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CHAPTER 3 – EXISTING CONDITIONS 
 
3.1 Overview of Project Study Area 
 
3.1.1 Land Use, Zoning and Public Policy 
 
This section provides an overview of existing land use and development policies of Chittenden 
County, the Town of Williston, the Town of Essex, and the Village of Essex Junction.  The 
section also presents summaries of comprehensive plans and other plans and policies (e.g., 
parks and open space, community, transportation and transit) affecting land use.  A summary of 
the land use goals of the Chittenden County Regional Planning Commission, which provides 
regional guidance, goals, and policies to assist municipalities in land use planning, is also 
presented.  A more detailed analysis of land use, zoning, and public policy along the VT 2A and 
Circ A/B corridors is provided in Sections 3.2 and 3.3. 
 
Chittenden County 
 
Existing Land Use 
Chittenden County is the most populous and urbanized county in Vermont.  The county contains 
Burlington, the state’s largest city; the University of Vermont, its largest higher education 
institute; and many of the state’s largest employers. 
 
Land use in Chittenden County is characterized by an urban core of population and employment 
in the City of Burlington, immediately surrounded by suburbs, which are themselves becoming 
major centers of activity. Beyond the suburban areas, a more rural landscape predominates, 
with historic village centers and newer residential and commercial development along major 
roadways. 
 
An evaluation of employment and population statistics indicates that over two-thirds of 
employment and population within Chittenden County is itself concentrated in six areas: 
Burlington, Colchester, Essex (Essex Town and Essex Junction Village), South Burlington, 
Williston, and Winooski.  Table 3-1 illustrates that this Chittenden County employment and 
population core constitutes just four percent of the land area of Northwest Vermont1 but 
contains over 48 percent of the region’s employment and 33 percent of its population.  
Population densities range from 250 to 6,500 persons per square mile within the core towns. 
 

Table 3-1  
Chittenden County Employment and Population Core, 2000 

Location

Land 
Area   (sq. 

miles)
% of 
Total Employment

% of 
Total

Employment 
/ sq. mile Population

% of 
Total

Population / 
sq. mile

Burlington 11 0.3% 30,278 17.6% 2,753 38,889 12.3% 3,535
Colchester 37 1.2% 7,967 4.6% 215 16,986 5.4% 459
Essex (Town and Village) 39 1.2% 16,683 9.7% 428 18,626 5.9% 478
South Burlington 17 0.5% 16,407 9.5% 965 15,814 5.0% 930
Williston 30 0.9% 9,654 5.6% 322 7,650 2.4% 255
Winooski 1 0.0% 2,624 1.5% 2,624 6,561 2.1% 6,561
Chittenden Core 135 4.2% 83,613 48.7% 619 104,526 33.1% 774
Northwest Vermont 3,179 100.0% 171,823 100.0% 54 316,135 100.0% 99
Source: Census Transportation Planning Package  
 
                                                 
1 A group of six counties (Chittenden, Addison, Franklin, Grand Isle, Lamoille, and Washington) within commuting 
distance of the Chittenden employment core constituting an economic trading area.  
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Over time, the urbanized area of Chittenden County has been spreading outward from the 
traditional core with residential and commercial developments centered on the major roadway 
arteries.   Figure 3-1 depicts the extent of the urbanized area in Chittenden County in 2000.  
The map shows the urbanized area in Chittenden County extending from Burlington and the 
core towns north along the I-89/US 7 corridor to Milton out the VT 15 corridor to Jericho and 
Underhill and south along the US 7 corridor through Shelburne.  The urbanized area 
transverses the Circ-Williston project area in Williston and Essex.   In 1990, the urbanized area 
was limited to Burlington, Winooski, South Burlington, Shelburne, Colchester, and Essex. The 
U.S. Census Bureau sets the definition and outlines all urbanized territory in the U.S. For the 
2000 Census this definition was as follows:2

 
 A cluster of one or more block groups or census blocks each of which has a population 

density of at least 1,000 people per square mile at the time, and  

 Surrounding block groups and census blocks each of which has a population density of 
at least 500 people per square mile at the time, and,  

 Less densely settled blocks that form enclaves or indentations, or are used to connect 
discontiguous areas with qualifying densities. 

 
The Chittenden County Metropolitan Planning Organization (CCMPO) notes that it is likely that 
in future years, possibly as early as 2010, the urbanized area will expand beyond the 
boundaries of Chittenden County into one or more of the surrounding counties.  Since an area’s 
designated Metropolitan Planning Organization (MPO) must encompass the full extent of the 
urbanized area, a future enlargement would also require an expansion of the CCMPO 
jurisdiction.3

 
Public Policy 
The 2006 Chittenden County Regional Plan provides general policy guidance to municipalities 
to develop their own more detailed plans and regulations.  The plan designates five categories 
of Planning Areas—Metropolitan, Transition, Enterprise, Village and Rural (See Figure 3-2).  
 

 Metropolitan Planning Areas should be high density, consist of diverse land uses and 
have services that fulfill local and regional needs.   

 
 Transition Planning Areas are near Metropolitan Planning Areas and have been 

designated for future development.  Future development in Transition Planning Areas 
should be compact to conserve open space and land for future growth.   

 
 Enterprise Planning Areas are designated to be the site of major employers in the 

region.   
 
 Village Planning Areas are designated to maintain the density and character of the 

“traditional Vermont village”.   
 
 Rural Planning Areas are designated to maintain traditional rural character and land 

uses such as agriculture, recreation and forestry.  
 
Some Planning Areas have policy themes in common.  These themes, related to non-
automotive transportation, infrastructure investment, infill development and character 
preservation are described below.  

                                                 
2 U.S. Census Bureau, American FactFinder Glossary, www.census.gov. 
3 CCMPO, 2025 Chittenden County Metropolitan Transportation Plan, 2005. 
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 Transportation and Infrastructure Priority Investment - Metropolitan, Transition, 

Enterprise and Village Planning areas are all recommended to have a high priority for 
infrastructure investments such as public water and sewer systems and transportation 
systems (including non-automotive transportation).  Rural planning areas should have a 
lower priority for water and sewer system investments.  

 
 Infill Development - Appropriate infill development is encouraged in Metropolitan and 

Transition Planning Areas.  
 

 Character Preservation - The plan encourages the preservation of traditional village and 
rural character in Chittenden County.  Village character is recommended for preservation 
in Village Planning Areas through policies that encourage higher density and mixed use 
developments.  Rural character should be preserved in Rural Planning Areas by 
encouraging recreation, conservation, agriculture and forestry and small scale residential 
development clustered on small lots to preserve open space.  

 
The 2006 Chittenden County Regional Plan notes that it incorporates the findings, conclusions, 
and recommendations of the CCMPO 2025 Metropolitan Transportation Plan and includes the 
VT 289 (Circumferential Highway) on its map of Major Recommended Transportation 
Improvements. 
 
Town of Williston 
 
Existing Land Use 
Located 9.5 miles east of Burlington in central Chittenden County, the Town of Williston covers 
an area of approximately 30 square miles.  According to the 2000 Census, the population 
density was 252 people per square mile, with 2,921 total households.  The estimated population 
in 2004 was 8,229.  Classified as a New Growth Town by the Vermont Forum on Sprawl, 
Williston has 67.8 highway miles, none of which are Class 1.  Such roads are generally 
identified in areas more densely populated in nature. 
 
Williston has undergone substantial land use change since it enacted subdivision regulations in 
1965.  Since that time, the Town’s population has grown from about 2,000 persons to over 
8,200 in 2004.4  The 2006 Town of Williston Comprehensive Plan notes that this population 
growth has contributed to substantial changes in land use.  The number of parcels has more 
than doubled from 1,445 in 1987 to 2,974 in 2004.  The acreage in farmland has decreased by 
1,751 since 1999 with over 1,600 acres in new residential and nearly 225 acres in new industrial 
and commercial uses.   Most of the new development in the Town has occurred in areas 
designated for growth north of I-89 along VT 2A, US 2, Brownell Road, Mountain View  Road, 
and Old Stage Road.  
 
Along the VT 2A corridor in Williston, current land use in this portion of the study area serves 
residential, cultural, commercial and retail purposes.  While the area from Taft Corners to the 
southern boundary of the study area is dominated by commercial and retail activity, primarily big 
box stores, the area north of US 2 is predominantly residential, both single family dwellings and 
condominium complexes.  Spread throughout the Williston portion of the study area there are a 
variety of community facilities including parks, schools, and churches.   
 
The portion of the study area located in Williston along the proposed Circ A/B alignment is 
primarily open land with some agricultural and industrial uses (retired Williston landfill, 

                                                 
4 U.S. Census Bureau as presented in the Town of Williston Comprehensive Plan, 2006.   
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Chittenden County Solid Waste District (CSWD) transfer station, Hinesburg Sand and Gravel 
parcel slated for a new regional landfill, and the Vermont Electric Power Co. (VELCO) parcel).  
New residential developments have been constructed in the vicinity.  There is virtually no 
commercial or retail activity in this portion of the study area.   
 
Public Policy 
The 2006 Town of Williston Comprehensive Plan states that the town’s vision for the future is to 
“strive to balance responsible, livable suburban growth with rural character and conservation.”  
The plan lists several land use goals aimed at achieving this vision.  These goals include: 
 

 Industrial Districts – The plan calls for enactment of performance standards for 
impervious cover, parking, buffers, and other aspects of industrial development to 
eliminate the need for a two acre minimum lot size in the Industrial A Zoning District 
(applies to the portions of the Circ A/B Corridor, see Section 3.3.1)  The plan also calls 
for extension of the Industrial B Zoning District to include the proposed regional landfill to 
be operated by the CSWD, and the adjoining VELCO parcel (see Section 3.3.1, 
Segments 3 and 4).  This will expand the Industrial B district from 328 to 575 acres. 

 Mixed-Use Town Center – The plan calls for “design-conscious, pedestrian-friendly 
mixed-use development and redevelopment in the Taft Corners area.”  To promote that 
development form, the Town will work with developers to build “grid streets” providing 
access to a more dense development pattern anticipated as infill development occurs in 
the district.  The Town will also enact zoning changes and performance standards to 
integrate the eleven existing commercial zoning districts into five, including: 

- Business Park – This district consists of Blair Park and adjoining parcels which are 
largely built out.  Boundaries will be changed slightly to encourage a consistent 
pattern of development along VT 2A. 

- Gateway – The Interstate Commercial district at Exit 12 will be replaced with the 
Gateway district, this designation will also apply to the area west of VT 2A 
between River Cove Road and the Winooski River.  The district will support auto-
oriented mix of retail, office, and industrial.   

- Taft Corners – The district will be expanded to encourage higher intensity 
development and redevelopment between Harvest Lane and VT 2A with grid 
streets to allow for smaller-scale retail, office, and residential uses to be 
interspersed with existing large retail stores and parking. 

- Mixed Use Residential – An expansion of this district to include Taft Farm, the 
driving range and adjoining parcels.  This would aid the vision of a commercial 
center by allowing significant residential development within walking distance of 
Taft Corners. 

- Mixed Use Commercial – The district will cover the area between the Town’s 
industrial and commercial areas west of Harvest Lane.  It is intended to allow uses 
to support the retail center, including lodging/conference, office, educational, and 
professional.  Mixed use residential and limited low-volume retail will also be 
permitted. 

 Williston Village – Expansion of the Village Zoning District west to the Circ A/B existing 
right-of-way and east to a point to be determined through development of a Village 
Master Plan.  The expanded district will “continue the historic design themes of the 
village to a logical breaking point: the Circ right-of-way – between the ‘old’ and ‘new’ 
centers of Williston.”  The change will accommodate small scale development 
appropriate for the strip of land between US 2 and the watershed protection buffer along 
Allen Brook.   
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 Rural Williston – Regulations promoting an “Open Space Development Pattern” will be 
extended in the Agricultural-Rural Zoning District.  These regulations will promote cluster 
development, preservation of open space, and rural residential development in areas 
with soils to promote on-site septic and landscape that would shield development from 
view and protect the character of the landscape.  

 Growth Management – The plan indicates that Williston will limit residential growth to a 
rate for which adequate public facilities and services can be provided.   This will be 
achieved through linking the residential growth target to the allocation of capacity in the 
sewage treatment plant (allowing for approximately 80 units per year); and assigning the 
growth target to areas suitable to accommodate it (primarily the Taft Corners, Mixed 
Use, and Medium Density Residential districts).   

 Affordable Housing - The Town intends to use growth management provisions, including 
the provision of sewer capacity, to encourage the provision of affordable housing.  

The 2006 Town of Williston Comprehensive Plan also outlines goals for the Transportation 
system in the town.  These goals include the following:   
 

 Access Management – The plan calls for adoption and enforcement of access 
management standards to maintain capacity, reduce congestion, and improve safety. 
Key goals include limiting access to arterial and collector roads from local roads not 
individual properties, consolidating access points, provision of turning and deceleration 
lanes, and elements to improve bicycle and pedestrian access. 

 Connectivity -  The plan calls for enactment of standards to provide multiple access 
points to developments and connectivity standards for vehicle, pedestrians, and cyclists 
as a condition for development approval.  

 State Transportation Improvements- The plan outlines several state improvements that 
the town will encourage, including the following of particular relevance to the project 
area. 

- Circumferential Highway – Williston supports timely construction of the Circ as 
“necessary to relieve VT 2A and North Williston Road of arterial traffic that neither 
can…accommodate while still providing reasonable, safe access to adjoining 
properties.”  The plan notes that VT 2A functions both as an arterial connecting 
Essex Junction, Williston and points south and as a major collector serving 
residential neighborhoods and individual businesses.  With VT 2A serving these 
functions and US 2 functioning as a “main street” to the historic village, the Town 
supports the direction of traffic to I-89 and the Circ. The town notes its support is 
based on the following assumptions:  there will be no interchange from the Circ to 
US 2; land acquired for the proposed interchange will be transferred to the Town; 
at least three grade-separated crossings for bicycles and pedestrians will be 
provided; and the state will work with the town to ensure that the Redmond Road 
interchange “does not generate demand for development inconsistent with this 
plan.” 

- Park and Ride – Williston supports construction of a park and ride facility at Exit 
12.  

- Northbound lane and turn lane on VT 2A – Williston supports construction of a 
northbound lane on VT 2A between Marshall Avenue and Conner Street, and a 
right-turn lane onto Marshall Avenue.  
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Town of Essex 
 
Existing Land Use 
The Town of Essex is located 9.5 miles northeast of Burlington in central Chittenden County.  
Covering approximately 39 square miles, Essex had a population density of 477 people per 
square mile according to the 2000 Census. The estimated population in 2005 was 19,146.  
Identified as a Traditional Center by the Vermont Forum on Sprawl, Essex has 76.3 highway 
miles, none of which are Class 1.  Such roads are generally identified in areas more densely 
populated in nature. 
 
As with Williston, the Town of Essex has undergone substantial land use change in the last 40 
years.  Population increased from 4,400 in 1970 to 10,000 in 2000.  The 2006 Essex Town Plan 
notes that this population growth has contributed to substantial changes in land use. The 
number of residential parcels has increased from 1,850 in 1977 to 2,600 in 2004.  Commercial 
and industrial parcels have increased at a more rapid rate from 40 in 1977 to over 1,700 in 2004 
or approximately 1,000 acres.5  
 
The 2006 Essex Town Plan states that the areas immediately adjacent to River Road, Sand Hill 
Road, VT 15 and the Village/Town boundary have historically been the Town’s residential 
growth centers.  
 
North of the Winooski River in Essex, current land use for the portion of the study area is almost 
entirely residential.  The area northeast of the Winooski River is the only large plot of agricultural 
land remaining in this portion of the study area.  
 
Public Policy 
The 2006 Essex Town Plan describes residents’ vision for the future and goals and strategies 
for achieving that vision.  Goals related to land use are summarized in the following excerpt 
from the plan: 
 

All future land use and development will proceed in a controlled, planned and balanced 
manner in order that it be harmonious with the natural and built environment. 
Development will occur in growth centers in a compact manner as opposed to scattered 
development throughout the Town. Areas such as the Town Center will have a mix of 
commercial and residential development. Development form will be vertical, with taller 
buildings, as well as horizontal. These higher density areas will be accompanied by 
largely residential neighborhood growth centers. All the settled areas will have 
convenient access by non-motorized, multi-use trails to the surrounding open spaces, 
natural and recreational facilities as well as key developed areas such as schools, 
shopping and businesses.6

 
To support development of the 2006 Plan, the town commissioned a survey of residents.  A key 
finding of the survey related to growth and development is that 62 percent of those surveyed 
agreed or strongly agreed that the Town should not expand areas currently zoned for residential 
development. Forty-four percent of residents agreed or strongly agreed that the sewer service 
area should not be expanded. Another key finding is that 71percent of those surveyed agreed or 
strongly agreed that the Town should encourage more mixed-use development.  Of those that 
responding, 84 percent indicated that housing development in rural areas should be clustered to 
protect resources and open space. 
 

                                                 
5 2006 Essex Town Plan, Adopted April 11, 2006, pages 2-8 and 11-1. 
6 2006 Essex Town Plan, Adopted April 11, 2006, page 1-4. 
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The survey also indicated that over 70 percent of residents support continuation of the 
Residential Development Phasing Policy.  This policy sets an annual phasing target of less than 
100 units per year to allow growth to keep pace with the provision of Town services.  A goal of 
the policy is that 80 percent of housing growth occurs in the sewer service area. 
 
The overall land use vision developed through the plan is to be achieved through specific 
objectives for planning areas within the Town.  Planning areas within the Circ A/B corridor study 
area include portions of the Winooski River Planning Area and the Neighborhood Centers 
Planning Area.  Key objectives for these areas are summarized below. 
 

 Winooski River Planning Area – The Winooski River corridor is considered a key natural 
and recreational area within the Town.  A key goal for this area is the revision of 
applicable zoning and subdivision regulations for the area to ensure that access to the 
river corridor and the area’s natural value are considered in development proposals.  
Specific objectives relevant to the Circ A/B corridor include: 

- Development of a bicycle path along the corridor to connect the Burlington bike 
path to a bike path running along the Circumferential Highway and looping back to 
the mouth of the Winooski River. 

- Renew interest in the River as an amenity via public education and events. 

- Encourage ecologically sensitive vegetable/fruit farms along the River’s banks via 
tax stabilization and regulatory measures. 

 Neighborhood Centers Planning Area – Neighborhood growth centers are located in 
historic areas of growth for the town within the sewer service area.  The plan indicates 
that “as land becomes scarcer, additional development or redevelopment can be 
considered in neighborhood growth centers” in keeping with the essential character of 
the existing neighborhoods. Specific objectives relevant to the areas adjacent to the  
Circ A/B corridor include: 

- Encourage provision for green belts, open space, and recreational amenities 
within new residential development. 

- Encourage vehicular connections and trail connections between old and new 
development. 

- Encourage affordable housing to allow for a wider income mix of residents. 

- Provide flexibility in zoning and subdivision regulations to allow for zero-lot line 
development, higher densities for multi-family housing, vertical construction 
through modification of height and setback requirements. 

The 2006 Essex Town Plan also outlines goals for the transportation system in the town.  These 
goals include the following.   
 

 Circumferential Highway – The 2006 Town Plan reiterates the Town’s continued support 
for the full completion of the Circumferential Highway.  The plan notes that it is 
necessary to relieve the necessity for all traffic to pass through Five Corners in Essex 
Junction, will relieve vehicle congestion and improve safety for pedestrians and bicyclists 
on existing arterial, collector, and local roads, and will “direct and focus development in a 
manner that promotes designated growth centers.”   The plan also notes that completion 
of the full Circumferential Highway would promote decreased transit time and direct 
transit service between Burlington and Essex Center.  The plan notes the following 
objectives with respect to the Circumferential Highway.   

- Completion of the remaining segments in Williston and Colchester 
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- Park and ride access on VT 15 and VT 2A and extension of public transit to serve 
the park and ride lots 

- Pedestrian and bicycle access along or across portions of the highway 

- Controls on land development at major intersections with VT 15, VT 117 and VT 
2A.  

 Allen Martin Parkway – The plan notes the need in the future for a limited access 
roadway connection between Sand Hill Road and the Circumferential Highway to 
provide access to VT 117 and IBM for Jericho, Underhill, and Cambridge residents while 
relieving congestion at Essex Center, Sand Hill Road and River Road. 

 Susie Wilson Road – The plan notes that completion of the existing section of the 
Circumferential Highway placed additional demand on Susie Wilson Road changing its 
effective function from a collector to an arterial.  The plan outlines improvements to be 
made to accommodate additional traffic until completion of the Circumferential Highway 
segment in Colchester, which would be expected to relieve demand on the roadway. 

Village of Essex Junction 
 
Existing Land Use 
Located in central Chittenden County, the Village of Essex Junction, Vermont is approximately 
seven miles east of Burlington.  Covering an area of approximately five square miles, Essex 
Junction, according to 2000 Census, had a population density of 1,804 people per square mile.  
The estimated population in 2005 was 8,841.  In 2004, there were 32 highway miles of which 
four where identified as Class 1. 
 
Land use in Essex Junction is both residential and commercial.  Comprised primarily of single 
and multi-family residential dwellings, the commercial and municipal center is located at the 
intersection known as Five Corners.  In order to encourage local initiatives that promote the 
revitalization and concentration of commercial activity within the town center, the Village of 
Essex Junction has received state designation as a village center.7   
 
According to the Village of Essex Junction Comprehensive Plan Update 2002, the area along 
Park Street (VT 2A) from the Winooski River to Five Corners has been in a state of transition.  
Properties nearest the Five Corners have been converted to multi-family and commercial 
development.  Property south and west of South Street has maintained a single family 
residential character with the presence of several large older homes.  The east side of the 
corridor has seen substantial conversion to multi-family and two-family dwellings.  The areas 
adjacent to the Village Center have also been in transition.  There is a mix of single family, 
duplex and apartment dwellings.  Many lots are large enough to be subdivided.  As stated in the 
Comprehensive Plan, the type of development which has occurred in this area may lead to 
pressure for further single family conversions. 
 
Public Policy 
The Village of Essex Junction Comprehensive Plan Update 2002 lists several goals and 
objectives for land use and transportation relevant to areas in and around VT 2A and the Five 
Corners/Village Center as outlined below. 
 

 Village Center Area - It is a goal of the Village to provide sufficient locations within the 
Village to accommodate a variety of land uses including public, quasi-public, residential, 
commercial and industrial uses.  The plan outlines several objectives to meet this goal 

                                                 
7See www.historicvermont.org/programs/designatedvillagecenters.htm 
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- Increase densities in the Village Center. 

- Redefine zoning district boundaries and uses for the Village Center and for 
commercial areas and main corridors that are close to the Village Center. 
Redefine and uses for central commercial areas and corridors. 

- Encourage the development of market rate residential development in the Village 
Center and Pearl Street District. 

- Study the purchase of key properties in and around the Village Center for public 
use. 

 Adequacy of Infrastructure – Another key goal of the Village is to coordinate land use 
decisions with associated public infrastructure needs including streets, sidewalks, 
bicycle paths, drainage, water, sewer, schools, recreation and other public needs. 

 Transportation – The plan states that the Village will develop and implement a 
Transportation Plan for the Village of Essex  Junction, and support the completion of the 
Circumferential Highway.  Objectives for transportation include: 

- Improve levels of service at Five Corners. 

- Request that neighboring communities require major development proposals to 
include traffic impact analysis at the Five Corners and that traffic analysis be 
submitted to the Village for review. 

 
Municipal Resolutions and Comments  
During scoping, the Select Board of Essex and the Village Trustees of Essex Junction passed a 
resolution expressing support for the construction of CCCH Segments A/B and concerns about 
potential community character and traffic impacts of alternatives that involve improvements to 
VT 2A, especially with respect to proposed roundabout at Five Corners (See DEIS Appendix D: 
Public Involvement and Agency Coordination for full text).  The resolutions state that analysis of 
alternatives other than completion of CCCH Segments A/B as previously planned should take 
into consideration the following:  
 

1. It does not adversely impact the character or aesthetics of the Village of Essex Junction.  
2. It does not adversely impact any properties that are listed on or eligible for the State or 

National Register of Historic Places.  
3. It does not adversely impact Veteran’s Memorial Park. 
4. It improves pedestrian and bicycle safety and circulation. 
5. It reduces the amount of truck traffic through the Village of Essex Junction.  
6. It provides an alternative route to Five Corners, so that motor vehicles and emergency 

management vehicles can be rerouted in the event of an emergency.  
7. It provides an alternative route other than through the Village of Essex Junction for non-

destination traffic and does not increase the amount of through traffic through the Village 
of Essex Junction.  

8. It does not substantially widen the footprint of the existing roads or intersections in the 
Village of Essex Junction or reduce the amount of available parking. 

9. It does not diminish permit capacity for future development within the Village of Essex 
Junction as a regional growth center.  

10. It is acceptable to the Selectboard, Trustees, businesses and citizens of our community.  
11. It includes the completion of proposed sections A and B of the Circumferential Highway.  

 
During alternatives screening, the Williston Selectboard provided comments emphasizing that 
planning in Williston has been based on the assumption that CCCH Segments A/B would be 
constructed, including planning for road improvements, housing and commercial development, 
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open space, bike paths, municipal buildings and the proposed regional landfill.  The Williston 
Selectboard comments state that: 
 

Should other build alternatives be pursued, they could have a dramatic negative impact 
on our community that runs counter to the plans Williston has worked towards over the 
past 20 years.  For example, widening Route 2A or building a major new road in a 
different location will impact existing neighborhoods and would invalidate portions of the 
town’s Comprehensive Plan of Development.  Timeliness is another concern.  Other build 
alternatives are likely to take significantly longer to construct because of permitting issues 
and the need to acquire rights of way.  It is also unclear how these other build 
alternatives will serve truck traffic generated by the regional landfill/transfer station.  

 
Although the Williston Selectboard supports “alternatives that fit the town plan” (e.g. 
construction of a roadway in the existing Circ A/B right-of-way), the comments also identify 
concern for impacts to neighborhoods along the Circ A/B corridor, such as Brennan Woods and 
Southridge.  The Selectboard recommends that “every possible step be taken to mitigate the 
impact on these neighborhoods such as the construction of earthen berms along with extensive 
landscaping” (See DEIS Appendix D, Public Involvement and Agency Coordination for full text).  
 
Essex Junction Redevelopment Project 
The Essex Junction Redevelopment Project consists of improvements along the roadway 
approaches to the Five Corners intersection (VT 2A, VT 15, VT 117).  The purpose of the Essex 
Junction Redevelopment Project is “to revitalize Downtown Essex Junction in an attempt to help 
the community attract public and private sector investment, increase occupancy, draw 
customers, provide visual integration, improve aesthetics, create a pedestrian friendly 
environment and restore Downtown Essex Junction as the principal focal point of the community 
(Essex Junction STP 5300(9)- “Five Corners” Redevelopment Programmatic Categorical 
Exclusion Document, 2006).  The Essex Junction Redevelopment Project includes replacement 
of curbing and sidewalks, landscaping, street furniture, installation of “gas lamp” style light poles 
and new mast mounted traffic signals.  The project also includes the creation of diagonal on-
street parking on VT 2A between the railroad tracks. 
 
3.1.2 Community Facilities and Services 
 
Water/Sewer Service Areas 
Maps maintained by CCRPC and the Town of Williston indicate that the area served by the 
Champlain Water District includes all of the VT 2A corridor, and the Circ A/B corridor from I-89 
to Mountain View Road.  The northwestern portion of the Circ A/B corridor study area in the 
Town of Essex is also served by the water utility.  Sewer service is also currently available in the 
areas outlined above. Figures 3-3 and 3-4 display the water and sewer services areas for 
Chittenden County, respectively.  The Essex Junction Wastewater Treatment Facility provides 
treatment services to the Village of Essex Junction as well as portions of the Towns of Essex 
and Williston. 
 
3.1.3 Farmland 
 
Table 3-2 outlines soils of Prime and Statewide importance in Chittenden County. 
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Table 3-2:   

Farmland Soils in Chittenden County (NRCS) 
 

Prime: Agawam Fine Sandy Loam, 0 To 5 percent slopes 
 Belgrade And Eldridge Soils, 0 To 3 percent slopes 
 Georgia Stony Loam, 3 To 8 percent slopes 
 Hadley Very Fine Sandy Loam 
 Hadley Very Fine Sandy Loam, Frequently Flooded 
 Hartland Very Fine Sandy Loam, 2 To 6 percent slopes 
 Hinesburg Fine Sandy Loam, 0 To 8 percent slopes 
 Palatine Silt Loam, 3 To 8 percent slopes 
 Stetson Gravelly Fine Sandy Loam, 0 To 5 percent slopes 
 Stockbridge And Nellis Stony Loams, 3 To 8 percent slopes 
  Winooski Very Fine Sandy Loam 

Statewide Importance: Adams And Windsor Loamy Sands, 0 To 12 percent slopes 
 Au Gres Fine Sandy Loam 
 Belgrade And Eldridge Soils, 3 To 15 percent slopes 
 Cabot Stony Silt Loam, 0 To 15 percent slopes 
 Colton Gravelly Loamy Sand, 0 To 12 percent slopes 
 Covington Silty Clay 
 Duane And Deerfield Soils, 0 To 12 percent slopes 
 Enosburg And Whately Soils, 0 To 8 percent slopes 
 Farmington-Stockbridge Rocky Loams, 5 To 12 percent slopes 
 Georgia Stony Loam, 8 To 15 percent slopes 
 Groton Gravelly Fine Sandy Loam, 0 To 12 percent slopes 
 Hartland Very Fine Sandy Loam, 6 To 12 percent slopes 
 Hinesburg Fine Sandy Loam, 8 To 15 percent slopes 
 Limerick Silt Loam 
 Livingston Clay 
 Lyman-Marlow Rocky Loams, 5 To 12 percent slopes 
 Marlow Stony Loam, 5 To 20 percent slopes 
 Massena Stony Silt Loam, 0 To 15 percent slopes 
 Munson And Raynham Silt Loams, 2 To 12 percent slopes 
 Palatine Silt Loam, 8 To 15 percent slopes 
 Peru Stony Loam, 0 To 12 percent slopes 
 Scantic Silt Loam, 0 To 6 percent slopes 
 Stetson Gravelly Fine Sandy Loam, 5 To 12 percent slopes 
 Stockbridge And Nellis Stony Loams, 8 To 15 percent slopes 
 Vergennes Clay, 2 To 12 percent slopes 

 
 
The location of farmland soils and active farming along the corridor study areas is described and 
presented in figures in Sections 3.2 and 3.3 below. 
 
3.1.4 Parks and Recreation Resources  
 
The majority of the project area is located in Williston. The Town of Williston recently completed 
an Open Space Plan as part of its 2006 town plan update.  The plan identifies current parks and 
open space and evaluates needs and opportunities for future facilities.  The plan outlines the 
following goals: 
 



Circ-Williston Transportation Project DEIS  FHWA-VT-EIS-07-02-D 
 

 
 3-12 Land Use Technical Report 

 Current Deficit – The Williston Parks and Recreation Committee has set a service 
standard of 6.5 acres of parkland per 1,000 residents. Given this standard, the town 
faces a current deficit of 15 acres of community parkland to adequately serve the 
population base. 

 Future Need – At the service standard set, the Town expects to require an additional 10 
to 12 acres to meet anticipated growth in residents over the next 10 years.  

 New Facilities – The Town will seek to require provision of new parks, open space, and 
trail easements in approval of major new development projects.  

 Multiuse Trails – The Town will seek to expand the Alternative Transportation Path 
system in several locations including VT 2A from River Cove Road to the Winooski 
River. 

 Landfill Area – The Chittenden Solid Waste District landfill on Redmond Road, when fully 
retired, may be suitable for a community park or recreation center. 

Existing conditions for parks and open space are described for Williston, Essex Junction, and 
Essex in Sections 3.2.4 and 3.3.4.  
 
3.2 VT 2A Corridor 
 
3.2.1 Land Use, Zoning and Public Policy 
 
This section provides a description of existing land use in the VT 2A corridor.  The study area 
includes land within a quarter mile on either side of the centerline of the existing roadway. The 
corridor has been further divided into four segments to facilitate identification of features within 
the study area.  The VT 2A corridor segments are as follows from south to north: I-89 to Paul 
Street/Zephyr Road; Paul Street/Zephyr Road to Industrial Avenue/Mountain View Road; 
Industrial Road/Mountain View Road to Overlook Park; and Overlook Park to Five Corners in 
Essex Junction.  VT 2A corridor land use is shown in Figure 3-5.  Zoning is shown in Figure 3-6.  
 
VT 2A Segment 1: I-89 Exit 12 to Paul Street/Zephyr Road  
 
Existing Land Use  
Encompassing Taft Corners in Williston, this segment of the study area is predominantly 
commercial and retail activity interspersed with smaller pockets of open land.  Running north 
along the VT 2A corridor, there are numerous big-box stores and retail establishments.  Located 
in close proximity to I-89, in the southern portion of the study area, there are multiple hotels.   
 
The small portion of the study area located south of the I-89 and VT 2A interchange is 
predominantly used for agricultural purposes with a small cluster of low-density residential 
development.  Between Hurricane Lane and I-89, there is a Marriott Inn and Suites and 
Courtyard Marriott.  There is a large conference center bordering the southeastern portion of the 
study area. 
 
The section of the study area north of I-89 is dominated by commercial development and retail 
activity.  South of Marshall Avenue, the eastern half of the study area houses big-box stores 
such as Staples, Dick’s Sporting Goods, and Linens-n-Things and has a large parking lot to 
accommodate shoppers.  Also located in this portion of the study area are State Police offices 
and Barracks.  The remaining outlying areas are used for agricultural purposes. 
 
The study area west of VT 2A between I-89 and Marshall Avenue has a similar commercial 
development as the abovementioned area.  South of Marshall Avenue, there is a Circuit City, 
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Marshall’s, and Toys ‘R Us, also with a large parking lot to accommodate visitors.  There is a 
Fairfield Inn just off Exit 12.  The remaining area in this section of the study area is used for 
agricultural purposes. 
 
The section of the study area between Marshall Avenue and Taft Corners is predominantly 
commercial and office developments mixed with smaller pockets of vacant and open space.  
The western section of the study area has numerous medical offices while the eastern section 
has a large park and reflection pool ensconced by a track for walking and jogging.  Additionally, 
there are large stores such as a Shaw’s Supermarket, Best Buy, and Men’s Warehouse as well 
as a Cinema, restaurants, and smaller shopping centers including Keybank Plaza.   
 
The area north of US 2 to the end of this segment of the study area at Paul Street/Zephyr Road 
houses commercial development, the Vermont Technical College, and agricultural land.  In the 
study area east of VT 2A, the Taft Corners Shopping Center and TownePlace Suites by Marriott 
occupy a substantial portion of the land just north of US 2.  The remaining land is largely vacant 
or used for agricultural purposes.  The western portion of the study area is dominated by 
Vermont Technical College.  The area encompassed by Helena Drive, Essex Road, and US 2 is 
home to smaller business activity such as banking, physical therapy, massage and health care 
center, and a gas station.   
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Agricultural and Rural 
Residential Districts, Interstate Commercial District, Mixed Used District, Commercial 1C, 
Commercial 2C, Taft Corners District, and Business Park District.  Running from south to north, 
the following zoning districts are listed in the manner in which they lie within the study area.   
 
Agricultural and Rural Residential District - The area located southeast of the I-89 and VT 
2A intersection is zoned for Agricultural and Rural Residential use.  With a standard net 
residential density of ½ acre, the minimum lot size is 20,000 square feet for Planned Residential 
Developments and 80,000 square feet for other residential lots.  The maximum building height is 
36 feet.  Along State and Federal Highways, the minimum building setback for a front yard is 75 
feet.  Along Principal Town Highways, this decreases to 50 feet.  On all other roadways, the 
minimum building setback for a front yard is 35 feet. 
 
This district is intended to provide for areas of Low Density Residential Development (primarily 
single and two family dwellings) interspersed with agricultural activities.  The intent is to 
maintain a rural environment.  Clustered designs are encouraged to reduce the amount of 
agricultural land devoted to residential developments. 
 
This area is currently zoned for permitted residential development in the following: single family 
residential developments with one structure per lot; two family residences; home employment in 
single family detached dwellings; and home day care facilities.  As a means to encourage the 
efficient use of land and flexibility provision of economical housing, mobile home parks act as 
another form of permitted development having a minimum front yard setback of 30 feet from 
paved roads.  Additionally, residences where Special Care and Treatment is provided to not 
more than six resident clients are outlined in current zoning regulations.  Religious 
establishment are also permitted.  Indoor arcades and electronic game centers, as well as 
publicly-owned outdoor recreation facilities, and sports/activities camps with or without 
residential facilities are permitted under the current zoning regulations.   
 
The following Earth Resource based activities are also permitted in the area: agricultural 
operations, farming, dairying; forestry operations, sugaring; commercial greenhouses with or 
without on-premises sales; and cemeteries.  Also permitted are the processing, storage, and 
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sales of fire wood and farm produce stands.  Additionally, silos and windmills less than 36 feet 
in height as well as accessory uses and structures are permitted. 
 
Under the current zoning regulations, only single family residential units with more than one 
structure per lot are designated as planned residential development. 
 
Interstate Commercial District - Situated between two Agricultural and Rural Residential 
zones, the area located just south of the I-89 and VT 2A intersection is zoned for Interstate 
Commercial use.  The area is not currently zoned for any residential development.  The 
minimum lot size for non-residential lots is one acre with a maximum building height of 36 feet.  
Depending on the size of the retail establishment, there are between 3.6 and 5.5 parking spaces 
per 1,000 square feet of gross leasable area.  Along State and Federal Highways, the minimum 
setback for a front yard is 75 feet.  Along Principal Town Highways and all other roads, this 
decreases to 50 feet.   
 
This district is intended to serve as a gateway to the Agricultural and Rural Residential Districts 
to the north and south while preserving areas that have unusual physical characteristics, that 
are environmentally sensitive or that have severe limitations for development in order to protect 
the ecology of stream beds and land adjacent to watercourses.  Also intended to act as a 
location for light industrial and office uses, Hurricane Lane currently acts as a stronghold for this 
type of activity and the area also has ready access to I-89.  Activity that draws traffic during 
peak hours and away from other parts of town is discouraged. 
 
The area is currently zoned to permit the development of general office space as well as office 
use associated with other permitted or conditional uses on the premises.  As an interstate 
commercial zone, both short- and long-term hotel establishments are permitted.  Restaurants 
without drive-in windows are also permitted.  Additionally, colleges, universities, community 
colleges and related facilities as well as public safety facilities and manufacturing are permitted 
under current zoning regulations.   
 
Under current zoning regulations, agricultural operations, farming, dairying, and forestry 
operations, sugaring, are the permitted earth resource based activities.  Additionally, silos and 
windmills less than 36 feet in height as well as accessory uses and structures are permitted. 
 
All storage within an enclosed structure and automobile parking lots or structures not located on 
the same lot as the use(s) to which the parking is related are also permitted under current 
zoning regulations. 
 
Mixed Use District - The area northeast of the I-89 and VT 2A intersection is currently zoned 
for Mixed Use.  With a standard net residential density of five acres, the minimum lot size is 
6,000 square feet for lots in planned residential developments, 8,000 square feet for all other 
residential lots, and two acres for non-residential lots.  The maximum building height is 36 feet.  
Along State and Federal Highways, the minimum setback for a front yard is 75 feet.  Along 
Principal Town Highways and all other roads, this decreases to 50 feet.   
 
This district is intended to act as a transitional ground between the commercial and dense 
residential center and the open space area located further east.  This area should be primarily 
residential, offering a variety of housing types along with smaller scale commercial 
development. 
 
This area is currently zoned for permitted residential development in the following: single family 
residential developments having more than one structure per lot; two family residences; and 
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multi-family residences; home employment in single family detached dwellings; and home day 
care facilities.  
 
Office uses associated with other permitted or conditional uses on the premises and restaurants 
smaller than 2,500 square feet with no drive-through window are permitted under current zoning 
regulations.  Additionally, bed & breakfasts, tourist homes, inns, rooming and boarding houses, 
health and beauty services, dry cleaning, laundry, clothing and shoe repair, and similar services 
are permitted. 
 
The area is also zoned to accommodate community facilities such as churches, synagogues, 
Temples, cultural facilities including libraries, museums, art galleries and centers, etc., publicly 
and privately owned outdoor recreation facilities, and public safety facilities. 
 
The following earth resource based activities are also permitted in the area: agricultural 
operations, farming, dairying; forestry operations, sugaring; and greenhouses with on-premise 
sales.  Additionally, silos and windmills less than 36 feet in height as well as accessory 
structures and uses are permitted. 
 
Automobile parking lots or structures not located on the same lot as the use(s) to which the 
parking is related are also permitted. 
 
Commercial 2C District - The area northwest of the I-89 and VT 2A intersection is zoned for 
Commercial 2C use.  The minimum lot size for non-residential lots is five acres with the 
maximum building height set at 36 feet.  Along State and Federal Highways, the minimum 
setback for a front yard is 75 feet.  Along Principal Town Highways and all other roads, this 
decreases to 50 feet.   
 
Much of this district is already developed and limited infill development and redevelopment is 
anticipated.  This area is intended to accommodate a mixture of uses that is primarily non-retail 
commercial, multifamily housing, congregate and residential care institutions, and light industrial 
activities.   
 
Hotels and motels including those that accommodate extended stays as well as hospitals, 
nursing care institutions, intermediate care institutions, and residential care institutions are 
permitted.  Restaurants without drive through windows are also permitted.   
 
General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.   
 
Funerary, veterinarian, and professional services are permitted in addition to farm produce 
markets and stands.  The sale of building and home improvement/garden supplies, equipment 
sales and rentals, outdoor storage and display of goods and materials for sales and rentals on 
the premises, and the sale and installation of auto parts and motor vehicle repair are also 
permitted.  Additionally, religious establishments, cultural facilities including libraries, museums, 
art galleries and centers, social, fraternal clubs and lodges, union halls, and similar uses as well 
as public safety facilities, publicly owned outdoor recreation facilities, sorting and distributing 
facilities are permitted under current zoning regulations.   
 
Additional permitted facilities include the following: bowling alleys; gymnasiums; skating rinks; 
health clubs; dance studios and halls; martial arts facilities; indoor racket court facilities and 
similar use; movie theatres; and convention centers, exhibition halls, banquet and reception 
halls for hire not associated with hotels. 
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The following earth resource based activities are also permitted in this area: agricultural 
operations, farming, dairying; forestry operations, sugaring; commercial greenhouses with or 
without on-premise sales; and accessory uses and structures.    
 
All storage must be within an enclosed structure and automobile parking lots or structures not 
located on the same lot as the use(s) to which the parking is related are also permitted. 
 
Under current zoning regulations, multi-family residential dwellings are either to be Planned 
Residential Units or Planned Residential Developments. 
 
Commercial 1C District - This area located north of the abovementioned Commercial 2C 
District is zoned for Commercial 1C use.  The minimum lot size is one acre for non-residential 
lots with the maximum building height set at 36 feet.  Along State and Federal Highways, the 
minimum setback for a front yard is 75 feet.  Along Principal Town Highways and all other 
roads, this decreases to 50 feet.   
 
This district serves as a transition between the compact, pedestrian-oriented development 
planned for Taft Corners and the southern outlying area which is largely auto-dependent.  
Furthermore, this area is intended for both large and small uses and designed to accommodate 
pedestrian and non-motorized travel.  Attractive, human scaled, public and open spaces are 
encouraged in this area. 
 
Under current zoning regulations, multi-family residential dwellings are either to be Planned 
Residential Developments or Planned Unit Developments. 

 
Hotels and motels including those that accommodate extended stays as well as hospitals, 
nursing care institutions, intermediate care institutions, and residential care institutions are 
permitted.  Restaurants without drive through windows, health and beauty services, funerary 
services, veterinarian services, professional services, and farm produce stands are also 
permitted.   

 
General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.   

 
The area is also zoned to accommodate the following community facilities: trade or vocational 
schools; colleges, universities, community colleges and related facilities; churches, synagogues, 
and temples; cultural facilities including libraries, museums, art galleries and centers; retail 
service only post offices; publicly and privately owned outdoor recreation facilities; and public 
safety facilities. 

 
The following are additional permitted facilities: bowling alleys, gymnasiums, skating rinks, 
health clubs, dance studios and halls, and martial arts facilities; indoor racket court facilities and 
similar use; indoor arcades and electronic game centers; and movie theatres.  
 
The following earth resource based activities are also permitted in this area: agricultural 
operations, farming, dairying; forestry operations, sugaring; commercial greenhouses with on-
premise sales; and accessory uses and structures.    

 
Automobile parking lots or structures not located on the same lot as the use(s) to which the 
parking is related is also permitted. 
 
Taft Corners District - The area located at the intersection of US 2 and VT 2A and spreading in 
all directions to the edge of the study area falls under Taft Corners zoning regulations.  The 
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standard net residential density is eight acres and there is no minimum lot size either residential 
or non-residential.  There is no specification regarding setbacks and the maximum building 
height is 36 feet. 
 
This district is the heart of the Williston commercial center.  Anticipated mix-use space includes 
office, retail, restaurants without drive through windows, service, and residential.  In order to 
provide a vibrant urban landscape, it is desired that buildings be located close to the street.  
Supported by remote parking in the rear of buildings, the district favors pedestrian movement.  
The suitable design of green space and new scenic opportunities should be afforded with new 
development. 

 
Current zoning regulations permit the development of multi-family residences.  Hotels and 
motels including those of the extended nature, bed & breakfasts, inns, rooming and boarding 
houses, hospitals, nursing care institutions, intermediate care institutions, and residential care 
institutions are also permitted. 

 
General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.  The following establishments are also 
permitted: general retail stores covering less than 2,500 square feet of floor area; restaurants; 
grocery stores and supermarkets; health and beauty services; funerary services; dry cleaning, 
laundry, clothing and shoe repair, and similar services; veterinarian services; professional 
services; food produce markets and stands; manufacturing where the majority of business 
comes from walk-in customers. 

 
The area is also zoned to accommodate the following community facilities: elementary and 
secondary schools and related facilities; trade or vocational schools; colleges, universities, 
community colleges and related facilities; religious establishments; cultural facilities including 
libraries, museums, art galleries and centers; retail service only post offices; social, fraternal 
clubs and lodges, union halls, and similar uses; retail service only post office; publicly-owned 
outdoor recreation facilities; and public safety facilities. 

 
Agriculture operations, farming, and dairying are the permitted earth resource based activities in 
this district.  Silos and windmills under 36 feet in height as well as accessory uses and 
structures are also permitted under current zoning regulations.   

 
Automobile parking lots or structures not located on the same lot as the use(s) to which the 
parking is related is also permitted. 
 
Business Park District - The area located northwest of the intersection of US 2 and VT 2A is 
zoned for business use.  The minimum lot size is one acre for non-residential lots with the 
maximum building height set at 36 feet.  The minimum lot size is one acre for non-residential 
lots with the maximum building height set at 36 feet.  There is no specification regarding 
setbacks. 
 
This area is intended to accommodate existing uses and anticipated business development 
complementing the existing campus style configuration.   
 
Under current zoning regulations, multi-family residential dwellings are either to be Planned 
Residential Developments or Planned Unit Developments. 
 
Hotels and motels including those of the extended nature, hospitals, nursing care institutions, 
intermediate care institutions, and residential care institutions are also permitted.   
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General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.  The following establishments are also 
permitted: general retail stores covering less than 2,500 square feet of floor area; restaurants 
without drive through windows; grocery stores and supermarkets; health and beauty services; 
funerary services; dry cleaning, laundry, clothing and shoe repair, and similar services; 
veterinarian services; professional services; food produce markets and stands; manufacturing 
where the majority of business comes from walk-in customers. 
 
The area is also zoned to accommodate the following community facilities: elementary and 
secondary schools and related facilities; trade or vocational schools; colleges, universities, 
community colleges and related facilities; religious establishments; cultural facilities including 
libraries, museums, art galleries and centers; retail service only post offices; social, fraternal 
clubs and lodges, union halls, and similar uses; retail service only post office; publicly owned 
outdoor recreation facilities; and public safety facilities. 
 
Additional permitted facilities include the following: bowling alleys, gymnasiums, skating rinks, 
health clubs, dance studios and halls, and martial arts facilities; indoor racket court facilities and 
similar use; movie theatres; and convention centers, exhibition halls, banquet and reception 
halls for hire not associated with hotels. 
 
Agriculture operations, farming, and dairying are the permitted Earth Resource based activities 
in this district.  Silos and windmills under 36 feet in height as well as accessory uses and 
structures are also permitted under current zoning regulations.   
 
Automobile parking lots or structures not located on the same lot as the use(s) to which the 
parking is related is also permitted. 
 
VT 2A Segment 2: Paul Street/Zephyr Road to Industrial Avenue/Mountain View Road 
 
Existing Land Use  
The segment of the study area located between Paul Street/Zephyr Road and Industrial 
Avenue/Mountain View Road along the VT 2A corridor is dominated to the north by residential 
development and to the south by commercial and retail activity, office use, and residential 
developments.   
 
The southeastern portion of the study area located between Paul Street/Zephyr Road and 
Knight Lane is home to the Mansfield Business Park which provides a variety of commercial 
services.  Further east on Knight Lane, crossing the outlying boundary of the study area, there 
is a sizable development cluster of single family homes called Chelsea Commons.  
Encompassed by Blair Park Road in the southwestern portion of the study area, the Court at 
Blair Park provides a variety of clinical services for area residents.  Also located in the 
southwestern portion of the study area, Falcon Manor and Eagle Crest are residential 
developments that combined offer more than 120-units of rental apartments for senior citizens.  
The Williston Post Office and the Health Center at Williston are also located within this portion of 
the study area. 
 
The remaining portion of the study area is predominantly residential development.  Located 
west of VT 2A, O’Brien Court serves a small isolated cluster of single family dwellings.  Morse 
Cemetery is just south of O’Brien Court.  Hideaway Lane, located north of O’Brien Court, is 
home to a sizable condominium complex.  Single family dwellings occupy the vast majority of 
the land north of Hideaway Lane including those developments on Country Lane, Hickory Hill 
Road, Stonybrook Drive, and Pinecrest Circle.   
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The eastern portion of the study area located between Knight and Beaudry Lanes is 
predominantly open space and agricultural land with commercial activity and single family 
dwellings running along the VT 2A corridor.  Meadow Run, a townhouse condominium 
development is located in the northeastern section of the study area.  The remaining area 
between Beaudry Lane and Industrial Avenue is open space and land used for agricultural 
purposes. 
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Commercial 2A District, 
Taft Corners District, Floodplain District, and Medium Density Residential District.   Some of 
these districts overlap the segments in the study area, in which case lengthy descriptions of 
these districts are not provided.  Running from south to north, the following zoning districts are 
listed in the manner in which they lie within the study area.   
 
Commercial 2A District – This area is located just north of the Business Park District.  The 
minimum lot size for non-residential lots is five acres with the maximum building height set at 36 
feet.  Along State and Federal Highways, the minimum setback for a front yard is 75 feet.  Along 
Principal Town Highways and all other roads, this decreases to 50 feet.   
 
The commercial district serves as a transition area between the Business Park and residential 
areas located to the north and the west.  Retail, office, services, and manufacturing that does 
not generate an overabundance of noise or air pollution are appropriate for this area. 
 
Taft Corners District – The Taft Corners District continues here from Segment 1. 
 
Floodplain District – This area is located in the southern portion of the Medium Density 
Residential along VT 2A in Williston.  This land is designated solely for agriculture and 
accessory uses.  This area was designated as such to retain and encourage agricultural and 
recreational uses while at the same time seeking to minimize or prevent hazard to life or 
property due to flooding, erosion, or stream pollution. 
 
Medium Density Residential District – The vast majority of the northern portion of this section 
of the study area is zoned for Medium Density Residential development.  This district has a 
standard net residential density of two acres, and three acres when a transfer of development 
rights (TDR) is used.  The minimum lot size for Planned Residential Developments is 6,000 
square feet and 20,000 square feet in other residential and non-residential lots, with a maximum 
building height of 36 feet.  Along Federal and State Highways, the minimum building setback is 
75 feet.  Along Principal Town Highways, this decreases to 50 feet and 35 feet on all other 
roadways. 
 
This area is zoned to create clusters of Medium Density Residential Development with minimal 
adverse impacts on open space.  Additionally, it is required that future street configurations 
create a coherent system that interconnects developments and the overall Town road system.  
A strong multi-nodal transit environment is encouraged.  Under current zoning regulations, 
Planned Residential Development and Planned Unit Development include single family 
residences with more than one structure per lot and multi-family residences. 
 
This area is currently zoned for permitted residential development in the following: single family 
residential developments with one structure per lot; two family residences; home employment in 
single family detached dwellings; and home day care facilities.  As a way to encourage the 
efficient use of land and flexibility provision of economical housing, mobile home parks act as 
another form of permitted development, having a minimum front yard setback of 30 feet from 
paved roads.   Additionally, residences where Special Care and Treatment is provided to not 
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more than six resident clients is outlined in current zoning regulations.  Religious 
establishments, publicly owned outdoor recreational facilities as well as elementary and 
secondary schools and related facilities are also permitted.   
 
The following earth resource based activities are also permitted in the area: agricultural 
operations, farming, dairying; forestry operations, sugaring; and cemeteries.  Food produce 
stands are also permitted.  Additionally, silos and windmills less than 36 feet in height as well as 
accessory uses and structures are permitted. 
 
VT 2A Segment 3: Industrial Avenue/Mountain View Road to Overlook Road 
 
Existing Land Use  
This segment of the study area is comprised largely of single family residential developments 
and open space to the south and commercial activity and residential developments to the north.  
Northeast of the VT 2A and Industrial Avenue/Mountain View Road intersection are the Christ 
Memorial Church and New England Theological Seminary.  Crossing the eastern boundary of 
the study area is the Trinity Baptist Church, Little Lambs Preschool, and Trinity Baptist Schools.  
The area between the New England Theological Seminary and Morgan Parkway, including 
those residences on Bittersweet Circle, is dominated by condominium developments with 
pocketed spurts of open space.  The Church of the Nazarene is located at the crossroads of VT 
2A and Morgan Parkway.  North of Morgan Parkway, the remaining portion of the study area is 
largely open space with one sizable residential development along Eastview Circle.  The Green 
Mountain Power Essex No. 19 Hydroelectric Project and switching station is located in the 
northeastern most section of the study area. 
 
The western portion of the study area from Industrial Avenue/Mountain View Road to River 
Cove Road is occupied primarily by low-density single family dwellings.  Just south of River 
Cove Road is the River Cove Animal Hospital.  Continuing north along VT 2A, there is 
considerable commercial and retail activity on either side of James Brown Drive.  To the south 
there is a commercial lumber store, a storage facility, a gas station, and gallery.  To the north, 
there is another storage facility, a commercial lab, an office complex, Agway farm supply store, 
and the Webb Company.  Located at the northwestern most section of the study area, across 
VT 2A from the Green Mountain Power Essex No. 19 Hydroelectric Project, Overlook Park 
sponsored by Green Mountain Power provides scenic views of the Winooski River. 
 
Existing Zoning 
Current zoning in this portion of the study area includes the following zoning districts: 
Commercial 1B District, Commercial 2D District, Floodplain District, Light Industrial District, and 
Open Space District.   Some of these districts overlap the segments in the study area, in which 
case lengthy descriptions of these districts are not provided.  Running from south to north, the 
following zoning districts are listed in the manner in which they lie within the study area.   
 
Commercial 1B District – The minimum lot size is one acre for non-residential lots with the 
maximum building height set at 36 feet.  Along State and Federal Highways, the minimum 
setback for a front yard is 75 feet.  Along Principal Town Highways and all other roads, this 
decreases to 50 feet.   
 
Under current zoning regulations, multi-family residential dwellings are either to be Planned 
Residential Developments or Planned Unit Developments. 
 
Hotels and motels including those that accommodate extended stays as well as hospitals, 
nursing care institutions, intermediate care institutions, and residential care institutions are 
permitted.  Restaurants without drive through windows, health and beauty services, funerary 
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services, veterinarian services, professional services, and farm produce stands are also 
permitted.   
 
General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.   
 
Additionally permitted are the following services: retail establishments covering more than 2,500 
square feet of floor area; convenience stores; health and beauty services; funerary services; dry 
cleaning, laundry, clothing and shoe repair, and similar services; veterinarian services; kennels 
and animal day care; and farm produce stands and markets.  Nursing care institutions, 
intermediate care facilities, and residential care facilities are also permitted under current zoning 
regulations. 
 
The area is also zoned to accommodate the following community facilities: religious 
establishments; cultural facilities including libraries, museums, art galleries and centers; social, 
fraternal clubs and lodges, union halls, and similar uses; retail service only post offices; publicly 
and privately owned outdoor recreation facilities; public safety facilities; and public works, 
highway garages, and related facilities. 
 
The following are additional permitted facilities: bowling alleys, gymnasiums, skating rinks, 
health clubs, dance studios and halls, and martial arts facilities; indoor racket court facilities and 
similar use; indoor arcades and electronic game centers; and movie theatres.  
 
The following earth resource based activities are also permitted in this area: agricultural 
operations, farming, dairying; forestry operations, sugaring; commercial greenhouses without 
on-premise sales; and accessory uses and structures.    
 
Commercial 2D District – The minimum lot size for non-residential lots is five acres with the 
maximum building height set at 36 feet.  Along State and Federal Highways, the minimum 
setback for a front yard is 75 feet.  Along Principal Town Highways and all other roads, this 
decreases to 50 feet.   
 
Much of this district is already developed and limited infill development and redevelopment is 
anticipated.  This area is intended to accommodate a mixture of uses that is primarily non-retail 
commercial, multifamily housing, congregate and residential care institutions, and light industrial 
activities.   
 
Under current zoning regulations, multi-family residential dwellings are either to be Planned 
Residential Units or Planned Residential Developments. 
 
General office use and those offices associated with other permitted or conditional uses on the 
premises are permitted under current zoning regulations.  Additionally, nursing care institutions, 
intermediate care institutions, and residential care facilities are also permitted. 
 
Funerary and veterinarian services as well as kennels and animal day care are permitted.  The 
sale of building and home improvement/garden supplies, equipment sales and rentals, outdoor 
storage and display of goods and materials for sales and rentals on the premises, and the sale 
and installation of auto parts and motor vehicle repair are also permitted.   
 
The following community facilities are permitted under current zoning regulations: religious 
establishments; social, fraternal clubs and lodges, union halls, and similar uses; public safety 
facilities; public works/highway garages and related facilities; military, reserve, and National 
Guard centers; and sorting and distributing facilities.   
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The following earth resource based activities are also permitted in this area: agricultural 
operations, farming, dairying; forestry operations, sugaring; commercial greenhouses without 
on-premise sales; and accessory uses and structures.    
 
All storage must be within an enclosed structure and automobile parking lots or structures not 
located on the same lot as the use(s) to which the parking is related are also permitted. 
 
Floodplain District – This area is located in the Southern portion of the Medium Density 
Residential along VT 2A in Williston.  This land is designated solely for agriculture and 
accessory uses.  This area was designated as such to retain and encourage agricultural and 
recreational uses while at the same time seeking to minimize or prevent hazard to life or 
property due to flooding, erosion, or stream pollution. 
 
Light Industrial District – This area located in the northwestern portion of the study area in 
Essex Junction is zoned for Light Industrial use.  The northern most boundary of the area is 
Cascade Street.  The minimum lot size should be larger than 10,000 square feet with a 
minimum setback requirement of 100 feet and a maximum building height of 72 feet. 
 
This location is to act as a manufacturing, warehousing, and research and development area.  It 
is intended that air and water quality in this area will remain high. 
 
Open Space District – This area located in the Northwestern portion of the study area in Essex 
Junction is zoned for Open Space.  The northernmost boundary of the area is Cascade Street.  
The minimum lot size is three acres.  The minimum front yard setback for agricultural use shall 
be 40 feet and 50 feet for all other uses.  The maximum building height is three stories or 35 
feet, whichever is less. 
 
VT 2A Segment 4: Overlook Park to Five Corners 
 
Existing Land Use  
This segment of the study area is largely low-density single family dwellings to the south with a 
substantial amount of commercial, retail, and civic activity to the north.  The area bound by the 
southwestern boundary of the study area at the Winooski River and Cascade Street to the north 
is occupied by the Essex Junction Wastewater Treatment Plant.  On either side of VT 2A, the 
area between Cascade Street and South Street/River Street is predominantly single family 
residential developments.  Similar developments surrounding a large open space area are seen 
in the western portion of the study area between South Street and Iroquois Avenue.  The 
eastern portion of the study area between River Street and the railroad tracks experiences 
much the same development with the exception of the New England Culinary Institute located 
along the VT 2A corridor.  There is an IBM facility that traverses the eastern border just south of 
the railroad tracks. 
 
Known as the Five Corners in Essex Junction, this intersection experiences the most dense 
commercial and retail activity in the study area.  The eastern portion between the railroad tracks 
and VT 117 is heavily commercial and industrial with a small single family development east of 
Elm Street.  Bound by the railroad tracks, VT 2A, Pearl Street, and School Street, this area is 
home to the Park Street School, various retail and commercial entities, along with parking to 
accommodate shoppers, and single family homes.  West of School Street to the boundary of the 
study area is largely single family dwellings.   
 
The area directly surrounding Five Corners is dominated by smaller local businesses and a 
Mobil gas station.  At the center of this intersection is the Veterans War Memorial.  The outlying 
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area from Railroad Street to the boundary of the study area is predominantly single family 
dwellings.  Also located in this area are the Village Cemetery and the First Congregational 
Church of Essex Junction.   
 
The remaining portion of the study area located between Pearl and Main Streets is home to 
various commercial and retail establishments as well as the Brownell Library, the Essex 
Junction Fire Station, Essex Junction Town Hall, the Summit School, the Thomas Fleming 
School, the Holy Family Church Rectory, and the Winston Prouty Federal Building.  The western 
border of the study area is occupied by single family dwellings. 
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Floodplain District, 
Residential 2 District, Open Space District, Residential-Office District, Mixed Commercial Use 
District, Village Center District, Mixed-Family Residential 3 District, and Heavy Commercial 
District.  Some of these districts overlap segments in the study area and in which case, lengthy 
descriptions of these districts are not provided.  Running from south to north, the following 
zoning districts are listed in the manner in which they lie within the study area.   
 
Floodplain District - This area is located on the northeast side of VT 2A and is an extension of 
the Floodplain mentioned in the previous section.  Mill Street is the northern most portion of this 
area.  The only permitted uses of this land are agricultural and its accessory uses. 
 
Residential 2 District – This area located north of Cascade Street covers much of the western 
portion of this study area.  There is also an additional Residential 2 District on the eastern side 
of the study area just north of the Mixed Commercial Use District. 
 
Unless approved as part of Planned Development, only one principal structure per lot is 
permitted, with each lot having a minimum of 7,500 square feet.  The minimum front yard 
setback is 15 feet.  The maximum building height is three stories or 35 feet, which ever is 
shorter.  The primary purpose of this area is to provide for high-density single family residential 
development and accessory use.  The following are permitted under current zoning regulations: 
single family dwellings; bed & breakfasts; schools; churches and congregate housing; home day 
and family care services; home offices; animal shelters; and low-intensity recreational uses. 
 
Open Space District – This area located in the center of the Residential 1 District to the west of 
VT 2A is zoned for open space purposes.   
 
Residential-Office District – This area located south of Cherokee Avenue and along the VT 2A 
corridor is zoned for Residential-Office use.  There are three smaller Residential-Office Districts 
in this portion of the study area: one is located just south of VT 15 between School Street and 
Curtis Avenue, the second is northwest of the Village Center off of VT 2A, and the last is 
northeast of the Village Center spreading to either side of VT 15.   
 
The minimum lot size is 7,500 square feet for the first dwelling plus 500 square feet for each 
additional dwelling up to four units maximum.  Only one principal structure is permitted per lot.  
The minimum front yard setback is 20 feet.  Maximum building height is three stories or 35 feet, 
which ever is shorter. 
 
This district is intended to provide for small office conversions of existing residential structures 
while at the same time retaining residential units.  These conversions are not intended to alter 
the structural residential appearance or neighborhood character. 
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The following are permitted under current zoning regulations: one, two, three, and four-family 
dwellings; bed and breakfasts; churches and congregate housing; animal shelters; home day 
and family care services; home offices; and schools. 
 
Mixed Commercial Use District – This area located north of Robinson Parkway covering the 
eastern portion of the study area is zoned for Mixed Commercial use.  This area extends further 
west at Cherokee Avenue.  The minimum lot size is 15,000 square feet with a minimum front 
yard setback of 20 feet.  The maximum building height is six stories or 72 feet, whichever is 
less.  This district is intended to provide for mixed use development in areas that have adequate 
public and compatible surrounding land uses.  Residential, retail, and office use is encouraged. 
 
The following residential and sleeping establishments are permitted under current zoning 
regulations: one, two, three, four, and multi-family dwellings; bed & breakfasts; boarding 
houses; dormitories; emergency shelters; group housing; and hotels and motels including those 
for extended stays. 
 
The following business services are also permitted under current zoning regulations: banks 
including those with drive-through windows; catering services; home day and family care 
services; day care facilities; building and construction material establishments; medical and 
veterinary clinics; animal shelters; dry cleaners; restaurants and bars; flea markets; landscape 
services; mail services; retail sales; funerary services; and sales that are either temporary or 
outdoors.  Office space (both incidental and professional), commercial parking, personal service 
establishments, private community uses, and shopping centers are also permitted. 
 
Additionally, the area is also zoned to accommodate the following community facilities and 
amenities: schools; churches including congregate housing; carnivals and circuses; cultural 
facilities; and low, medium, and high-density recreational space. 
 
Village Center District – This area located at the intersection of VT 15, VT 117, and VT 2A is 
the heart of Essex Junction and acts the municipal center.  This area is zoned as the Village 
Center.  The minimum lot size is 5,000 square feet.  There are no setback requirements for this 
district.  Maximum building height is six stories or 72 feet, whichever is less. 
 
This area is intended for a mix of commercial, governmental, and cultural and residential uses.  
As a compact commercial center, design elements should reflect and reinforce existing 
architecture and layout.  New buildings should be compatible with the historic character of the 
Historic District. 
 
The following residential and sleeping establishments are permitted under current zoning 
regulations: one, two, three, four, and multi-family dwellings; bed & breakfasts; boarding 
houses; group housing; and hotels and motels including those for extended stays. 
 
The following business services are also permitted under current zoning regulations: banks 
including those with drive-through windows; catering services; home day and family care 
services; medical clinics; restaurants and bars; mail services; retail sales including those with 
drive-through windows; funerary services; convenience stores; and sales that are either 
temporary or outdoors.  Office space (both incidental and professional), commercial parking, 
personal service establishments, private community uses, and shopping centers are also 
permitted. 
 
Additionally, the area is also zoned to accommodate the following community facilities and 
amenities: schools; churches including congregate housing; cultural facilities; and low and 
medium-density recreational space. 
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Multi-Family Residential 3 District – Located in the northeastern portion of the study area, 
there are two areas in this segment of the study area zoned for Multi-Family Residential 3 use.  
Split by one of the Residential-Office Districts, these areas are located north of VT 117 and east 
of VT 2A.  The minimum lot size is 7,500 square feet for the first dwelling plus 3,000 square feet 
for each additional dwelling unit in the same structure or an existing accessory structure as long 
as it is not expanded.  Any expansion to an existing accessory structure used as a dwelling 
requires an additional 7,500 square feet of space.  Only one principal structure is allowed per lot 
and only one single family dwelling is permitted per lot unless reviewed otherwise.  There may 
be at most three dwelling units per lot.  The minimum front yard setback is 30 feet.  The 
maximum building height is three stories or 35 feet, whichever is less.  This district is to provide 
for low-density multi-family dwellings and accessory residential uses. 
 
The following residential and sleeping establishments are permitted under current zoning 
regulations: one, two, three, four, and multi-family dwellings; and bed & breakfasts. The 
following business services are also permitted under current zoning regulations: home and 
incidental offices; home family care services; and animal shelters. 
 
Additionally, the area is also zoned to accommodate the following community facilities and 
amenities: schools; churches including congregate housing; and low-density recreational space. 
 
Heavy Commercial District – In the northern portion of the study area, the area bound by VT 
2A to the east and Lincoln Street to the west is zoned for Heavy Commercial use.  The 
minimum lot size is 10,000 square feet with a minimum front yard setback of 20 feet.  The 
maximum building height is six stories or 72 feet, whichever is less. 
 
The area is intended to act as a stronghold for retail, wholesale, commercial, residential, service 
and professional businesses while at the same time minimizing negative effects of increased 
traffic. 
 
The following residential and sleeping establishments are permitted under current zoning 
regulations: one, two, three, four, and multi-family dwellings; bed & breakfasts; boarding 
houses; emergency shelters; group housing; and hotels and motels including those for extended 
stays. 
 
The following business services are also permitted under current zoning regulations: banks 
including those with drive-through windows; catering services; home day and family care 
services; day care facilities; building and construction material establishments; medical and 
veterinary clinics; animal shelters; dry cleaners; restaurants including those with drive-through 
windows and bars; flea markets; landscape services; mail services; retail sales including those 
with drive-through services; funerary services; car washes; auto-body maintenance and repair 
shops; and sales that are either temporary or outdoors.  Office space (both incidental and 
professional), commercial parking, personal service establishments, private community uses, 
and shopping centers are also permitted. 
 
Additionally, the area is zoned to accommodate the following community facilities and 
amenities: schools; churches including congregate housing; cultural facilities; circuses and 
carnivals; and low, medium, and high-density recreational space. 
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3.2.2 Community Facilities and Services 
 
This section provides an inventory and description of existing community facilities in the study 
area as described below.  The study area for the assessment of these facilities and services 
includes the area within a quarter mile on either side of the centerline of VT 2A.  For the 
purpose of this analysis, community facilities are defined as schools and universities, religious 
institutions, public libraries, waste disposal facilities, police protection and fire protection (parks 
and recreation resources are discussed in Section 3.2.4).  Table 3-3 summarizes the community 
facilities in the VT 2A corridor.  The map id numbers correspond to Figure 3-5.   

 
Table 3-3  

VT 2A Corridor Community Facilities and Services 
 

Map ID Address/Location Name 
1 104 Falcon Manor, Williston  Falcon Manor (senior center) 
2 102 Eagle Crest Road, Williston Eagle Crest (senior center) 

3 201 Lawrence Place, Williston  Vermont Technical College Williston 
Campus  

4 353 Blair Park Road, Williston  The Given Health Care Center 

5 565 St. George Road, Williston  Vermont State Police offices and 
barracks 

6 82 Blair Park Road, Williston  Williston Post Office 
7 South of O’Brien Court, Williston  Morse Cemetery 
8 1033 Essex Road, Williston  Christ Memorial Church 

9 300 Trinity Drive, Williston  The New England Theological 
Seminary 

10 300 Trinity Drive, Williston  Trinity Baptist Church 
11 300 Trinity Drive, Williston Little Lambs Preschool 
12 280 Trinity Drive, Williston  Trinity Baptist School 
13 30 Morgan Parkway, Williston  Church of the Nazarene 
14 7 River Cove Road, Williston River Cove Animal Hospital 
15 south of Park Terrace, Essex Junction  Park Street School 
16 17 Summit Street, Essex Junction  Summit Street School, 
17 9 Prospect Street, Essex Junction  Thomas Fleming School 

18 39 Main Street, Essex Junction  First Congregational Church of Essex 
Junction 

19 4 Prospect Street, Essex Junction  Holy Family Church Rectory 
20 6 Lincoln Street, Essex Junction  Brownell Library 
21 81 Main Street, Essex Junction  Essex Town Offices 

22 2 Lincoln Street, Essex Junction  
Village of Essex Junction Offices (also 
contains Essex Junction Senior Center 
and the Essex Teen Center) 

23 along Pearl Street, next to library, Essex 
Junction Essex Junction Fire Station 

24 11 Lincoln Street  Winston Prouty Federal Building 
(includes U.S. Secret Service) 

25 Various segments along VT 2A Williston Alternative Transportation Path 
 
VT 2A Segment 1: I-89 Exit 12 to Paul Street/Zephyr Road  
A total of five community facilities are located in this segment of the study area.  These facilities 
include two senior centers, one educational institution, one health center, a police office and 
Barracks, and a post office.  
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The Falcon Manor senior center located at 104 Falcon Manor and the Eagle Crest senior center 
located at 102 Eagle Crest Road were identified in this segment of the study area. Both facilities 
are managed by the Cathedral Square Corporation, a local non-profit organization. 
 
Eagle Crest is a 60-unit rental complex designed to meet the needs of individuals who are 55 or 
older, with a wide range of incomes8. The center is located near Taft Corners in Williston, 
between the Fletcher Allen Health Care's Williston Health Center and a variety of retail stores. 
The facility includes 60 one- or two-bedroom apartments and a community area with a large 
kitchen and dining area.  Residents of the complex are provided 24-hour emergency medical 
services.  
 
Falcon Manor is a 61-unit rental complex located across the street from the Eagle Crest facility.  
The facility includes 19 one-bedroom and 42 two-bedroom apartments.  Programs at the center 
include the Visiting Nurses Association Adult Day Program, conducted on-site for residents and 
community elders in need of daytime oversight. Facilities on-site include a fitness room, beauty 
parlor and 24-hour emergency medical services.  
 
The educational institution identified in this segment of the study area includes the Williston 
Campus of the Vermont Technical College located at 201 Lawrence Place.  The college offers 
associates, bachelors, and Licensed Practitioner Nurse degrees. The faculty student breakdown 
is approximately 12:1.  There are approximately 300 students, both full and part time.  
 
One community health center was identified in this section of the study area.  The Given Health 
Care Center operated by Fletcher Allen Health Care is located at 353 Blair Park Road. It 
provides primary health care services and is staffed by three doctors and one nurse practitioner. 
The facility is open seven days a week.  
 
In 1992, a division of State Police offices and Barracks was opened in this section of the study 
area.  This facility is located at 565 St. George Road.  The Williston Post Office is located at 82 
Blair Park Road.   
 
VT 2A Segment 2: Paul Street/Zephyr Road to Industrial Avenue/Mountain View Road  
The Morse Cemetery, located south of O’Brien Court, is the only community facility identified in 
this portion of the study area.   
 
VT 2A Segment 3: Industrial Avenue/Mountain View Road to Overlook Park  
There are three churches, two schools, one theological seminary, and one Wastewater 
Treatment Plant located within this segment of the study area.   
 
Christ Memorial Church is located at 1033 Essex Road.  The New England Theological 
Seminary located adjacent to the Christ Memorial Church offers various theology courses and 
related programs on-site.  Trinity Baptist Church and Little Lambs Preschool are also within this 
segment of the study area.  Located at 300 Trinity Drive in Williston, the Church originally 
opened in 1972 and shortly thereafter the school opened.  The school serves children aged 
three to five with a maximum ratio of 10 children for every teacher. 
 
Adjacent to the Trinity Baptist Church, located at 280 Trinity Drive, Trinity Baptist Schools 
serves grades K through 12 with approximately 155 students. The Church of the Nazarene is 
located at 30 Morgan Parkway in Williston. 
 

                                                 
8 http://www.cathedralsquare.org/property.php?id=2 
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Also located in this segment of the study area is the Essex Junction Wastewater Treatment 
Plant.  In order to generate electricity and heat for the facility, a new on-site power system has 
recently been installed that burns methane gas produced by processing wastewater.   
 
Other community facilities identified in this segment include Overlook Park located along Park 
Street, and the River Cove Animal Hospital located at the intersection of Essex Road and River 
Cove Road. The park is managed by the Green Mountain Power Corporation and includes a 
walking trail and picnic area.   
 
VT 2A Segment 4: Overlook Park to Five Corners  
Within this segment of the study area, there are currently three schools.  The Park Street School 
located south of Park Terrace serves elementary school children.  The school also has a lab 
that offers educational programs for students.  The Summit Street School, located at 17 Summit 
Street, serves students in grades PK through three with approximately 230 students.  With 
thirteen classrooms, there is one preschool program (3-4 years), three half-day kindergartens, 
two first grades, two second grades, two 1-2 multi-age classes, and three third grade classes.  
Originally serving as the first high school in Essex Junction, the Thomas Fleming School, 
located at 9 Prospect Street, was built in 1912.  Today the school serves approximately 220 
fourth and fifth grade students.  Renovated in 1995, additions include three classrooms, a music 
and arts complex, and library-media center. 
 
There are two churches located within this segment of the study area.  The First Congregational 
Church of Essex Junction, located at 39 Main Street, offers Sunday worship services as well as 
an on-site Church school and child care center.  The Holy Family Church Rectory, located at 4 
Prospect Street in Essex Junction, holds Sunday worship services throughout the day.   
 
Other facilities include the Brownell Library, located at 6 Lincoln Street.  First opened in 1926, 
the library today serves approximately 2,309 people per week. The library holds more than 
62,000 books, 179 magazine subscriptions, 2,839 cassettes, compact disks, and Books on 
Tape, and 2,600 videos.  The Essex Town Offices, at 81 Main Street, are also located within the 
study area.  The facility provides the following services: Licenses (Marriage, Dog, Fish & Game, 
Liquor, and Entertainment); payment of taxes and water/sewer bills; purchase of certified copies 
of birth, death, marriage and land records; voter registration and absentee ballots; notary 
services and the recording of all land records for the Town of Essex and Village of Essex 
Junction.  The Village of Essex Junction Offices are located at 2 Lincoln Street nearby the Five 
Corners intersection.  The Essex Junction Senior Center and the Essex Teen Center are also 
located within this building.  
 
The Essex Junction Fire Station, located along Pearl Street next to the Brownell Library, is 
comprised of volunteers and on-call service providers.  Services offered include firefighting, 
hazardous material response, emergency medical service, vehicle rescue, and search and 
rescue.   
 
Other notable facilities in this segment of the study area include the Winston Prouty Federal 
Building and a division of the U.S. Secret Service.  The Village Cemetery is also located in the 
study area.   
 
3.2.3 Farmland 
 
There are approximately 940 acres of land in the VT 2A study area.  Of this total acreage 
approximately 570 acres are classified by the NRCS Chittenden County Soil Survey as farmland 
soils:  55 acres of prime agricultural soils and 515 of agricultural soils of statewide importance.   
A large proportion of the farmland soils have been converted to developed uses, as indicated on 
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Figure 3-7.  Of the prime soils, all acreage has been developed to date; the agricultural soils of 
statewide importance that remain undeveloped amount to approximately 495 acres.  
 
In 1998, the Town of Williston developed a Land Evaluation Site Assessment (LESA) system for 
identifying and evaluating important farms in the Town.  The LESA assessment gave a point 
rating (from 0 to 235 points) to key farm properties based on quality of the soils, active 
production, size, and other factors. FHWA guidance indicates that sites receiving a total LESA 
score of 160 and above be given consideration for protection.9  As the 2006 Town of Williston 
Open Space Plan notes, the five top-rated farms in the LESA evaluation are still in production, 
none of these properties is in the VT 2A study area.   
 
A summary of farmland by VT 2A segment is presented below.  All segments are shown on 
Figure 3-13. 
 
VT 2A Segment 1: I-89 Exit 12 to Paul Street/Zephyr Road 
The area south of I-89 contains undeveloped areas of agricultural soils of statewide importance 
that are not in active use and did not receive a rating in Williston’s LESA evaluation.  Much of 
the area in this segment north of I-89 is also comprised of farmland soils of statewide 
importance.  The area to the east of VT 2A was given a LESA rating of 42-120 but is now  
largely developed.  One undeveloped parcel in this area is the Pecor property, zoned for mixed 
use in the Taft Corners District with a development application pending.  
 
In the area to the west of VT 2A, there is one undeveloped parcel south of Retail Way 
comprised of farmland soils of statewide importance in the Taft Corners area zoned for 
commercial use.  This area did not receive a LESA rating. 
 
VT 2A Segment 2: Paul Street/Zephyr Road to Industrial Avenue/Mountain View Road 
This segment contains substantial acreage of farmland soils of statewide importance that have 
been developed with housing or commercial uses.  A vacant parcel south of Beaudry Lane was 
part of an area that had been given a LESA rating of 42-120.  This parcel is now in the Medium 
Density Residential zoning district.  
 
VT 2A Segment 3: Industrial Avenue/Mountain View Road to Overlook Park 
Segment 3 is comprised of substantial areas of agricultural soils of prime and statewide 
importance that have been developed for residential or commercial uses.  This area did not 
receive a rating in the Town’s LESA evaluation. 
 
VT 2A Segment 4: Overlook Park to Five Corners 
The soils in this segment are predominately of statewide importance for agriculture.  All of these 
soils in the Essex Junction portion of the study area have been developed or preserved. 
 
3.2.4 Parks and Recreation Resources 
 
Parks and recreation resources in the VT 2A corridor are described below and shown on Figure 
3-8.  
 
 
 
 
 

                                                 
9 Federal Highway Administration, Guidelines for Implementing the Final Rule of the Farmland Protection Policy Act 
for Highway Projects, Office of Environmental Policy, May, 1989. 
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Williston 
 
Williston Alternative Transportation Path (WATP) System – VT 2A Segments (Map ID ‘A’) 
Williston has planned and has been implementing a town-wide system of multi-use paths for the 
past two decades.  As part of this system, portions of a Williston Alternative Transportation Path 
(WATP) extend along both sides of VT 2A (see Figure 3-8).  The following segments of the Path 
have been constructed along VT 2A: 
 

• from the Vermont State Police Headquarters to US 2 on the east side; 
• two short segments between Wright Avenue and US 2 on the west side; 
• from Helena Drive to the Williston Health Center on the west side; 
• from Meadow Run Road to Mountain View Road on the east side; and 
• from Industrial Avenue to River Cove Road on the west side. 

 
The Path within each of these segments has a ten-foot pavement width.  Activities on the VT 2A 
WATP segments include recreational cycling, running, walking and in-line skating, all uses 
consistent with proximity to VT 2A. 
 
Funding for the design and construction of two additional segments of the Path was approved 
by the voters in 2004, including: (1) from Knight Lane to Meadow Run Road, and (2) from River 
Cove Road to the Winooski River. 
 
Rossignol Park (Map ID ‘B’)  
Rossignol Park is a 9-acre park located at the intersection of North Brownell Road and Industrial 
Avenue approximately 0.25 miles west of VT 2A comprising 2 tennis courts, 1 little league size 
baseball field, basketball court, play area, and swing set. 
 
Essex Junction 
 
Cascade Park (Map ID ‘C’) 
This twenty-acre recreation area is located on Cascade Street, approximately 750 feet from 
Park Street (VT 2A).   
 
Stevens Park (Map ID ‘D’) 
This 8.2 acre neighborhood park in Essex Junction is located ninety to 190 feet west of Park 
Street (VT 2A) behind the residential properties along Park Street.   
 
Maple Street Park (Map ID ‘E’)   
This park is a principal active recreation facility for Essex Junction.  It is located 0.4 miles east of 
Five Corners on Maple Street.   
 
Veterans Memorial Park (Map ID ‘F’) 
Veterans Memorial Park is a landscaped triangular area in the center of Essex Junction.  The 
park has existed since the 1950s as the location of a memorial to Essex Junction residents who 
gave their lives in the U.S. Armed Services since the time of the Civil War.  It was given its 
current name by the Village Trustees in 1995.  Veterans Memorial Park is owned by the Village 
of Essex Junction and was remodeled in 2005.  In addition to a federal grant from the 
Department of Housing and Urban Development, funding was provided in part by local 
organizations. 
 
Veterans Memorial Park comprises approximately 6,650 square feet; this area reflects a curb 
relocation at the north side of the park which increased its area when it was recently remodeled.  
The park has a formal ceremonial design in which one enters from the point closest to the 
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center of the Five Corners intersection; crosswalks on Main Street and Lincoln Street connect to 
this entry point.  From the point of entry, a path leads visitors through the park past several 
monuments that list both the names of those who gave their lives and their battle engagements, 
as well as a fountain and flags.  The path also leads visitors to the central feature of the park, a 
plaza with a fountain and a row of flags.  The path is bordered by plantings and a large fir tree 
and two recently planted maple trees.  Benches are provided on the perimeter of the circular 
plaza that surrounds the fountain, and the plaza is paved in light-colored concrete pavers with 
granite borders and a planter that wraps around the plaza.  Mowed turf borders the edges of the 
park. 
 
The intended function of the park is for passive use and as a ceremonial/memorial site.  
Ceremonies are conducted at the park on Memorial Day.  According to Architect Steven 
Schenker, who designed the park, the fountain is also intended as an informal gathering 
place.10

 
3.3 Circ A/B Corridor 
 
3.3.1 Land Use, Zoning and Public Policy 
 
This section provides a description of existing land use along the Circ A/B corridor.  The study 
area includes land within a quarter mile on either side of the centerline of the proposed 
alignment. The corridor has been further divided into four segments to facilitate identification of 
features within the study area.  The Circ A/B corridor consists of the following segments from 
south to north: I-89 to Williston Alternative Transportation Path (WATP); WATP to Velco Power 
Line Easement; Velco Power Line Easement to Quarry; and Quarry to VT 117.  Circ A/B 
corridor land use is shown on Figure 3-6.  
 
Circ A/B Segment 1: I-89 to Multi-Use Path 
 
Existing Land Use  
Given that this segment of the study area traverses I-89, a radius of ½-mile from the centerline 
is used to account for the construction of new interchanges.  This segment is largely used for 
agricultural purposes with pocketed clusters of single family dwellings.  There is also a small 
amount of commercial activity in the area.   
 
The area south of I-89 is primarily used for agricultural purposes.  In recent years, however, the 
area crossing the western boundary along Hurricane Lane has been developed for commercial 
and industrial uses.  Single family dwellings have been constructed along the southern border of 
the study area.  North of I-89, this portion of the study area is dominated by land used for 
agricultural purposes with an increased mix of residential development along the eastern and 
western boundaries of the study area.  The Allen Brook School is located in the northwestern 
section of the study area.   
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Agricultural and Rural 
Residential District, Interstate Commercial District, Mixed Use District, Medium Density 
Residential District, Commercial 1A District, and Floodplain District.  Some of these districts 
overlap the segments in the study area, in which case lengthy descriptions of these districts are 
not provided.  Running from south to north, the following zoning districts are listed in the manner 
in which they lie within the study area.   

                                                 
10 Personal communication, April 12, 2007. 
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Agricultural and Rural Residential District – This area located south of I-89 is zoned for 
Agricultural and Rural Residential use. 
 
Interstate Commercial District – This area located south of I-89 and west of the adjacent 
Agricultural and Rural Residential district is zoned for Interstate Commercial use. 
 
Mixed Use District – This area located north of I-89 and in the western portion of the study 
area is zoned for Mixed Use.   
 
Medium Density Residential District – This area located north of I-89 covers the vast majority 
of this portion of the study area and is zoned for Medium Density Residential use.   
 
Commercial 1A District – This area located north of the Medium Density Residential District 
and sitting in the westernmost portion of the study area is zoned for Commercial 1A use.   
 
Floodplain District – This area splits the Medium Density Residential area. 
 
Circ A/B Segment 2: Multi-Use Path to Velco Power Line Easement 
 
Existing Land Use  
This segment of the study area serves residential and recreational purposes.  The area 
southeast of Mountain View Road is primarily occupied by the Catamount Golf Club.  West of 
the proposed Circ A/B alignment, the area contains both residential uses and open land.  In 
recent years, single family developments have sprung up, particularly along Brennan Woods 
Drive and smaller adjoining roads.  There are a few single family dwellings dispersed throughout 
the area. 
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Medium Density 
Residential District, Agricultural and Rural Residential District, and Industrial Districts A and B. 
Some of these districts overlap the segments in the study area, in which case lengthy 
descriptions of these districts are not provided.  Running from south to north, the following 
zoning districts are listed in the manner in which they lie within the study area.   
 
Medium Density Residential District – This area is a continuation of the abovementioned 
Medium Density Residential area. 
 
Agricultural and Rural Residential District – This area located in the northern third of this 
portion of the study area is zoned for Agricultural and Rural Residential use. 
 
Industrial District – This area located in the northwestern portion of the study area is zoned for 
Industrial use.  The minimum size for non-residential lots is two acres with a maximum building 
height of 36 feet.  Along State and Federal Highways, the minimum setback for a front yard is 
75 feet.  Along Principal Town Highways and all other roads, this decreases to 50 feet.   
 
Industrial A – Under current zoning regulations in Williston the following services are permitted: 
veterinarian services; farm produce markets and stands; motor vehicle, boat, and/or recreation 
vehicle sales and service; equipment sales and rental; building/home improvement/garden 
supply service; wholesale sales and distribution;  processing, storage, and sales of fire wood; 
motor vehicle repair, painting, and installation of auto parts, office uses associated with other 
permitted or conditional uses on the premises; restaurants smaller than 2,500 square feet and 
without a drive-through window; social, fraternal clubs and lodges, union halls, and similar uses; 
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manufacturing; trucking terminals and warehouse facilities; construction or large equipment 
repair; bowling alleys, gymnasiums, skating rinks, health clubs, dance studios and halls, martial 
arts facilities, indoor racket court facilities, and similar uses; golf driving ranges and miniature 
golf courses; publicly and privately owned outdoor recreation facilities;  public safety facilities; 
public works/highway garages and related facilities 
 
The following earth resource based activities are also permitted in the area: agricultural 
operations, farming, dairying; forestry operations and sugaring; and greenhouses with on-
premise sales.  Additionally, silos and windmills less than 36 feet in height as well as accessory 
structures and uses are permitted. 

 
All storage within an enclosed or outdoor space and contractors yards and parking of vehicles 
or storage equipment outside of enclosed structures where either vehicles or equipment are 
owned and used by the person making the lot and/or parking or storage is more than a minor 
and incidental part of the overall use of the lot are also permitted under current zoning 
regulations. 

 
Industrial B – Farm produce stands; office uses associated with other permitted or conditional 
uses on the premises; trade or vocational schools; colleges, universities, community colleges, 
and related facilities; manufacturing (both indoor and outdoor) where the majority of business is 
not from walk-in customers; and public works/highway garages and related facilities are 
permitted under current zoning regulations.  
 
The following earth resource based activities are also permitted in the area: agricultural 
operations, farming, and dairying; forestry operations and sugaring; and greenhouses with on-
premise sales.  Additionally, silos and windmills less than 36 feet in height as well as accessory 
structures and uses are permitted. 
 
All storage must be within an enclosed structure and automobile parking lots or structures not 
located on the same lot as the use(s) to which the parking is related are also permitted. 
 
Circ A/B Segment 3: Velco Power Line Easement to Quarry
 
Existing Land Use  
This segment of the study area serves both agricultural and low-density residential development 
purposes.  The area southwest of the Circ A/B alignment serves agricultural purposes.  The 
quarry occupies the northwestern portion of the study area.  The area east of the Circ A/B 
alignment is a mix of agricultural plots interspersed with smaller clusters of single family 
residential developments.  Located just east of the Circ A/B alignment, there is a leach field that 
absorbs the drainage from the single family homes on Ledgewood Drive. 
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Industrial District, 
Agricultural and Rural Residential District, and Conservation and Open Space District.  Some of 
these districts overlap the segments in the study area, in which case lengthy descriptions of 
these districts are not provided.  Running from south to north, the following zoning districts are 
listed in the manner in which they lie within the study area.   
 
Industrial District – This area is a continuation of the Industrial district noted in Segment 2. 
 
Agricultural and Rural Residential District – This area is a continuation of the district noted in 
Segment 2. 
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Conservation and Open Space District – This area located on a northeastern strip of this 
portion of the study area is zoned for Conservation and Open Space.  This area is designated 
as such to preserve the natural landscape as well as unusual physical characteristics that are 
environmentally sensitive or that have severe limitations for development.  The purpose of this 
district is to protect the ecology of stream beds and lands adjacent to watercourses, protect non-
nuisance aquatic habitat, and promote the goals of clean water quality.  This area is limited to 
agricultural and forestry operations, farming, dairying, sugaring, and accessory uses. 
 
Circ A/B Segment 4: Quarry to VT 117 
 
Existing Land Use  
Bisected by the Winooski River, this segment of the study area serves a variety of uses.  The 
area south of VT 117 is dominated by the Chittenden County Solid Waste District Transfer 
Station and the recently retired Williston Landfill.  North of VT 117, this area primarily consists of 
single family developments with small pockets of agricultural land spreading to the eastern 
boundary of the study area.   
 
Existing Zoning  
This portion of the study area includes the following zoning districts: Industrial Use District, 
Conservation and Open Space District, Agricultural and Rural Residential District, Floodplain 
District, and Medium Density Residential District.  Some of these districts overlap the segments 
in the study area, in which case lengthy descriptions of these districts are not provided.  
Running from south to north, the following zoning districts are listed in the manner in which they 
lie within the study area.   
 
Industrial Use District – This area located in the southwestern portion of the study area, just 
south of the Floodplain, is zoned for Industrial Use as described in Segment 2. 
 
Conservation and Open Space District – This area is a continuation of the Conservation and 
Open Space area noted in Segment 3.  This strip moves from the eastern to western portion of 
the study area along Redmond Creek. 
 
Agricultural and Rural Residential District – This area is a continuation of the Agricultural 
and Rural Residential area noted in Segment 3 and is divided by the Conservation and Open 
Space district. 
 
Floodplain District – This area located north of the Agricultural and Rural Residential is zoned 
as a flood protection district.  This area spans to either side of the Winooski River and crosses 
from Williston to Essex. 
 
Medium Density Residential District – Covering the entire area west of I-289 and north of VT 
117 as well as the northeastern portion of the study area, this area is zoned for Medium Density 
Residential use.  The minimum lot size is 20,000 square feet with off-lot water and sewer, 
30,000 square feet with off-lot water or sewer, and 40,000 square feet with on-lot water and 
sewer.  The minimum front yard setback is 40 feet.  Maximum building height is not specified.  
This district is intended to facilitate residential development in the areas inside the “Sewered 
Core Area” as defined in the current Town of Essex Sewer Allocation Policy.   
 
Accessory apartments and single family dwellings are the two permitted types of residential 
developments for the area.  Mobile home parks are only permitted in Planned Residential 
Developments. 
 



Circ-Williston Transportation Project DEIS  FHWA-VT-EIS-07-02-D 
 

 
 3-35 Land Use Technical Report 

Public outdoor facilities and certified schools are the only community facilities and amenities 
permitted in the area. 
 
Agriculture, forestry, accessory use, essential services, farm produce stands, home day care, 
and cemeteries are also permitted under current zoning regulations. 
 
Floodplain District – The area located just north of the Winooski River and east of I-289 is 
zoned as a Floodplain District.  This area was designated as such to retain and encourage 
agricultural and recreational uses while at the same time seeking to minimize or prevent hazard 
to life or property due to flooding, erosion, or stream pollution.  Under current zoning regulations 
agriculture, forestry, accessory use, essential services, and outdoor public recreation activities 
are permitted as long as no additional buildings or structures are needed. 
 
3.3.2 Community Facilities and Services 
 
This section provides an inventory and description of existing community facilities in the study 
area as described below.  The study area for the assessment of these facilities and services 
includes the area within a quarter mile on either side of the centerline of the Circ A/B alignment 
and one-half mile from the center of proposed interchange locations. The four segments of the 
study area are either located in the Town of Williston or the Town of Essex.  For the purpose of 
this analysis, community facilities are defined as schools and universities, religious institutions, 
public libraries, waste disposal facilities, police protection and fire protection.  Table 3-4 
summarizes the community facilities in the Circ A/B corridor.  The map id numbers correspond 
to Figure 3-9.   

 
Table 3-4 

Circ A/B Corridor Community Facilities and Services 
 

Map ID Address/Location Name 
26 645 Talcott Road, Williston  Williston Fire Department (new)  
27 497 Talcott Road, Williston Allen Brook School 

28 Crosses Circ A/B corridor near Allen 
Brook School Williston Alternative Transportation Path 

29 1400 Mountain View Road, Williston  Catamount Golf Course 

30 1492 Redmond Road, Williston  Chittenden Solid Waste District Transfer 
Station 

 
Circ A/B Segment 1: I-89 to Multi-use Path  
Located at 645 Talcott Road, the new location of the Williston Fire Department is adjacent to the 
west side of the Circ A/B corridor at US 2.  Construction was finished in 2007.  
 
The Allen Brook School, located at 497 Talcott Road, was built in 1997.  Serving students in 
grades K through four, the school currently enrolls 430 students and employs 39 faculty and 
staff.   
 
Circ A/B Segment 2: Multi-use Path to Velco Power Line Easement  
Located at 1400 Mountain View Road, the Catamount Golf Course offers a nine-hole course 
that is open to the public year round.  Built in 2000, this Golf Course was previously called Marty 
Keenes Family Golf World.  No other community facility was identified in this segment of the 
study area.   
 
Circ A/B Segment 3: Velco Power Line Easement to Quarry  
There are no community facilities or services identified within this segment of the study area. 


