Parkway) 
informally now (ex. between Fanny Allen and Dunkin’ Donuts).  
Traffic needs to flow freely on College Parkway, so a balance 
between pedestrian requirements and travel time needs to be 
achieved.  Existing exclusive pedestrian phase at Limekiln Road 
needs to be evaluated for traffic impacts.  Increased truck traffic on 
Limekiln Road is anticipated when bridge is replaced.   
 
Improve Internal Circulation for Institutions:   The potential 
relocation of the main gate at Camp Johnson to a point further inside 
the facility creates an opportunity to formalize a new road connection 
for St. Michael’s College.  The road would connect the main campus 
to Fort Ethan Allen and offer improved safety and ease of access for 
students and faculty transferring between the two sites.  FAHC also 
plans an internal circulation route off of their existing jug handle.  
This will allow service traffic to be separated from patient access and 
parking.  Better alignment is needed between the Fanny Allen’s jug 
handle road and the Vermont National Guard road across the street.  
An opportunity exists to create a 4-way intersection at the entrance 
road to the Fanny Allen campus and ultimately connecting to the 
Camp Johnson road, but implementing this is complicated by land 

ownership issues along the north side of College Parkway (Dunkin’ 
Donuts, et. al).        
 
Route 15 / College Parkway – Change Roadway Character:   
Changes to roadway cross section may have a traffic calming effect.  
Increased sidewalk widths, adding medians, bringing planting closer 
to the road edges, pedestrian scale lighting, and paved crosswalks 
will all help to reinforce the sense of boulevard to the driver and help 
define a shared pedestrian/car environment.  Lowering the speed 
limit and increasing enforcement will communicate to drivers that the 
community is serious about calming traffic and increasing pedestrian 
safety.  Main Street around the UVM campus is an example.  Seek 
ways, such as a new Exit 16A on I-89 north of Route 15 / College 
Parkway, to create an alternate route to allow drivers the choice of a 
higher speed access.  Access to the northern parts of Colchester is 
difficult.  Consider upgrading I-89 Exit 15 to a full interchange.   
 
Immediate Station Area Planning:  The shared vision for the Fort 
Ethan Allen area is to create a vibrant Mixed-use Development with 
7 day a week activity.   It is important to protect the historic character 
of Fort Ethan Allen in the redevelopment process.  Some of the 
themes included in this vision are an expanded venue for theater, 
especially one that is easily accessible to children; an ice hockey 
arena; and other facilities that serve as community gathering spaces.  
The University of Vermont is planning on rehabbing its housing in the 
Fort.  UVM also owns additional buildings within the Fort that are 
underutilized.  The VTrans District 5 maintenance facility may 
become available for potential redevelopment; it may also provide 
additional parking for the rail station serviced by a shuttle bus.  The 
area is a strong candidate for residential development with 
supporting retail use based on the market analysis conducted by 
Basile, Bauman and Prost.  
 
Easy and dependable access to various modes of transit will help 
bring people to and from the Fort Ethan Allen area.   The total 
population of St. Michael’s College and Ft. Ethan Allen area should 
be considered for the TOD plan, even if parts of the facilities are 



beyond the Federal Transit Administration’s standard ½ mile radius 
for station area service population.  The use of the standard does not 
fully reflect the ridership potential of the area’s institutions, 
particularly since the station will be serviced by shuttle buses from 
these institutions.   
 
The commuter rail station serving Fort Ethan is located on Woodside 
Drive in the rail right-of-way.  It was selected because it allows for a 
start-up station on land within the rail right -of-way.  Surrounding 
parcels are owned or controlled by the Winooski Valley Park District, 
the State of Vermont, and St. Michael’s College.  A station in this 
location 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 regional commuter and the Fort Ethan Allen resident  
could be constructed into the hillside that descends to the rail line in 
a way that would not adversely impact views from College Parkway 
over the Winooski River Valley.  A parking facility in this location 
would offer the potential to intercept traffic from the Suzie Wilson 
Road area heading to Burlington.   When this type of facility is within 
1500 feet of a transit stop it potentially becomes eligible for federal 
transit funding up to 80% of the project cost.  In the near term 
however, there is the potential to use part of a Vermont AOT 
Maintenance Facility located on Barnes Road for parking that would 
serve parking needs for the institutions, provide park and ride 
spaces, and provide commuter rail parking.  The facility could 
conveniently be served by CATMA buses as well as CCTA buses.     
 
Funding Sources:  Identification of funding sources and 
requirements for Route 15 improvements, pedestrian crossings, 
landscape and streetscape enhancements, and intermodal facilities 
should occur as part of the final transit-oriented development report.  
Conceptual cost estimates should be included in enough detail to 

communicate what an overall corridor improvement program would 
cost. 
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Winooski  
Transit Oriented Design (TOD) Meeting – June 6, 2002 
 
Local issues from the meeting:  
 
TOD and the Winooski Redevelopment Plan:  The goal of the 
TOD plan is to support and reinforce the on-going local effort.  The 
consultant team indicated that a wedge-shaped area on the north 
side of Route 15 (East Allen Street) bounded by Main Street and 
East Spring Street, east to its intersection with East Allen, presented 
the best opportunity for future TOD development.  Comments at the 
stakeholders meeting indicated that the TOD analysis area  (the 
“wedge”) should be expanded to the west to include the municipal 



building and bank parcel; and at the east end, to the south of East 
Allen where there are several residential parcels not included in the 
Winooski Redevelopment Plan.  This wedge-shaped TOD area is 
with the city’s Tax Increment Financing (TIF) district, which could 
provide a tool to support the goals of the TOD plan. 
 
Two important parcels within the “wedge” currently used as a 
contractors yard, may be available for purchase and redevelopment.  
They are located immediately east of the senior housing facility and 
adjacent to the railroad tracks.  Taken together, these parcels could 
provide a significant opportunity for a park and ride area or mixed-
use intermodal facility.   
 
Initial redevelopment of these parcels is oriented toward residential.  
If a future parking structure associated with the station is located on 
these parcels, it can potentially provide a substantial amount of 
shared parking.  Parking would be for adjacent development, major 
institutional users, satellite parking connected to the Hill Institutions 
by rail or shuttle bus; and commuter rail users.  The Hill Institutions 
have a need for off-campus parking. The Housing Authority 
properties in the downtown Winooski area also have a need for 
additional parking.  

 
Intersection Improvements:  The traffic signal at East Allen and 
Barlow Streets will be removed as part of the road improvement 
project associated with the Winooski Redevelopment Plan; and a 
signal will be added to the East Street intersection with East Allen.   
 
The skewed intersection of Hood’s Crossing - East Allen, Hood and 
East Spring Streets – needs to be improved.  This intersection will be 
studied under the preliminary design phase for the Burlington-Essex 
rail project since the rail line crosses the intersection.  It was noted 
that plans for the grade crossing need to be coordinated with the 
Winooski Redevelopment Plan roadway improvements.   It’s 
important to maintain the existing lane assignments between East 
Street and East Allen as they were hard won and their loss would 
impact businesses.  At the same time, intersection efficiency at 

Hood’s Crossing will be an important safety component and queuing 
space west of the intersection will be at a premium. 
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Essex Junction  
Transit Oriented Design (TOD) Meeting - June 6, 2002 
 
Local issues from the meeting: 
 
Park St. School: The future of Park Street School is still undecided.  
It may be declared surplus and offered for sale to a private 
developer; or may be used for another municipal purpose.  The 
school building is historic.  It was noted by the consultant team that 
the proposal for commuter parking on Park St. School parcel is 
included for analysis and traffic mitigation in the Environmental 
Analysis.   
 
Bike Route: Bicycle path planning needs to extend north beyond 
AMTRAK Station to an area accessible by the high school. 



Park Street: Planning for pedestrian movements along Park Street 
from the NECI development needs to include safe and comfortable 
sidewalks, landscaping, minimized curb cuts, and an analysis of 
whether pedestrians and/or cars should use a route that runs along 
the tracks behind the Lincoln Inn as a shortcut.  Planning for 
pedestrian movements needs to occur starting at the Park Street and 
Iroquois Ave. intersection and moving west towards South Summit.  
Integrating pedestrian routes into the planned bikepath is important.   
Park Street can be improved to create a stronger, more attractive link 
to the Village Center.  
 
Five Corners:  Development opportunities on parcels making up the 
boundaries of Five Corners need to be analyzed to see if it’s possible 
to create a stronger “anchor”, particularly around the Lincoln Inn.  
Work on the new Vietnam Veterans Memorial Park is commencing.  
There is a concern that parking may be a limiting factor in 
redevelopment plans for the area, and that a parking structure might 
be the answer.  
 
A&P Site: Hannaford is the owner and continues to avoid discussion 
of any development plans for the site.  Cars and trucks continue to 
use the A&P entrance drive and parking area behind the building as 
a cut through to South Summit.  Formalizing this traffic pattern into a 
street and pedestrian system would aid in creating more retail and 
commercial frontage in a development plan and would help transit 
riders access the proposed station platform area. 
 
Route 15 / Pearl Street: From Five Corners to South Summit, Pearl 
Street retains its village character of a slower speed roadway in a 
residential neighborhood.  West of South Summit, Pearl Street 
begins to attain a different character as building setbacks increase. 
There is a move to bring more residential development into the 
Village Center. Pearl Street should be analyzed for opportunities to 
create a more inviting pedestrian environment using lighting, paving 
and landscaping concepts.  A safe and attractive pedestrian crossing 
at the Fairgrounds is needed. These types of improvements should 
be extended to West Street.   Pearl Street improvements coupled 

with lessening the requirements of building setbacks would help to 
create more of village streetscape and less of a strip mall 
environment.  Public infrastructure improvements would aid in 
attracting mixed-use development.   
 
Funding Sources:  Identification of funding sources and 
requirements for Pearl Street, Park Street, and Five Corners 
improvements, pedestrian crossings, landscape and streetscape 
enhancements, should occur as part of the final transit-oriented 
development report.  Conceptual cost estimates should be included 
in enough detail to communicate what an overall corridor 
improvement program would cost.                      
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