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A. Introduction 
 
T.J. Boyle Associates, LLC (“TJB”), a landscape architecture and planning firm located in Burlington, 
Vermont, was retained by Green Mountain Power (“GMP”), to conduct a visual analysis to evaluate potential 
impacts due to the proposed rebuild of an existing electrical substation in the Town of Lowell, Vermont, 
conductor and structure rebuilds of the B-20 line in the Towns of Johnson, Eden and Lowell, Vermont, and 
conductor and structure rebuilds of the B-22 line in the Town of Morristown, Vermont (collectively, the 
“Project”). The host towns and relevant physiographic region of Vermont are identified in Figure 1. The 
aesthetic analysis determines whether changes to the landscape’s visual character attributable to the proposed 
Project are adverse, and if so, whether they are also undue. This report presents the findings and conclusions 
of the aesthetic analysis. 
 
T.J. Boyle Associates has conducted field visits, analyzed GIS data, aerial photography and detailed design 
plans to best understand the Project and how planned improvements would alter the visual character of the 
landscapes for which they are proposed. 

  

Figure 1: Project Towns (Green) Located in the Northern Green Mountains Physiographic Region of Vermont 



Aesthetic Analysis Report 

 
2 

B. Project Description 
 
Green Mountain Power is seeking approval under 30 V.S.A. § 248 from the Vermont Public Utility 
Commission (“Commission”) for a Certificate of Public Good to (1) rebuild the existing GMP substation in 
Lowell, Vermont; (2) rebuild approximately 18.1 miles of 34.5 kV transmission line within an existing 
transmission line corridor in Johnson, Eden and Lowell, Vermont (the B-20 rebuild); and (3) rebuild 
approximately 1.5 miles of 34.5 kV transmission line within an existing transmission line corridor in 
Morristown, Vermont (the B-22 rebuild). The location of these three Project components are shown in Figure 
2.  
 
Lowell Substation Rebuild 
The proposed GMP Lowell Substation will be constructed on an adjacent lot immediately north of the existing 
GMP Lowell Substation, and the existing substation will be retired and removed after the commissioning of 
the new substation. The major components of the new substation consist of a new 8’ high fence, transformers, 
circuit breakers, an 18’ wide x 24’ long x 15’ high control building, and a security system (see Direct Testimony 
of John Fiske and Exhibit GMP-JRF-3). 
 
B-20 Transmission Line Rebuild 
The existing B-20 transmission line (also known as Line 133) is part of the looped transmission system from 
Lowell to Johnson, and utilizes standard “T” construction between the existing GMP Lowell and Johnson 
Substations. The line radially serves the Vermont Electric Co-op (“VEC”) Eden Corners and Montgomery 
Substations. The proposed B-20 line rebuild will replace approximately 18.1 miles of 34.5 kV transmission 
infrastructure with three hundred fifty-five (355) new structures and new conductors. All 348 existing 
structures are to be retired.  
 
The new structures will utilize ‘HLP’ vertical construction and 795 MCM ACSR conductors. The new B-20 
conductor will be installed above the existing B-20 line, which will remain energized during the construction 
in order to minimize impacts to the Sheffield Highgate Export Interface (“SHEI”). To facilitate this, during 
construction the energized conductors will be removed from the existing structures, the existing structures 
will be removed and new taller structures will be installed, and the existing conductors will be temporarily 
affixed to the newly installed structures (see Direct Testimony of John Fiske and Exhibit GMP-JRF-10). 
 
The average height of the existing B-20 structures is approximately 33.34’ above ground. The B-20 rebuild 
will result in an increase in the above ground heights of approximately 12.28’. This number represents an 
average comparison of existing versus proposed structures that are in close proximity. Individual structure 
heights will vary from this average based on clearance requirements for underlying terrain and infrastructure. 
 
B-22 Transmission Line Rebuild 
The existing B-22 transmission line runs from the GMP Johnson Substation to the Morrisville Water & Light 
(“MWL”) #3 Substation, a distance of approximately 6.8 miles. A 1.5 mile portion of the B-22 line will be 
rebuilt. This 1.5 mile portion lies between the Cady’s Falls tap (at the intersection of Duhamel Road and Cadys 
Farm Road) and the MWL #3 Substation. This existing section of the B-22 line utilizes a double-circuit “T” 
construction, with the B-22 line on an upper crossarm and the 3319 line on a lower crossarm. The proposed 
B-22 line rebuild will replace 1.5 miles of transmission infrastructure with thirty-seven (37) new structures and 
new conductors. All 34 existing structures are to be retired. 
 
The new structures will utilize double-circuit “T” construction. The new B-22 conductor will be installed 
above the existing B-22 and 3319 lines, which will remain energized during the construction of the new B-22 
line in order to minimize impacts to the SHEI. To facilitate this, during construction the energized conductor 
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will be removed from the existing structures, the existing structures will be retired and new taller structures 
will be installed, and the existing 3319 conductor will be removed following construction (see Direct Testimony 
of John Fiske and Exhibit GMP-JRF-11).  
 
The average height of the existing B-22 structures is approximately 37.65’ above ground. The B-22 rebuild 
will result in an increase in the above ground heights of approximately 8.93’. This number represents an 
average comparison of existing versus proposed structures that are in close proximity. Individual structure 
heights will vary from this average based on clearance requirements for underlying terrain and infrastructure. 
 
Lay Down Areas 
GMP is proposing 2 lay down areas for the construction of the B-20 line, both of which are located in the 
vicinity of the middle of the B-20 portion of the Project. In Eden, VT, GMP proposes to use a 1-acre lot in 
the Eden Sand and Gravel Quarry. In Hyde Park, VT, GMP proposed to use a 1-acre lot in a field directly 
accessed from Locke Avenue.  

GMP is also proposing a cleared area directly east of the MWL #3 Substation as a lay down area for the B-22 
line. (See Prefiled Testimony of John Fiske.)  
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Figure 2:  Map of Project substation and transmission line rebuild locations. 
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C. Methodology 
 
Section 248(b)(5) of Title 30, Vermont Statutes Annotated requires the Commission to make a finding that a 
proposed electrical transmission Project would not have an undue adverse effect on aesthetics, as outlined in 
the so-called “Quechee Lakes Decision.”1 As explained in the Commission’s order in Docket No. 6860, the 
Commission applies the Quechee Test in Section 248 proceedings, as follows: 
 

The Public Service Board has adopted the Environmental Board’s Quechee analysis for guidance in 
assessing the aesthetic impacts of proposed projects under Section 248. We have previously explained 
the components of the Quechee analysis as follows: 

 
In order to reach a determination as to whether the project would have an undue 
adverse effect on the aesthetics of the area, the Board employs the two-part test first 
outlined by the Vermont Environmental Board in Quechee, and further defined in 
numerous other decisions. 
 
Pursuant to this procedure, first a determination must be made as to whether a project 
would have an adverse impact on aesthetics and the scenic and natural beauty. In order 
to find that it would have an adverse impact, a project must be out of character with 
its surroundings. Specific factors used in making this evaluation include the nature of 
the project's surroundings, the compatibility of the project's design with those 
surroundings, the suitability of the project's colors and materials with the immediate 
environment, the visibility of the project, and the impact of the project on open space. 

 
The next step in the two-part test, once a conclusion as to the adverse effect of the 
project has been reached, is to determine whether the adverse effect of the project is 
“undue.” The adverse effect is considered undue when a positive finding is reached 
regarding any one of the following factors: 

 
1. Does the project violate a clear, written community standard intended to preserve 
the aesthetics or scenic beauty of the area?  

 
2. Have the applicants failed to take generally available mitigating steps which a 
reasonable person would take to improve the harmony of the project with its 
surroundings? 

 
3. Does the project offend the sensibilities of the average person? Is it offensive or 
shocking because it is out of character with its surroundings or significantly diminishes 
the scenic qualities of the area? 

 
Our analysis, however, does not end with the results of the Quechee test. Instead, our assessment of 
whether a particular project would have an “undue” adverse effect on aesthetics and scenic or natural 
beauty is “significantly informed by overall societal benefits of the project.” (In re Petition of Tom 
Halnon, CPG NM-25, Order of 3/15/01 at 10-11)2 
 

 

1 Quechee Lakes Corporation, Applications #3W0411-EB and #3W0439-EB at pgs. 18-20 

2 Petitions of Vermont Electric Power Company, Inc. (VELCO), Vermont Transco, Docket No. 6860, Vt. 
Pub. Serv. Bd. (Jan. 28, 2005) at 79-80. 
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T.J. Boyle Associates interprets the first prong of the Quechee test to first require an assessment of the 
project’s visibility. Visibility establishes the underlying method for which all visual aesthetics are evaluated to 
comply with the purpose of the Quechee Test. For instance, a project’s design, materials and colors may be 
completely out of character with its surroundings, but if such project is not visible to the general public (or 
“average person”), then there would be no adverse visual effect. Likewise, when a project is determined to be 
out of character with its surroundings, one solution that the Quechee Test offers to mitigate this is to visually 
obscure the project with landscape mitigation or other screening, which itself is a simple reduction or 
occlusion of project visibility. In this way, TJB interprets the first prong of the Quechee Test to be asking, 
“What is the project’s visibility, and is that visibility out of character with its surroundings?” In our experience, 
if the Quechee Test were not interpreted in this way then a given project could be considered adverse even if 
it was completely invisible from surrounding areas, which would be an unreasonable interpretation and 
inconsistent with the purpose of the test.  
 
Our study area for potential adverse aesthetic effects of substation facilities tends to extend approximately 
two miles from a project location. In this instance, this distance tells us whether the proposed substation 
rebuild is, or is not, visible from prominent or protected locations in the study area, or, perhaps more 
importantly, if a project itself is in a prominent or highly visible location.  
 
In conducting the Quechee Analysis and preparing this report, three distinct methods have been used: (1) 
background data collection, (2) GIS viewshed analysis mapping, and (3) field investigation. The GIS viewshed 
mapping and field investigation are used to identify areas with potential visibility of the substation. The 
background data and field investigation are used to characterize the study area. All three methods are used to 
evaluate whether there are in fact ‘adverse’ impacts and if so, whether those impacts could be considered 
‘undue.’ 
 
(1) Background Data Collection. Standard data that can help describe the landscape of the Project site, 

the surrounding area, and the Project are assembled. These data include available Project plans and 
details, aerial photography, topographical maps, Geographical Information System (“GIS”) data 
including digital elevation model data, water and land cover information, transportation data and 
primary building data (public, commercial, residential), and applicable regulations such as the town 
plan and the regional plan. 

 
(2) GIS Viewshed Analysis. Following the background data collection, ESRI ArcGIS software is used 

to calculate a GIS viewshed or visibility analysis of potential visibility of the Project. Viewshed analysis 
can identify areas that have potential views of a project such as a substation, and when mapped it 
shows the potential area where the substation may be visible. The analysis applies a line-of-sight 
method from a prescribed point or points representing the Project (such as the top of substation 
equipment) to all other locations within a designated study area. Figure 3 illustrates how line-of-sight 
helps determine visibility. The analysis results (portrayed as two viewshed maps), and background data 
review form the basis for organizing the field investigation.  

 
a. A “Terrain Viewshed” map (see Appendix A, Map 2) represents how landform may block 

views of Project upgrades. This analysis only accounts for intervening landform and does not 
incorporate how vegetation, buildings, hedgerows, street trees or any other vegetation or 
buildings would screen visibility of the Project. However, to facilitate interpretation of the 
results, the map differentiates between areas with and without forest cover, since there would 
be no distant views if one is standing in the forest. This map represents the maximum area 
from which the Project could be visible, and in almost every case overstates the probable 
visibility. 
 



GMP Lowell Substation, B-20 and B-22 Rebuilds 

       
7 

b. A “Vegetated Viewshed.” Map (see Appendix A, Map 3) represents a “Vegetated Viewshed.” 
This map shows how vegetation, buildings and other obstructions in the landscape may act in 
addition to landform, to block views of the Project. The data used to identify obstructions is 
based on 2013 Lidar data for Franklin County available through the Vermont Center for 
Geographic Information. Lidar data allows a much more accurate Vegetated Viewshed, as data 
include specific structure and vegetation elevation. This map is a more realistic representation 
of the area from which the Project is potentially visible. 

 
When properly taken into consideration, these maps indicate areas most likely to have views, 
emphasizing areas vulnerable to the greatest impacts while also identifying areas that are unlikely to 
have views. The assumptions used to calculate these maps are conservative, and tend to over-estimate 
Project visibility. Rather than serving as a final result, these maps are primarily used in preparation of 
the field investigation, which more fully evaluates the landscape context, views, and potential impacts 
based on the visibility indicated on the maps. Therefore, it is inappropriate to use these maps as the 
only basis to evaluate visual extent and impacts. Figure 3 illustrates the difference between the Terrain 
Viewshed and the Vegetated Viewshed maps. Additionally, because the proposed structure 
replacements for the B-20 and B-22 lines are only moderately taller on average than the existing 
structures, and because no significant clearing along the existing right-of-way is proposed (e.g. 
widening of the right-of-way), viewsheds were not prepared for the B-20 and B22 line rebuilds.  
 

 
Figure 3: Terrain Viewshed and Vegetated Viewshed Diagrams. (Please note this diagram is for illustrative purposes only to 
describe the results of a typical GIS Viewshed analysis and is not representative of the proposed Project.) 
 
(3) Field Investigation. The viewshed maps are used to focus the field investigation on areas most likely 

to have views of the substation. For the line rebuilds, the public roadways under and around the line 
were visited to determine visibility. The purpose of the field investigation is to: 

a. Verify potential visibility, including visibility as indicated on any viewshed maps 

b. Photograph views toward the Project from areas of visibility and any other nearby sensitive 
areas as needed (cemeteries, parks, public facilities, etc.) 

c. Photographically document the landscape’s visual character within the study area 



Aesthetic Analysis Report 

 
8 

d. Record notes concerning each viewpoint where photographs if appropriate 

e. Identify the location of photograph viewpoints using a global positioning system (“GPS”) unit 

On completion of the field investigation, the GPS data is transferred to a GIS database and 
synchronization of the data and photograph locations are verified. Photo locations and the actual 
photos are coordinated through indexed viewpoint numbers. Documentation of the field investigation 
is then prepared, which includes: (1) mapping of the routes traveled and locations of photograph 
viewpoints, displayed on mapping within Appendix A, and (2) a catalog of photography included as 
Appendix B. Appendix B includes a series of panoramic views to provide context of the surrounding 
conditions, and single-frame photographs to represent views to the Project. Unless otherwise noted, 
single-frame photos utilize a focal length approximately equivalent to 50mm on a 35mm film or FX 
digital single lens reflex camera, which is considered a ‘normal lens’. Using a normal lens reproduces 
a field of view that generally looks “natural” to a human observer. Panoramic views result in significant 
spatial distortion but are beneficial by providing a very wide field of view to illustrate the existing 
surroundings. 
  
TJB evaluates data from the steps above and compares existing conditions with plans for the proposed 
Project. The following sections of this report describe in detail the collection and evaluation of data 
and the resulting conclusions. 
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D. Quechee Test Part I 
i. Evaluation of Visibility 

 
The Project consists of three distinct components: the rebuilding of an existing substation in an adjacent 
location, the rebuilding of an 18.1-mile existing transmission line within the existing corridor, and the 
rebuilding of a 1.5-mile transmission line within the existing corridor. Because the proposed components are 
very similar to their existing counterparts, visibility of the proposed infrastructure from the surrounding areas 
will be very similar to visibility of the existing infrastructure.  
 

1. GMP Lowell Substation Rebuild 
The existing Lowell Substation is currently visible from Vermont Route 100. Route 100 is a Class 30 paved 
state highway that connects Morristown to the south with Newport to the north. In the vicinity of the Project, 
Route 100 passes approximately 85 feet west of the proposed substation fence. This area of Route 100 is 
characterized by low-density residential, commercial and agricultural uses. VEC and GMP have overhead 
electric lines in the immediate area around the substation: VEC’s distribution lines run north-south along 
Route 100 and connect to the existing VEC substation; and GMP’s existing B-20 transmission line that ties 
into the existing GMP Lowell Substation heads northwest over Route 100 and then southwest towards 
Johnson. 
 
Based on field review of visibility, the existing GMP Lowell Substation is only visible to the general public 
when viewed from nearby portions of Vermont Route 100. When heading south on Route 100 and 
approaching the substation from the north, the proposed substation rebuild would be located to the left side 
of the road between approximately 15 to 90 degrees from the direction of travel. From this direction, 
intervening evergreen vegetation along the north and west sides of the existing VEC substation would 
significantly limit visibility of the proposed substation rebuild until travelers are approximately 1,000 feet north 
of the site (see Appendix B1, Viewpoint A1). Starting at this location, visibility of the proposed substation 
elements may be possible through small gaps in the intervening vegetation for a distance of approximately 
900 feet, after which the existing evergreen screening that will remain along the east side of Route 100 will 
significantly screen the Project for southbound travelers (see Appendix B1, Viewpoints A1 - A4). At a speed 
limit of 35 miles per hour, this equates to approximately 17 seconds of potential substation visibility through 
the gap in existing vegetation while heading south. 
 
When heading north on Route 100 and approaching from the south, the proposed substation rebuild would 
be located to the right side of the road between approximately 20 to 90 degrees from the direction of travel. 
From this direction, intervening vegetation along the south side of the substation would significantly limit 
visibility of the proposed substation rebuild until travelers are approximately 200 feet southeast of the site. 
From this location, visibility of the substation elements will be intermittently visible for a distance of 
approximately 250 feet, after which the existing evergreen screening that will remain along the east side of 
Route 100 will screen the Project for northbound travelers (see Appendix B, Viewpoints A5 – A7). Some of 
the existing vegetation near the substation rebuild will be removed to facilitate the new location (Viewpoint 
A7). At a speed limit of 35 miles per hour, this equates to approximately 5 seconds of potential substation 
visibility through gaps in the existing vegetation while heading north.  
 
The proposed substation and associated changes in the adjacent electrical infrastructure would not be a new 
element in the landscape. The existing VEC and GMP substations are currently visible from Route 100 in the 
same area visibility of the proposed substation rebuild. Because of this, and because the substation rebuild 
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would continue to be well screened by existing vegetation for much of the surrounding area, the proposed 
substation rebuild would not create a substantial increase in electrical infrastructure that is visible from Route 
100 or the surrounding area. 
 

2. B-20 Transmission Line Rebuild 
The existing B-20 transmission line currently consists of single-pole structures that range in heights (above 
ground) from 29’ to 52’. The proposed upgrades would result in an average increase in above ground heights, 
with the proposed conditions ranging from 34’ to 61’. The rebuilt line would utilize a slightly different single-
pole structure (see Direct Testimony of John Fiske) that utilizes horizontal post insulators rather than “T” 
construction. The moderate increase in average above ground heights, limited change to the structure type, 
and use of the existing corridor will result in visibility of the rebuilt transmission line that is very similar to the 
existing conditions. That is, there are no new significant areas of visibility that are expected after the B-20 line 
is reconstructed.    
 
Because of the linear nature of transmission lines, there are several roadways that are either crossed by or 
would have visibility of the reconstructed B-20 line along its approximately 18.1-mile length. Starting in 
Johnson and continuing north through Eden and Lowell, the reconstructed portion of the B-20 line crosses 
approximately 30 roadways, some of which are private drives, and some are crossed more than once 
depending on the road alignment and/or the B-20 right-of-way alignment. In many cases, views into and 
down the length of the corridor from these roadways are already screened by existing vegetation within the 
transmission line corridor. In other areas, the existing poles are either close to the roadway and/or rise above 
adjacent vegetation, and therefore are visible to roadway travelers.  
 
Due to the number of road crossings and points of visibility along the B-20 line, the table below has been 
prepared. The first column lists the locations of Project visibility (generally from south to north), and the 
second column provides reference to any accompanying photographs that are included in Appendix B2.  
 

Location* Viewpoint Number 
Cabin Cove/Log Cabin Lane – Private Drives No Photos 
Vermont Route 100C southwest of Sinclair Road B1, B2 and B3 
Hoag Road and Route 100C Intersection B4 
Vermont Route 100C Southwest of Stearns Road B5 
Mine Road B6 
Vermont Route 100C Northeast of Mine Road B7 
Dukes Road B8 
Ober Hill Road B9 
Mudgett Hill Road B10 
Ober Hill Road North of Mudgett Hill Road B11 
Ober Hill Road Southwest of Route 100 B12 
Kittell Road B13 
White Road B14 
Vermont Route 100 at Knowles Flat Road B15 
Knowles Flat Road B16 
Winter Lane – Private Drive B17 
Wescom Road B18 
Old Deuso Road B19 
Vermont Route 100 Northeast of Old Deuso Road B20 
Vermont Route 118 B21 
Shover Road Crossing B22 
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Shover Road B23, B24, B25 and B26 
Dolan Farm Road B27 
Crickard Drive – Private Drive B28 
Delisle Drive – Private Drive No Photo 
Stygles Drive – Private Drive No Photo 
North Road  B29 
Mines Road South of VAG Road B30 
VAG Road B31 
Mines Road North of VAG Road B32 and B33 
Tillotson Road B34 
Birchwood Drive – Private Drive No Photo 
Mines Road Southwest of Kempton Hill Road B35 
Potter Road No Photo 
Mines Road Southwest of Baraw Road B36 
Sargent Drive – Private Drive No Photo 
Warner Road  No Photo 
Baraw Road No Photo 
Mines Road Southwest of Route 58 B37 
Vermont Route 58 (Hazen Notch Road) B38 
Valley Road Intersection with Route 58 B39 
Vermont Route 100 Near the GMP Lowell Substation B40 
  
*Private Drive Determination Based on Vermont Emergency Roadways AOT Classification  

 
Based on field review, and as can be seen in the photos of the existing conditions along the B-20 corridor, the 
proposed B-20 line rebuild would not result in a new element in the landscape. The existing B-20 structures 
and conductors are currently visible in approximately the same area as the visibility of the proposed changes. 
As the transmission line traverses the landscape, other roadside distribution structures are typically visible in 
the area around the existing transmission corridor. 
 
Because visibility of the proposed improvements would be similar to the visibility of the existing B-20 
transmission line, the proposed B-20 rebuild would not create a substantial increase in electrical infrastructure 
that is visible from the surrounding area. However, the proposed poles and conductors along the line will 
have a modest increase in average height above ground, and the proposed changes may be noticeably different 
from the existing conditions, particularly to those who live and work along the B-20 corridor. As discussed in 
the review of community standards below, some portions of the roadways from which the B-20 rebuild will 
be visible are also considered by the underlying town to be scenic roadways (Vermont Route 100C, Vermont 
Route 100, Vermont Route 118, and Vermont Route 58). Based on field review, Shover Road was also 
considered to have scenic views of the surrounding landscape (see Appendix B2, Viewpoints B23, B24, B25 
and B26).  
 
 

3. B-22 Transmission Line Rebuild  
The B-22 transmission line currently consists of single-pole structures in an overbuild configuration (B-22 
transmission line above the 3319 transmission line) that range in heights (above ground) from 29’ to 56.5’. 
The proposed upgrades would result in an average increase in heights, with the proposed conditions ranging 
from 29’ to 52’. The rebuilt line would utilize the same “T” construction as the existing conditions. The 
moderate increase in average above ground heights and the same structure type will result in visibility of the 
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rebuilt transmission line that is very similar to the existing conditions. Like the B-20 transmission line, there 
are no new significant areas of visibility that will be created after the B-22 line is reconstructed.    
 
There are several roadways that are either crossed by or would have visibility of the reconstructed B-22 line 
along its approximately 1.5-mile length. The reconstructed portion of the B-22 transmission line crosses over 
approximately 3 roadways, some more than once depending on the road alignment and/or the B-22 right-of-
way alignment. In other areas, the existing poles are either close to the roadway or rise above adjacent 
vegetation, and therefore are easily visible to roadway travelers. The B-22 line also crosses over a cemetery 
near its northern terminus. 
 
As with the field review of the B-20 transmission line, the table below has been prepared. The first column 
lists the locations of Project visibility, and the second column provides reference to the accompanying 
photographs that are included in Appendix B – Photographic Inventory of Existing Conditions. 
 

Location Viewpoint Number 
Morristown Corners Road C1 and C2 
Cadys Falls Road South of Stagecoach Road C3, C4, C5 and C6 
Samoset Road C7 
Stagecoach Road C8, C9, C10, C11 and C12 
Lakeview Cemetery C13 
Cadys Falls Road North of Stagecoach Road C14 
Cadys Falls Road at Duhamel Road C15 
Cadys Falls Road at Griggs Road and Laclair Road  C16 

 
Similar to the B-20 transmission line, the proposed B-22 line rebuild would not be a new element in the 
landscape. The existing B-22 structures and conductors are currently visible in approximately the same area 
as the visibility of the proposed changes. As the transmission line traverses the landscape, other roadside 
distribution structures are typically visible in the area around the existing transmission corridor. 
 
Because visibility of the proposed improvements would be similar to the visibility of the existing B-22 
transmission line and associated underbuild, the proposed rebuild would not create a substantial increase in 
electrical infrastructure that is visible from the surrounding area. However, the proposed poles and conductors 
will have a modest increase in average height above ground, and the proposed changes may be noticeably 
different from the existing conditions, particularly to those who live and work along the B-22 corridor. As 
discussed in the review of community standards below, one roadway from which the B-22 rebuild will be 
visible is considered by the underlying town to be a scenic roadway (Stagecoach Road).  
 
 

4. Other Surrounding Roads and Public Areas   
The Lowell Substation rebuild viewshed (Appendix A, Map 4) identified potential visibility along other 
roadways in the area. Upon field review, it was determined that the substantial vegetation that will remain 
around the substation will significantly limit potential visibility of proposed substation components. If the 
Project were visible from Route 58 near the Mountain View Cemetery (see Appendix B, Viewpoint A8), the 
proposed infrastructure would be significantly screened by intervening buildings, vegetation, or topography. 
The same is true for other roadways in the area; the low-lying nature of the substation rebuild location in 
combination with immediately surrounding vegetation will significantly screen the Project from surrounding 
public areas and roadways.  
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From roadways in the vicinity of the B-20 transmission line, it is often possible to have minor views of the 
existing transmission line as it traverses the landscape, such as through minor openings in vegetation along 
Route 100C, Ober Hill Road, Shover Road, Mines Road, Route 58 and Route 100. Because the proposed 
upgrade involves only moderately taller structures, the rebuilt line is expected to have similar visibility from 
surrounding roadways. 
 
The B-22 transmission line rebuild is shorter, and most visibility has been discussed above. Notably, the 
Lamoille Valley Rail Trail passes within approximately 800’ of the northern end of the B-22 rebuild, in an area 
just north of Needles Eye Road. The existing vegetation along the trail, as well as intervening vegetation along 
the Lamoille River and vegetation along either side of the transmission corridor, is expected to significantly 
screen any view from the trail. Because the proposed upgrade involves only moderately taller structures, the 
rebuilt line is not expected to have significant visibility from other roadways in the area. 
 
 

5. Private Properties  
Due to the proximity of the GMP Lowell Substation to the Lowell village and the extended length of the 
transmission lines, there are many private residences and other private land uses around and along the Project. 
Because the proposed rebuilds are directly adjacent or within the footprint of the existing infrastructure, 
involve only moderately taller structures, and propose extremely limited vegetation clearing, the Project is not 
expected to significantly change the existing character of views from private properties in the area. 
 
 

6. Suitability of Colors and Materials for the Project 
The Project materials and colors include metal fencing, metal substation equipment, wooden pole structures, 
and metallic conductors. The Project proposes essentially the same materials and colors of the electrical 
infrastructure that will be replaced. Other similar materials currently exist in the nearby area, including the 
existing metal conductors and wooden poles of roadside distribution infrastructure, as well as the existing 
VEC Lowell Substation. For these reasons, the Project’s colors and materials are considered compatible with 
the surroundings. 
 
 

7. Impact on Open Space 
Previous Act 250 and Section 248 decisions do not clearly define what is meant by the term “open space,” 
and some regional plans and town plans have differing definitions of open space, if any at all.  
 
Assuming that the Project locations and immediate surroundings are considered as being open space for the 
purposes of this review, then it should again be noted that the Project proposes only an incremental increase 
in structure sizes either on or in immediate proximity to the electrical infrastructure that is being replaced, and 
no significant vegetative clearing is proposed. The Project is set within the context of a landscape characterized 
by agricultural, residential, and commercial use, and the existing substation and transmission corridors are an 
established element in the landscape. For these reasons, the impact to open space by the Project is considered 
minimal. 
 
 

8. Summary of Potential Adverse Impacts 
In review of the overall effect that the Project would have on the aesthetics and scenic and natural beauty of 
the area, it was determined that the Project would result in minimal adverse impact. This is due to the 
incremental structure height increases along the lengths of the B-20 and B-22 rebuilds, which traverse 
residential areas and are visible from roadways that are considered scenic in the underlying towns. The 
similarity of the proposed rebuild to the existing substation and transmission line infrastructure significantly 
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tempers any adverse impact. However minimal, because the Project is considered adverse, the Project was 
evaluated under the second part of the Quechee Analysis to determine if any impact to aesthetics of the area 
may be considered undue.  



GMP Lowell Substation, B-20 and B-22 Rebuilds 

       
15 

E. Quechee Test Part II 
i. Community Standards  

 
Although Section 248 does not require local permitting of projects seeking a Certificate of Public Good, local 
plans and regulations are reviewed under the second prong of the Quechee analysis (described in Section C of 
this Report) where it has been determined that a project may have a potential adverse visual impact. Under 
Quechee, this involves an assessment as to whether or not a project violates a clear, written community standard 
intended to preserve the aesthetics or scenic beauty of the area. The Public Utility Commission has noted that 
“[i]n order for a provision to be considered a clear, written community standard, it must be ‘intended to 
preserve the aesthetics or scenic beauty of the area’ where the proposed project is located and must apply to 
specific resources in the proposed project area.”3 There, the Commission clarified that generalized statements 
and general scenic resource policies that are not focused on a particular scenic resource or that fail to offer 
specific guidance or measures to protect the resource cannot be considered “clear written community 
standards.” Id. at 53. The Commission has further clarified that any such standard must expressly “designate 
the [project] parcel as a scenic resource worthy of protection.”4 
 
For the proposed Project, available local and regional planning documents were reviewed to determine if the 
Project would violate a clear written community standard. The Regional Plan for the Northeast Kingdom 2015-2023 
prepared by the Northeastern Vermont Development Association and amended April 26, 2018 (the “NVDA 
Regional Plan”)5, and the 2015-2023 Lamoille County Regional Plan, amended May 22, 2018 (the “Lamoille 
Regional Plan”) 6 , set forth the regional community standards at the Project locations (collectively the 
“Regional Plans”). The Town of Lowell Town Plan 2014, adopted August 31, 2014 (the “Lowell Town Plan”)7, 
the Town and Village of Johnson Municipal Development Plan, amended August, 2016 (the “Johnson Town Plan”)8, 
the Town of Eden Town Plan confirmed January 23, 2018 (“Eden Town Plan”)9, and the Morristown Municipal 
Plan adopted July 6, 2015 (“Morristown Town Plan”)10, set forth the local community standards for the 
Project (collectively the “Town Plans”).  
 
The following sections summarize the relevant scenic resource goals, as well as land use, natural resources and 
energy goals that can be considered related to aesthetics. Additionally, language pertaining to public benefit 
of the Project is also included. These and other relevant language and maps included within the respective 
plans can be found in Appendix C - Regional Plan Excerpts, and Appendix D – Town Plan Excerpts.  
 
 
 

 

3 Petition of Georgia Mountain Community Wind, LLC, Docket No. 7508 at p. 52 

4 Petition of Rutland Renewable Energy, LLC, Docket No. 8188, Order of 3/11/15 at 85-86. 

5 http://www.nvda.net/regional-plan.php 

6 https://www.lcpcvt.org/vertical/Sites/%7B3C01460C-7F49-40F5-B243-0CA7924F23AF%7D/uploads/2015-
2023_Regional_Plan_as_amended_on_May_22_2018.pdf  

7 http://www.nvda.net/town_files/Lowell_Town%20Plan_August%2031,%202014.pdf 

8 http://townofjohnson.com/wp-content/uploads/2015/05/UnifiedPlan-Amended.pdf 

9 https://www.edenvt.org/wp-content/uploads/2018/02/2018-Eden-Town-Plan-Adopted-Confirmed-1-23-18.pdf 

10 http://morristownvt.org/vertical/sites/%7B0DF3C9E1-B323-4D1E-B137-B890765A4F3D%7D/uploads/TownPlan.pdf 

http://www.nvda.net/regional-plan.php
https://www.lcpcvt.org/vertical/Sites/%7B3C01460C-7F49-40F5-B243-0CA7924F23AF%7D/uploads/2015-2023_Regional_Plan_as_amended_on_May_22_2018.pdf
https://www.lcpcvt.org/vertical/Sites/%7B3C01460C-7F49-40F5-B243-0CA7924F23AF%7D/uploads/2015-2023_Regional_Plan_as_amended_on_May_22_2018.pdf
http://www.nvda.net/town_files/Lowell_Town%20Plan_August%2031,%202014.pdf
http://townofjohnson.com/wp-content/uploads/2015/05/UnifiedPlan-Amended.pdf
https://www.edenvt.org/wp-content/uploads/2018/02/2018-Eden-Town-Plan-Adopted-Confirmed-1-23-18.pdf
http://morristownvt.org/vertical/sites/%7B0DF3C9E1-B323-4D1E-B137-B890765A4F3D%7D/uploads/TownPlan.pdf
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1. Regional Plans 
 
NVDA REGIONAL PLAN  

Future Land Use & Development Goals 
· Traditional development patterns should be maintained… 
· New development will be compatible with existing land uses, and consistent with local plans. 
· Historic structures, community facilities, and other buildings will be preserved and adapted 
for re-use. 
(NVDA Regional Plan, Land Use (Proposed Update) at p. 25) 

 
Regional Energy Goals & Strategies 

An adequate, reliable, and secure energy supply will benefit the region. 
• Support the upgrade of regional transmission systems to continue to reduce 

constraints 
• Support the maintenance and upgrade of existing energy generation facilities and 

related infrastructure 
(NVDA Regional Plan, Energy at p. 42) 
 
Environmental and aesthetic impacts of energy generation and usage will be considered. 
(NVDA Regional Plan, Energy at p. 45) 

 
Historic, Cultural & Scenic Resource Goals 

• Future development should follow traditional development patterns, while providing for 
economic development opportunities and livable communities. 

• Significant historic, cultural, and scenic resources within the region should be identified 
and preserved. 

(NVDA Regional Plan, Historic, Cultural & Scenic Resources at p. 6) 
 
Natural Resource Goals 

Private, public and community interests should be considered in matters affecting local 
recreation and open space. 
(NVDA Regional Plan, Natural Resources at p. 18) 

 
 

LAMOILLE REGIONAL PLAN  
Plan Themes 

To fulfill the Lamoille County Planning Commission’s vision and mission, this plan was 
developed under three primary objectives: 
2. To protect the region’s natural and working landscapes by promoting thriving, compact 

village centers surrounded by rural countryside. 
(Lamoille Regional Plan at p. 9) 

 
Lamoille County Substantial Regional Impact Definition and Thresholds 

For the purposes of this plan and for all purposes defined by Statute, Lamoille County 
Planning Commission establishes the following thresholds as the definition of substantial 
regional impact in Lamoille County.  
 

Energy/Telecommunications 
• A development that would necessitate a capacity upgrade on sub-transmission networks 

(34.5kV or greater) or the bulk transmission system (115kV or greater), or any other 
substantive capital improvement. 

(Lamoille Regional Plan at p. 18) 
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Transportation Resources (see map, page 77) 
Vermont Byways Program 

 
Lamoille County is home to the Green Mountain Byway, as well as the Smugglers’ Notch 
Scenic Highway.  Both byways are tailored to preserve scenic road corridors and significant 
landscapes. According to the Vermont Scenery Preservation Council, a byway is defined as 
“a highway or other public road that may be associated with other transportation resources 
that have special scenic, historic, recreational, cultural, archeological and/or natural qualities, 
and that has been formally designated by the Vermont Transportation Board.” 

 
Green Mountain Byway 
The Green Mountain Byway stretches from Stowe to Waterbury along VT Route 100. This 
section of highway was designated in 2009 for its scenic, historic, cultural and economic 
importance to the region. Intrinsic resources found all along the byway include historic 
structures and landmarks, scenic views, recreational facilities, local businesses and other 
popular tourism attractions. The Green Mountain Byway Corridor Management Plan (2008) 
identifies the importance of this section of highway and ideas for preserving its valuable assets 
for future generations and all users to enjoy. 
(Lamoille Regional Plan at p. 73) 
 

Recreation and Transportation 
The connection between recreation and transportation is often overlooked.  The Stowe 
Recreation Path plays an important transportation role in Stowe providing an alternative non-
motorized transportation facility for much of the length of the Mountain Road (VT108).  
Similarly, the Lamoille Valley Rail Trail (LVRT) will be a regional transportation facility 
connecting many of the towns and villages throughout the region and beyond.  These 
facilities, while perhaps perceived as primarily recreational facilities, should also receive 
attention for their role and importance as transportation corridors.  Towns not directly served 
by the LVRT will most likely wish to develop safe connections to the trail.  Some will choose 
to gain access to the LVRT via highway connections, but others may wish to develop off-
highway connections, contributing to a region-wide trail network. 
 
The railbanking of the Lamoille Valley Rail Corridor provides an opportunity for the 
development of a multi-use path the length and quality of which is unprecedented in 
Vermont.  This 96-mile state-owned right-of-way parallels Vermont Route 15 and the 
Lamoille River for much of length of the county.  Providing an off-highway link between 
many villages along the way, the trail is poised to become a destination facility for walkers, 
bicycle tourists, and other recreation purposes, but also presents a real transportation 
alternative to VT Route 15. The economic benefits of the trail are potentially very high as 
well, with much opportunity for service industry along the way including food, lodging, and 
technical support for the various users of the trail. 
(Lamoille Regional Plan at p. 81) 
 

 
Energy: Strategy 

Policy: Energy projects must consider impacts to municipalities other than the host 
municipality, including but not limited to impacts to local roads in other communities, the 
ability of other communities to provide services, and the impacts of off-site mitigation, as 
outlined in the Substantial Regional Impact thresholds found in this plan. 
(Lamoille Regional Plan at p. 94) 

 
Energy: Background and Inventory 

Grid limitations 
Increased distributed generation will impact the function of the electrical grid. The Vermont 
electrical grid was developed to have a one-way flow of electricity. As with the rest of the 
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United States, Vermont has historically depended on a small number of centralized power 
plants—the vast majority of which are now located outside of the state. With growth in 
distributed generation, the way in which electricity is generated has changed. In some parts of 
the region, the grid is not fully capable of allowing the placement of all scales of renewable 
energy generation facilities in every community. If the region and state are going to become 
more reliant on distributed solar generation, or even become a net exporter of renewable 
energy, Vermont public utilities and Vermont Electric Power Company (VELCO) will need 
to increase the pace of system-wide upgrades. This may be a difficult task to complete without 
directly impacting ratepayers and the cost of electricity in the state and the region. 
(Lamoille Regional Plan at p. 105) 

 
Electric Grid Limitations 
The resource potential and environmental attributes of the land are not the only factors in the 
consideration of whether a site is viable for the deployment of a particular technology. The 
capacity of the electric grid to transmit the newly generated electricity is also key and currently 
poses a serious challenge for meeting the 90x50 energy generation goal for Lamoille County, 
particularly within the grid in the northern tier of the state known as Sheffield Highgate Export 
Interface (SHEI). In Lamoille County, SHEI encompasses towns of Belvidere, Eden, Johnson, 
Cambridge and parts of Hyde Park, Morristown and Stowe. 
 
Currently, existing renewable energy generation plants within SHEI, such as Lowell Wind and 
Sheffield Wind, produce more electricity that can be consumed within the SHEI region. Given 
the lack of usage within SHEI, a solution would be to export the electricity to areas with 
greater electric demand. However, current physical limitations of the grid do not allow for 
adequate export of power, and exporting the power becomes an issue to the point that existing 
wind turbines are being forced to curtail energy production in order not to overload the grid. 
According to electric utilities, any additional energy generation facilities will further overwhelm 
the distribution grid, cause further curtailing of the existing generation and drive up costs.  
(Lamoille Regional Plan at pgs. 108-109) 
 
Land Use: Strategy 
To encourage compact development and protect the working landscapes: In recognition of 
the infrastructure limitations of many Centers, as well as the personal desires of many Lamoille 
County residents, it is likely that development will continue in rural areas of the County.  
Development in rural areas should be managed for efficient use of land: clustering to protect 
open space and the working landscape; shared facilities such as sewer, water, and roads; and 
avoidance of areas not suitable for development. 
(Lamoille Regional Plan at p. 134) 
 

 
The Regional Plans cover a wide range of topics for both regions in which the Project is located, including 
land use, housing, economics, natural and cultural resources and other community issues. However, 
specific scenic resources in both Regions are not clearly defined. Descriptions for scenic byways and rail 
trails are included, though these are general in nature. As is often true of Regional Plans, encouragement 
is offered for the constituent towns to review their own needs and desires, and there are no specific 
guidelines for scenic quality control.  

Based on this review, the Regional Plans do not provide clear written standards for the Project sites or 
surrounding areas, and only include general statements that new development should not unnecessarily 
impact highly scenic landscapes. Both Regional Plans include language that supports the development and 
modernization of electrical transmission infrastructure. Based on this review, the Project would not 
unnecessarily impact any highly scenic landscapes or scenic resources noted in the Regional Plan, and 
would further the goals of updating electrical transmission infrastructure and reducing grid limitations. 
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3. Town Plans 

 
LOWELL TOWN PLAN  

Community Profile 
Lowell is a Town in the North East Kingdom of Vermont and is part of Orleans County 
which is made up of 18 Towns and one City – Newport. Sitting at an elevation of 996 ft. with 
a total land area of 56 square miles, Lowell has unrivaled scenic views in the heart of the Green 
Mountains. 
(Lowell Town Plan at p. 6) 

 
Vision Statement 

It is the primary and fundamental intention of Lowell to remain a rural, agricultural town that 
encourages farming and a town that encourages individual businesses and entrepreneurship of 
a scale 
that can integrate harmoniously into its residential areas. 
(Lowell Town Plan at p. 8) 

 
Goals And Objectives: 

• Allow for commercial and industrial development that fit within the Towns primary objective. 
• Maintain the Town's beautiful rural character as much as possible – eliminating junk yards and 

unsightly areas. 
• Encourage open farmland for agricultural purposes and find new ways to support career 

farmers and hobby farmers to ensure they can continue their appreciated endeavor. 
(Lowell Town Plan at p. 9) 
 

 
Village Character 

The Zoning Board is proud of the Town’s historic village and wants to encourage the revival 
of some original aesthetics it once possessed. The Zoning Board aims to maintain the integrity 
of all public areas of the town to these standards to encourage residents to follow bringing the 
town’s core to its original charm. 
(Lowell Town Plan at pgs. 20-21) 

 
Energy 

Electric Infrastructure and Services 
Power is supplied to the Town by the Vermont Electric Co-op. With the installation of the 
new wind towers, Green Mountain Power maintains a transmission station on Rte. 100 in and 
all of the transmission lines and distribution are facilitated through the VEC.  
 
VEC's distribution system line lengths have not changed significantly from the 45 miles 
reported in 2009, however all of the distribution assets along Rte. 100 in Lowell were rebuilt 
with the KCW project. These upgrades have greatly improved reliability.  
 
The [VEC] Lowell substation was upgraded from 2,500 kilo-volt amperes to 7,500 kilo-volt 
amperes when the VEC rebuilt the station in 2011/12. The station is now fed from the VEC 
46 kilo-volt transmission system in the north which is connected to the VELCO 115 kilo-volt 
system. The old connection to the south is now used as a redundant source. Having dual 
sources from the north and one from the south has greatly improved operating flexibility and 
reliability. 
 
The 46 kilo-volt transmission line between Jay and Lowell was rebuilt in 2011/12 as part of 
the KCW project. It has a capacity of 75 mega-watts which serves Lowell as well as serves as 
the connection for the KCW wind farm to the VELCO bulk transmission system in Jay. This 
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transmission line which is all to the north of the Lowell substation is jointly owned by GMP 
and VEC, with VEC being the operating authority and charged with maintenance. 
Approximately four miles of new 46 kilo-volt line was built from the south of the Lowell 
substation to connect to the wind farm. This line is rated at 75 mega-watts as well and is only 
used to transport the wind farm output. This line is solely owned by GMP which they operate 
and maintain. 
(Lowell Town Plan at pgs. 51-52) 
 

Scenic Roads 
Some of the scenic features of Lowell to celebrate are: 
• Belvidere Mountain 
• Route 58 corridor 
• Hazen’s Notch Road 
• Bayley Hazen Road 
• Route 100 
• Long trail 

Route 58 is perhaps the most scenic road in Lowell. This highway passes over some of the 
higher elevations in Lowell and offers some spectacular views. That section of Route 58 
between Irasburg and Route 100 crosses an elevation of almost 1,700 feet above sea level. 
(Lowell Town Plan at p. 60) 
 
 

EDEN TOWN PLAN  
Chapter 1: Introduction 

Statement of objectives 
Based on a survey of residents in 2016 and additional community input, the Planning 
Commission identified five guiding principles to be used in the development of the Town 
Plan. These principles are: 

5. Eden’s scenic, rural, small-town atmosphere should be preserved. 
(Eden Town Plan at p. 4) 
 

Chapter 2: Community Profile 
Goals, policies, & recommendations 
• The clustering and/or sitting of any new development is encouraged to replicate the 

established traditional patterns within the town, protect rural and scenic character, and 
to maintain contiguous tracts of resources and open land. 
(Eden Town Plan at p. 8) 

 
Chapter 3: Historic, Scenic, & Archeological Resources 

Scenic resources 
The Town of Eden has an abundance of scenic resources for the enjoyment of residents and 
visitors alike. A drive on almost any road, a walk on the Long Trail, or an afternoon canoeing 
on any of the town’s bodies of water provide a multitude of scenic vistas. While the town 
could conceivably identify every meadow and forested ridgeline as scenic resources worthy for 
consideration or protection, the Planning Commission has identified priorities for special 
consideration. The highest priority scenic resources (also identified on the Historic, Scenic, & 
Archeological Resources map) include: 
• Vermont Routes 100 and 118: Vermont Route 100 serves as the region’s primary north-

south arterial and is the most heavily traveled highway through Eden. Vermont Route 
118– which originates in Eden and runs north through Montgomery and Berkshire to 
the Canadian border– is also a very important travel corridor. These highways provide 
travelers with a panoramic window into the town. Working to maintain an attractive 
highway landscape will promote Eden as a desirable place to live, work, and play. The 
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Historic, Scenic, & Archeological Resources Map shows some stretches of highway that 
are of particular scenic value. 

• Lake Eden, Belvidere Pond (also called Long Pond), and South Pond 
• The Green River Reservoir 

 
While Eden’s scenic resources remain largely preserved within the rural, small-town character 
of the town, numerous potential threats exist. Telecommunications towers, industrial wind 
towers, salvage yards and disproportionately scaled development could all negatively impact 
Eden’s scenic landscape. In recent years, the construction of industrial wind farms, such as the 
21 towers of the Kingdom Community Wind project in the adjacent Town of Lowell, have 
significantly challenged small, rural communities across the state. In response, several 
municipalities have adopted ridgeline development bylaws to protect local scenic values. 
 
Ultimately, despite their inherent value to the community, Eden’s scenic resources are difficult 
to regulate. Although the community values the town’s beautiful vistas, forested hills, and 
open fields, it would be unfair to deny the right to develop lands based on the visual 
appearance of private property from a public highway. The Selectboard, Planning 
Commission, and town residents may establish policies that strike an appropriate balance 
between the private property rights and the economic, environmental, and aesthetic value of 
Eden’s scenic resources. At a local scale, blighted properties may be regulated through 
ordinances. However, larger development impacts associated with industrial wind and 
telecommunications towers require an ongoing public dialogue on how or if the town should 
review development on the basis of scenic values. 
 

Goals, policies, & recommendations 
Goal: To preserve Eden’s heritage for future generations. 
Policies: 

• Eden encourages the restoration and reuse of historic buildings and any future 
development is encouraged to be in character with surrounding architecture. 

• Development around the natural scenic resources identified should be sited and 
constructed in such a manner as to retain the natural scenic beauty of the area. 
Removal of the natural vegetation on a development site should be minimized and 
structures should be screened or hidden from view as best as possible. 

• Development should avoid ridgelines, especially those visible from roadways and high 
density 
developed areas such as the Lake Eden shoreline. Any ridgeline development should 
be set back from the edge of the hill and have a forested buffer to protect the view 
from the valley. 

(Eden Town Plan at pgs. 9-11) 
 

Chapter 5: Energy and Utilities 
Statement of objectives 
As stated in the introduction in Chapter 1, the Eden Planning Commission is looking to follow 
these five guiding principles in the writing of this Town Plan. They are repeated again here to 
stress their importance in the writing of this new energy chapter. These principles are: 

5. Eden’s scenic, rural, small-town atmosphere should be preserved. 
(Eden Town Plan at p. 16) 

 
Electricity and Infrastructure 
Eden has one active transmission line starting at the border with Belvidere in the northwest 
corner of town, running along Route 118 to a sub-station at 308 Belvidere Road, just west of 
the junction between Route 118 and Route 100. From there, the transmission line heads south 
along the side of state highway Route 100 to Hyde Park. 
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There is an additional leg of the transmission line that was first used when the Vermont 
Asbestos Group mine was in operation. This transmission line, now owned and maintained 
by Green Mountain Power, runs from the old mine site along North Road about 1-mile 
veering south-south-west through a heavily forested area. The line then runs mostly parallel 
along Shover Road from just north of the junction between Shover Road and Hutchins Lane 
straight south to the substation, about 2 miles. 
 
There is also a 3 phase power line that starts near the junction of Griggs Road and East Hill 
Road. This line crosses Route 100 just north of Eden Mills Village and proceeds south along 
Route 100 to the Eden-Hyde Park town line. 
 
The lines that provide Eden with power for all residents and businesses alike are part of the 
state-wide network that includes 31 miles of high-voltage lines (>230 kV) and 1,134 miles of 
low-voltage lines (<230 kV). 
(Eden Town Plan at p. 27) 

 
Goals, policies, & recommendations 

Goals: 
To provide energy, whether for heating, electricity, or transportation, in a safe, reliable, and 
efficient manner, and to generate energy from local, renewable sources, provided these sources 
are economically viable and environmentally sound. 
Policies: 
• …Any ridgeline development should be set back from the edge of the hill and have a 

forested buffer to protect the view from the valley. 
• Development around the natural scenic resources identified should be sited and 

constructed in such a manner as to retain the natural scenic beauty of the area. Removal 
of the natural vegetation on a development site should be minimized and structures 
should be screened or hidden from view as best as possible. 

(Eden Town Plan at p. 37) 
 
 

Chapter 7: Transportation 
Recreation and non-motorized travel 
Both the Catamount Trail and Vermont Association of Snow Travelers (VAST) trails pass 
through Eden. The Catamount Trail, a cross-country skiing path that spans the entire length 
of the State, crosses town north of Green River Reservoir State Park and runs east along the 
hills of Eden, before entering Lowell. VAST trails also pass through various parts of town. 
Both systems provide winter recreational opportunities and potential walking or hiking trails 
during other times of the year.  
 
In 2015, following several years of planning, a 17-mile segment of the former Lamoille Valley 
Railroad was redeveloped into a year-round, multi-modal recreation path, known as the 
Lamoille Valley Rail Trail (LVRT). The redeveloped trail passes through the neighboring 
towns of Hyde Park and Johnson and has already begun to attract new visitors to the region. 
Eventually, the LVRT will span 93 miles from St. Johnsbury to Swanton and will become the 
longest rail-trail in New England.  
 
In addition to designated recreation paths, scenic highways also represent a tourism and leisure 
amenity in Eden and elsewhere throughout the region. Vermont Route 100 is a renowned fall 
foliage drive, while Route 118 offers stunning views of Belvidere Pond (also known as Long 
Pond) and Belvidere Mountain. These highways provide visitors with a window into Eden and 
preserve the scenic, rural image of the town. 
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Goals, policies & recommendations 
Goals: 
To preserve Eden’s scenic highways and transportation corridors, promoting Eden as an 
attractive place to live, work and play. 
(Eden Town Plan at p. 48) 
 

Chapter 9: Community Services & Facilities 
Power generation & transmission 
At this time, there is one active solar powered community-generating facility on Old Deuso 
Road in Eden. Specific policies pertaining to the siting of energy facilities have changed due 
to recent legislation and have been outlined in detail within the Energy chapter. High-capacity 
electric transmission lines (33-35 kilovolts) run along Routes 100, 118 and along Shover Road 
coming from the old asbestos mine. The Vermont Electric Power Company’s (VELCO) 2009 
long-range transmission plan does not identify any reliability concerns within Lamoille County. 
Due to the minimal amount of commercial and industrial activity in Eden, there are no 
anticipated transmission capacity concerns at this time although future alternative generation 
proposals might challenge the transmission infrastructure. 
(Eden Town Plan at p. 58) 
 

Chapter 13: Topography & Land Use 
Goals, policies & recommendations 
Goal: For development and growth in Eden to occur in a reasonable and sustainable manner 
so as to protect the natural resource base, use services efficiently and preserve Eden’s rural 
character and historic settlement patterns. 
Policies 
• The clustering and/or siting of development is encouraged in order to replicate traditional 

patterns of development, to protect rural and scenic character, and to maintain contiguous 
tracts of resources and open land. 

(Eden Town Plan at p. 78) 
 
 
JOHNSON TOWN PLAN  

OVERALL OBJECTIVES OF THE PLAN 
Johnson’s plan is guided by the following overall objectives: 
• To nourish vibrancy of Johnson’s compact village center surrounded by rural countryside. 
• To identify important natural and historic resources and encourage the wise use of these 

resources. 
(Johnson Town Plan at p. 5) 

 
NATURAL, SCENIC AND HISTORIC RESOURCES 

Significant natural features 
The Gihon and Lamoille Rivers help create the essential character of Johnson Village. The 
picturesque rivers can be admired from many scenic locations. 

 
There is an island in the river below the long trail crossing which was identified by the Agency 
of Natural Resources as a Significant Natural Community in 1997. The habitat on this island 
is described as Sugar Maple-Ostrich Fern Riverine Floodplain Forest and its significance is 
due to the isolation of the island keeping the natural forest intact with no apparent human 
disturbance.  
 
In 2015, continuing its partnership with Vermont River Conservancy, the Town was able to 
acquire and conserve a two-acre parcel on the Gihon River formerly owned by the Beard 
family. With approximately 600 feet of river frontage, this parcel possesses beautiful shoreline, 
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waterfalls, and swimming spots along the Gihon River and has been a popular recreation 
destination for decades. 
(Johnson Town Plan at p. 19) 

 
SCENIC AND HISTORIC RESOURCES 

Johnson is blessed with its location, beauty and natural resources. Sense of place, determined 
by historic features, geography of the land and availability of recreation and cultural 
opportunities are among key determinants for why people choose to live in or visit Johnson. 

 
Among the key scenic resources are scenic backroads that include Hog Back Road, Plot Road, 
Clay Hill Road and Mine Road; scenic waterways such as Lamoille and Gihon rivers and 
swimming holes located along Foote Brook and Gihon; and scenic views that include Prospect 
Rock, views along the Rail Trail, and views visible from backroads such as the intersection of 
Clay and Ober Hill Roads, the intersection of Upper French Hill and Waterman Roads or the 
intersection of Plot Road and the top of Foote Brook Road. Highly valued are aesthetic and 
pristine natural attributes of the Laraway and Butternut Mountain Ranges as well as scenic, 
intact views of the Sterling Mountain Ridge, especially as viewed from the Route 15 and Route 
100C corridors. The Laraway, Butternut and Sterling Mountain Ranges are scenic resources 
that shall be preserved. 

 
Policies 
• Within Johnson Village, support private and public activities and uses that are oriented 

to the Lamoille and Gihon riverfronts. This Plan recognizes the importance of the rivers 
in the Village's history and their continued contribution to the scenic, economic and 
recreational opportunities in the community. 

• Encourage initiatives that conserve and promote the area’s historic and cultural assets. 
(Johnson Town Plan at pgs. 25-26) 

 
ENERGY 

Siting Energy Projects 
Before implementation of local energy projects, the feasibility of these approaches should be 
assessed both for cost effectiveness, site potential, impacts to natural, scenic and working 
landscapes, and neighboring property owners… 
(Johnson Town Plan at p. 31) 

 
Policies 
• Energy projects are discouraged on the Sterling, Laraway and Butternut Mountain Ranges 

as these Ranges are scenic and pristine natural resources that shall be preserved. 
(Johnson Town Plan at p. 33) 

 
RECREATION 

Regional Trail Networks 
Both the Lamoille Valley Rail Trail and Long Trail pass through Johnson. Additionally, VAST 
maintains a network of snowmobile trails in the region. These trail networks are not 
maintained by the Town, rather, they are maintained by non-profit organizations leasing the 
trail lands from private or public property owners. 
 
Snowmobile trail network: The Vermont Association of Snow Travelers maintains an 
extensive network of snowmobile trails on private and public lands across the state. VAST 
trails in the Johnson area comprise of a 47-mile network and are maintained by the Sterling 
Snow Riders club. 

 
Rivers and Trails 
The Gihon and Lamoille Rivers help create the essential character of Johnson. The picturesque 
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rivers can be admired from many scenic locations including the Power House Bridge and an 
area located near the United Church. 
(Johnson Town Plan at pgs. 55-56) 

 
LAND USE 

Policies 
• Manage growth and development in a manner that is respectful of Johnson’s rural 

character, natural resources and their environmental, recreational and economic functions, 
and its infrastructural capacity. 

(Johnson Town Plan at p. 73 
 
 
MORRISTOWN TOWN PLAN  

Statement Containing All Objectives & Policies 
Land Use Policies: 
Morristown should maintain its small-town character and its neighborhoods, while planning 
for anticipated growth and recognizing that the prosperity and growth of the Village and the 
Town are interconnected and the decisions made by one entity ultimately impact the other.  
 
Morristown's land use should continue in the same pattern, maintaining the historic residential 
and agricultural land uses in the Town and concentrating business and commercial uses in the 
Village and the various business zones. 

 
Morristown should ensure that the existing rural character of… Stagecoach Road and 
Randolph Road, which are characterized by existing residential development interspersed with 
large tracts of open land and agricultural land, remain intact. 
(Morristown Town Plan at p. 3) 

 
Utility & Facility Policies: 
Two of Morristown's/Morrisville's principal scenic qualities are its ridgeline and 
mountainsides. These areas are significant contributors to the maintenance and enjoyment of 
the rural character. The ridges are predominately undeveloped and provided an unbroken 
skyline view from the valley floor. 
(Morristown Town Plan at p. 8) 
 
Historic, Scenic & Archaeological Policies: 
Morristown recognizes the importance of certain streetscapes and scenic vistas in defining 
Morristown as a place to live and work. 
 
Morristown recognizes the importance of the Lamoille River in Morristown's history and its 
continuing scenic, archeological and recreational values. 
 
Development should avoid ridgelines, especially the scenic views called out in this chapter. 
(Morristown Town Plan at p. 11) 
 

Historic, Scenic & Archaeological Resources Plan 
Goals 
Preserve Morristown's heritage for current and future generations.  
 
Maintain the area's historic connections by encouraging land use and design that is compatible 
with existing structures and functions. 
 
Manage growth and development in a way that protects and promotes the area's historic, 
scenic and cultural assets without unduly infringing upon the rights of landowners. 
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Scenic Views: 
The combination of open fields, forests, mountain ridges, valleys and built- up areas all 
contribute to Morristown's unique character. No single place, view, building or resource is 
definitively more significant or valuable than others. However, there are some common 
elements to the landscape, some especially striking views in Morristown that most people 
would agree are particularly important in creating a sense of place. Scenic views that were 
identified in previous Town Plans as being significant are as follows: 
• the view from Elmore Mountain Road across the valley; 
• the view from Elmore Street across the valley; 
• the view down to Main Street People's Academy Circle; 
• the view from the Bridge Street Dam; 
• the view from Mountain View Farm; 
• the views from public property to Red Covered Sterling Bridge; 
• the views from public property to Lake Lamoille; and 
• the views from Stagecoach Road to the Worcester and Green Mountain Ranges. 
 
…Specifically, the Planning Commission should evaluate site plan review criteria requiring 
that no damage be done to the silhouette of the ridgeline, as viewed from public properties, 
during any development, except in the Central Business Zone. 
(Morristown Town Plan at pgs. 54-55) 

 
 

Notably, the Eden Town Plan includes a map of Historic, Scenic and Archaeological Resources. On this 
map, the portion of Vermont Route 100 starting just south of Knowles Flat Road and continuing 
northeast to Shover Road is depicted as having scenic views. Shover Road itself is not depicted as having 
scenic views, though the evaluation of visibility described above found this area to have a higher scenic 
quality compared to other areas along the Project corridor. 
 
Otherwise, the various Town Plans have called out the following as scenic resources: 
 

• Belvidere Mountain (Lowell) 
• Route 58 corridor/Hazen’s Notch Road (Lowell) 
• Route 100 (Lowell, Eden, Morristown) 
• Route 118/Belvidere Road (Eden) 
• Gihon River (Johnson) 
• Mine Road (Johnson) 
• Intersection of Clay and Ober Hill Roads (sic) (Johnson) 
• Route 100C (Johnson) 
• Views from Stagecoach Road to the Worcester and Green Mountain Ranges 

(Morristown) 

Although there are no specific design standards for substation and transmission infrastructure that are 
detailed for these scenic areas, both the Regional Plans and the Town Plans call for future development 
to respect the existing character of these areas, which already include visibility the existing electrical 
infrastructure.  
 
Based on this review of community standards described in the Regional Plans and Town Plans, it is clear 
that modern electrical infrastructure that suits the present and future needs of the regions is desired. 
Additionally, it is clear that the existing substations and transmission lines are accepted as part of the 
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landscape. As the character of the areas for which the Project is proposed would not significantly change 
due to the presence of the existing substation and transmission infrastructure, as well as the modest 
increase in pole heights, the Project as proposed would not violate a clear, written community standard 
intended to preserve the aesthetics or scenic beauty of the area. 

 
 

ii. Project Mitigation 
 
Based on the scenic resources listed in the Town Plans and the field review of existing conditions and views, 
the Project has been adjusted to include a number of mitigating elements that help to reduce potential 
adverse aesthetic impacts. Mitigation for the Project includes: 

• Utilizing a site immediately adjacent to the GMP Lowell Substation (and immediately south of the 
existing VEC substation) for the proposed substation rebuild. This area has historically been used for 
substation equipment, and would not represent a new use. 

• Utilizing existing transmission line corridors that have historically been visible in the landscape.  

• Reducing proposed B-20 structure heights in areas near residences and in sensitive areas along scenic 
roadways. Although the proposed structures are not significantly taller than existing structures, the 
following structures were reduced in height to help mitigate any visual impact that may result from 
the proposed rebuild: 

- Structures 27 and 30 along Route 100C in Johnson 

- Structures 63 through 65 in a residential area near Ober Hill Road in Johnson 

- Structures 143 through 146 and 148 through 150 near Route 100 and residences in Eden 

- Structures 171 through 180 and 183 through 184 near Shover Road in Eden 

- Structures 187 through 192 near residences along Shover Road in Eden 

- Structures 222 through 225 near residences along North Road in Eden 

- Structure 310 near a residence along Mines Road in Lowell 

- Structures 347 through 351 near Route 100 in Lowell 

• Reducing proposed B-22 structure heights in sensitive areas visible from a scenic road. Although the 
proposed structures are not significantly taller than existing structures, the following structures were 
reduced in height to help mitigate any visual impact that may result from the proposed rebuild: 

- Structures 13 through 18 and 20 through 30 along Stagecoach Road in Morristown 
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iii. Shocking or Offensive 
 
When evaluating whether a project would offend the sensibilities of the average person, the criterion to make 
this assessment is related back to the first part of the Quechee Test; how the project ‘fits’ within its surroundings. 
The threshold for a project to be shocking or offensive is high and a project would need to be entirely 
inconsistent with the surrounding land uses or exceptionally out of scale with the surroundings.  
 
This assessment of impacts found the Project would result in minimal adverse impacts. The Project would 
not be considered shocking or offensive based on the following reasons: 

• The Project rebuilds are located immediately adjacent to existing substations or within existing 
corridors that have historically been used for substation and transmission infrastructure.  

• Visibility of the Project would not be a significant increase over the existing visibility of substation 
and transmission infrastructure. 

• The materials and colors of the proposed rebuilds would be consistent with the existing conditions.  

• Improvements to the existing electrical infrastructure is anticipated and desired as stated the various 
Regional Plans and Town Plans. 

For these reasons, the Project would not offend the sensibilities of the average person, and would not be 
offensive or shocking because it would not appear significantly out of character with its surroundings or 
significantly diminish the scenic qualities of the area in which it is proposed. 
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F. Conclusion 
 
The Project was found to result in minor adverse impacts to the aesthetics and the scenic and natural beauty 
of the areas in which it is located. This is due to moderate increases in average pole heights compared with 
the existing conditions. As discussed in the evaluation of impacts, the Project is compatible with the character 
of the area, which has historically included the existing substation and transmission infrastructure. The 
proposed rebuilds would not significantly deviate from the existing colors or materials, and would not 
significantly increase structure heights. 
 
Although the Project is located near scenic resources identified by the underlying Towns, the existing electrical 
infrastructure is also visible from these scenic resources, and no design standards that relate to substation and 
transmission infrastructure are included in the Town Plans. As such, the Project does not violate any clear 
written community standard intended to preserve the aesthetics or scenic beauty of the area. 
 
Mitigation has been employed to reduce potential visual impacts to scenic resources and residential uses in 
the area. 
 
Due to the historic use of the substation location and the transmission corridors, as well as the expectation 
described in the Regional Plans and Town Plans that electrical infrastructure will need to be modernized to 
handle regional demand, the Project would not be shocking or offensive to the average person. 
 
In conclusion, the Project meets the Quechee Test insofar as its impact on aesthetics would not be unduly 
adverse. 
 



GMP Lowell Substation, B-20 and B-22 Rebuilds 

       

 

 

 

 

 

 

Appendix A 

Project Maps 



Aesthetic Analysis Report 

 

  



_̂

EDEN

LOW ELL

JOHNSO N

ALBAN Y

CAMBRIDGE

WOLCOTT

HYD E PARK

BELVIDERE

CRAFTSBURY

MORRISTO WN

BAKERSFIELD IRASBUR G

HARDWICK

MONTGOM ERY

kj
kj

kj

kj

kj

kj

kj

kj

kj

kj

kj

kj

kjkj

kj

kj

kj

kj

kj

kj kj
kj

kj

kj

kj

kj

kj

kj

kj

kj

kj

k

k

k
k

k

k

k

k
kk k

k

k

k

_̂

!.
!.!.

!.
!.

!. !.

!.
!.

!.

!.
!.

!.

!.

!.
!.!.

!.
!.

!.

!.
!.
!.

!.
!.!.
!.

!.

!.

!.

!.

!.

!.

!.
!.

!.

!.
!.

!.

!.

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

#*

B9
B8

B7B6

B5
B4

B3
B2

B1

B40

B39

B38
B37

B36

B35

B34

B33

B32

B31

B30

B29

B28

B26

B27B24

B23
B22

B21

B20

B19

B17
B16

B15B14

B13

B12B11

B10

B18

B25

Knob, The

Leland Hill

Norris, Mount

Bean Mountain

Umbrella Hill

McKinstry Hill

Bowen Mountain

Upper Diggings

Tillotson Peak

Hadley Mountain

Laraway Mountain

Butternut Mountain

Belvidere Mountain

Hodgkins-Lackey Hill

Ace Brook

Leland Hill

Lowell Plain

Truland Brook

Le Clair Brook

Burgess Branch

Federated Church

Stignatius Cemetery

Mountainview Cemetery
Old Catholic Cemetery

Lowell Post Office (historical)

Shortsleve Mink Farm (historical)

T-B A LL FIE LD

LA KE  E DE N  AA

RILLER BU S H
CA MP

AVE RY 'S G OR E
WMA

LA KE  E DE N  DA M
PS

LA MO ILLE  R IVE R
SB

JO HN SO N STATE
COLLE GE

BE LV ID ER E C E NTRA L
SC HO OL

MT. NO RR IS
SC OU T

RE SE RVAT ION

JO HN SO N FIE LD
DAY S

/
BA LL

FIE LDS

BE LV ID ER E C OM MU NITY
CLUB
RE C.
AR EA

V T  R O U T E  1 0 0

V T  R O U T E  1 0 0

E  H I L L  R D

E  H I L L  R D

BO
G  R

D
BO

G  R
D

C L A
Y  

H L
C L A

Y  
H L

VT
 R

O
UT

E  
1 4

VT
 R

O
UT

E  
1 4

B E LV I D E RE  R D

BE LV I D E RE  R D

V T  R O U T E  1 0 9
V T  R O U T E  1 0 9

PLO T  RD
PLO T  RD

SH
O V

ER
 R

D
SH

O V
ER

 R
D

NO
RT

H 
RD

NO
RT

H 
RD

V T  R O U T E  1 0 0 C

V T  R O U T E  1 0 0 C

BA S I N  RD
BA S I N  RD

C A R T E R  R D

C A R T E R  R D

JO
NE S  

RD

JO
NE S  

RD

CO
BU

RN  H I L L  R D
CO

BU
RN  H I L L  R D

C O O PE R  H I L L  R D

COO PE R  H I L L  R D

H O AG  R D

H O AG  R D

P O T T E R  R D

P O T T E R  R D

AL B AN Y  R D

AL B AN Y  R D

OB E R  H
IL

L R
D

OB E R  H
IL

L R
D

CR
O

O
KS

 R
D

CR
O

O
KS

 R
D

H AT C H  B R O O K  R D
H AT C H  B R O O K  R D

N 
H Y

D E
 P

A R
K  

R D

N  
H Y

D E
 P

A R
K  

R D

E D W A R D  D R
E D W A R D  D R

W
AR

RE
N  

RD
W

A R
RE

N  
RD

B A R A W  R D

B A R A W  R D

E D E N  R DE D E N  R D

VA L L E Y  R D

VA L L E Y  R D

C H E N E Y  R D

C H E N E Y  R D

CO
LL I NS V I L L E  R

D
CO

L L I N S V I L L E  R
D

TR
EE  F ARM

 RD
TR

EE  F ARM
 RD

S  M
A I N

 S
T

S  M
A I N

 S
T

BA
YL

E Y
 H

A Z
EN

 R
D

BA
YL

E Y
 H

A Z
EN

 R
D

SQ U A R E  R
D

SQ U A R E  R
D

VT
 R

O U
T E

 1
1 8

 N

VT
 R

O U
T E

 1
1 8

 N

D IG G I N S  R D

D IG G I N S  R D

B A C K  R DB A C K  R D

FO
O

TE
 B

RO
O

K  
R

D

FO
O

T E
 B

RO
O

K  
R

D

W
H IT

E  R
D

W
H IT

E  R
D

W IL S O N  R
D

W IL S O N  R
D

S I N C L A I R  R D

S I N C L A I R  R D

BA RNE S  R
D

BA RNE S  R
D

W IL D  B R A N C H  R DW IL D  B R A N C H  R D

M
IN

E  
R

D
M

I N
E  

R
D

KN
O

W
LE

S  
F L

AT
 R

D

KN
O

W
LE

S  
F L

AT
 R

D

GA
R F

I E
L D

 R
D

GA
RF

I E
L D

 R
D

B E N  O B E R  R D

B E N  O B E R  R D

M
AR

JO
R

IE
 D

R
M

A R
JO

R
IE

 D
R

B A KE R  RD

BA KE R  RD

GR IM E S  R D
GR IM E S  R D

PA G E  R D

PA G E  R D

OL D  M
I N

E S  R
D

OL D  M
I N

E S  R
D

TAT RO  DR

TAT RO  DR

S 
PO

N D
 R

D
S  

PO
N D

 R
D

SW AM P  R D

SW AM P  R D

M
CK

I N
ST

RY
 H

IL
L 

R D
M

CK
I N

ST
RY

 H
IL

L 
R D

IR I S H  H I L L R D
IR I S H  H I L L R D

PATCH  RD
PAT CH  RD

K I T
TE L L  R

D

K I T
TE L L  R

D

B L A K E V I L L E  R DB L A K E V I L L E  R D

MA
CK

EY
 R

D
MA

CK
EY

 R
D

FARM
 RD

FARM
 RD

D IE T T E  RD

D IE T T E  RD

VT  R O UT E  1 5  W

VT  R O UT E  1 5  W

RO
CK

Y 
RD

RO
CK

Y  
RD

TO
W

N  L I N E  R
D

TO
W

N  L I N E  R
D

R IV E R  RD  E

R IV E R  RD  E

HE
AT

H  
RD

HE
AT

H  
RD

GO U L D  H L
GO U L D  H L

NEW
TON  RD

NEW
TO N  RD

TH
O

M
PS

O
N

 H
IL

L 
RD

TH
O

M
PS

O
N

 H
IL

L 
RD

FA
R  O

U T  
RD

FA
R  O

U T  
RD

B E N S O N  R DB E N S O N  R D

FO
X 

LO
T 

RD
FO

X  
LO

T  
RD

J O
HN

 L
O

T
JO

HN
 L

O
T

C EM E TE R Y  R D

C EM E TE R Y  R D

P O S T  R DP O S T R D

CO L L I N S  H IL L  R D

CO L L I N S  H IL L  R D

H U N T E R  R D

H U N T E R  R D

L AM PH ER E  R D

L AM PH ER E  R D

KNE EN  D R
KNE EN  D R

E D E N  M O U N TA I N  R D
E D E N  M O U N TA I N  R D

WA R N E R  R D

WA R N E R  R D

TO W N  H W Y  3 8

TO W N  H W Y  3 8

FO S S  D R

FO S S  D R

PE
N I

NS
U

L A
 D

R
PE

N I
N S

U
L A

 D
R

FE R R Y  S T

FE R R Y  S T

WA IT E  P L A C E  R D
WA IT E  P L A C E  R D

W EB ST E R  R D

W EB ST E R  R D

PO
ND

 R
D

PO
ND

 R
D

EDS EL  R I CH  RD
EDS EL  R I CH  RD

ME EK  R
D

ME EK  R
D

GR IG G S  R D
GR IG G S  R D

W H ITA K E R  R D
W H ITA K E R  R D

PO P E  R D

PO P E  R D

GU YE T T E  R
D

GU YE T T E  R
D

TO W N  H W Y  2 3
TO W N  H W Y  2 3

C AM P  R D

C AM P  R D

TO
W

N  
HW

Y  
7

TO
W

N  
HW

Y  
7

M I N
K  

F A
RM

 R
D

M I N
K  

F A
RM

 R
D

OS T I G
UY  D

R

OS T I G
UY  D

R

BA
T T

L E
 R

OW
 R

D

BA
T T

L E
 R

OW
 R

D

M A R T IN  R D
M A R T IN  R D

L O W E R  M A I N  S T  WL O W E R  M A I N  S T  W S C H O OL  S T
S C H O OL  S T

NE
W

TO
N  

VA
L L

E Y
 R

D

NE
W

TO
N  

VA
L L

E Y
 R

D

S P R U C E  L N
S P R U C E  L N

FL EU R Y  R D

FL EU R Y  R D

MC A L L I S TE R  R D

MC A L L I S TE R  R D

TO W N  H W Y  3 0

TO W N  H W Y  3 0

M A N N I N G  R D

M A N N I N G  R D

OL IN  D ROL IN  D R

W
ES

CO
M

 R
D

W
ES

CO
M

 R
D

D R A G  L O T

D R A G  L O T

TO W N  H W Y  5 2
TO W N  H W Y  5 2

W
OOD  D

R

W
OOD  D

R

C O C H R A N  D R

C O C H R A N  D R

SO UT HE R  R
D

SO UT HE R  R
D

L IT T L E  B A R N  R D

L IT T L E  B A R N  R D

TO W N  H W Y  2 1

TO W N  H W Y  2 1

H I
L L

TO
P  

D R

H I
L L

TO
P  

D R

BO
U L

D E
R  

DR

BO
U L

D E
R  

DR

B E A U L IE U  R D

B E A U L IE U  R D

JI
M  R

D
J I

M  R
D

S I G
HS  D

R

S I G
HS  D

R

H O W E  D R

H O W E  D R

E A S T  V I E W  R D
E A S T  V I E W  R D

DU
DL

E Y
 R

D
DU

D L
E Y

 R
D

SA
RG

EN
T 

DR
SA

RG
EN

T 
DR

E B E N E Z E R S  R DE B E N E Z E R S  R D

C L AR K  AV E

C L AR K  AV E

R AY M O N D  L NR AY M O N D  L N

L O N G  H IL L R D
L O N G  H IL L R D

BO U L D ER  L N

BO U L D ER  L N

SU L L YS  D R

SU L L YS  D R

MU D G ET  D R

MU D G ET  D R

MA ST I N  R D

MA ST I N  R D

GI
HO

N
 L

N
GI

HO
N

 L
N

B U L L A R D  L N

B U L L A R D  L N

MA RV I N
 R

D

MA RV I N
 R

D

BA
S I

N  
RD

BA
S I

N  
RD

TO
W

N  
HW

Y  
2 3

TO
W

N  
HW

Y  
2 3

GR IG G S  R DGR IG G S  R D

C A M P  R D
C A M P  R D

The Nature 
Conservancy

The Nature 
Conservancy

The Nature 
Conservancy

Long Trail State 
Forest

Green River Reservoir 
State Park

ATLAS TIMBERLANDS 
PARTNERSHIP

ATLAS TIMBERLANDS 
PARTNERSHIP

The Nature 
Conservancy

The Nature 
Conservancy

ATLAS TIMBERLANDS 
PARTNERSHIP

GREEN MOUNTAIN 
CLUB

The Nature 
Conservancy

ATLAS TIMBERLANDS 
PARTNERSHIP

The Nature 
Conservancy

JOHNSON STATE 
COLLEGE

The Nature 
Conservancy

Long Trail State 
Forest

ATLAS TIMBERLANDS 
PARTNERSHIP

The Nature 
Conservancy

VERMONT LAND TRUST 
EASEMENT

Long Trail State 
Forest

The Nature 
Conservancy

VERMONT LAND TRUST 
EASEMENT

Wild Branch 
WMA

VERMONT LAND TRUST 
EASEMENT

The Nature 
Conservancy

LONG TRAIL STATE 
FOREST

VERMONT LAND TRUST 
EASEMENT

Avery's 
Gore WMA

VERMONT LAND TRUST 
EASEMENT

ATLAS TIMBERLANDS 
PARTNERSHIP

VERMONT LAND TRUST 
EASEMENT

ATLAS TIMBERLANDS 
PARTNERSHIP

ATLAS TIMBERLANDS 
PARTNERSHIP

LONG TRAIL STATE 
FOREST

JOHNSON STATE 
COLLEGE

LONG TRAIL STATE 
FOREST

JOHNSON TOWN 
FOREST

LONG TRAIL STATE 
FOREST

CRAFTSBURY 
WOODLOT

LONG TRAIL STATE 
FOREST

LONG TRAIL STATE 
FOREST

JOHNSON TOWN 
FOREST

VERMONT LAND TRUST 
EASEMENT

GREEN MOUNTAIN 
CLUB

BELVIDERE SCHOOL 
FOREST

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND 
TRUST

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

CRAFTSBURY 
WOODLOT

JOHNSON TOWN 
FOREST

COBURN HILL 
TOWN FOREST

COBURN HILL 
TOWN FOREST

Lamoille River 
Streambank

Lake Eden 
Access

EDEN

LOWELL

JOHNSON

BELVIDERE

HYDE PARK

CRAFTSBURY

MONTGOMERY

ALBANY

BAKERSFIELD

WATERVILLE

WOLCOTT

_̂ GMP Lowell Substation
!. Viewpoint Locations
k Landmarks
kj Recreation Sites
#* Mountain Summits (GNIS)

Proposed B-20 Rebuild
Proposed B-22 Rebuild
Inventory Route
Long Trail
Other Trails
Railroads
Town Boundary

!
!
!
!
!
!!!!!!!!!!!

!
!
!
!
!
! !!!!!!!!!! Vermont Protected Lands

Hydrology

Service Layer Credits: VCGI

CONTEXT MAP

MAP 1: PROJECT 
AERIAL CONTEXT MAP

GMP Lowell Substation,B-20 and B-22 Rebuilds

October 2019

Appendix A

LEGEND

N

_̂

0 1 2
Miles

kj

kj

kj

kj

!.!.

!.

!.
!.

!.

!.

!.

!.

!.

!.

!.

!.

!.
!.
!.

C7

C8

C9

C6

C5
C4

C3
C2

C1

C16
C15
C14

C13

C12

C11

C10

TOW N LA ND

LA MO ILLE  A CC ES S

SK ATEB OA R D
PAR K

LA MO ILLE  R IVE R
SB

CA
D

YS
 F

AL
L S

 R
D

CA
D

YS
 F

AL
L S

 R
D

ST
A G

EC
O

A C
H  

RD
ST

A G
EC

O
A C

H  
RD

VT
 R

O
UT

E  
1 0

0  
B Y

P
VT

 R
O

UT
E  

1 0
0  

B Y
P

B R I D G E  S TB R I D G E  S T

D U H A M E L  R D

D U H A M E L  R D

BRO O K LY N  S
T

BRO O K LY N  S
T

GR IG G S  R DGR IG G S  R D

J E R S E Y  H T S
J E R S E Y  H T S

WA LT ON  R D

WA LT ON  R D
MA C  M

I L
L E

R  R
D

MA C  M
I L

L E
R  R

D

L AP O RT E  R
D

L AP O RT E  R
D

U N I O N  S TU N I O N  S T

CO
NG

RE SS  ST
CO

NG
RE SS  STRA

N
DO

LP
H 

R
D

RA
N

DO
LP

H 
R

D

PO
R T

L A
ND

 S
T

PO
RT

L A
ND

 S
T

E  
H I

G
H  

ST
E  

H I
G

H  
ST

A S TA S T

TE
RR I L

L  
G O RG E  L

N

TE
RR I L

L  
G O RG E  L

N

JE RSE Y  W
AY

JE RSE Y  W
AY

MO RR IS TO W N  C O RNE RS  RD

MO RR IS TO W N  C O RNE RS  RD

SA
M

O
S E

T  
RD

SA
M

O
S E

T  
RD

SU
M

M
ER

 S
T

SU
M

M
ER

 S
T

N E E D L E S  E Y E  R DN E E D L E S  E Y E  R D

W IL K I N S  S T

W IL K I N S  S T

AUD
Y LN

AUD
Y  L N

C O T E  H I L L  R D

CO T E  H I L L  R D

WA S H I N G T O N  H W Y

WA S H I N G T O N  H W Y

WA B U N  AV E

WA B U N  AV E

BEST  ST
BE ST  ST

GO D F R E Y  L N

GO D F R E Y  L N FO
SS S T

FO
S S  S T

W IN T E R  S TW IN T E R  S T

B ST
B  ST

S 
RI

VE
R  

ST
S  

R I
VE

R  
ST

GA L L E R Y  L N
GA L L E R Y  L N

PLEAS AN
T S T

PL E AS AN
T S T

C O T TA
G E  S

T

CO T TA
G E  S

T

C L AC K  S T

C L AC K  S T

FE N I M OR E  S T

FE N I M OR E  S T

N R
IV E R  S T

N  R
IV E R  S T

B R O O K LY N  H T S

B R O O K LY N  H T S

RI
C

HM
O

ND
 S

T
R I

C
HM

O
ND

 S
T

W
ES T S I D

E  C
T

W
ES T S I D

E  C
T

C L A R K  A V EC L A R K  A V E

MORRISTOWN 
TOWN FOREST

Lamoille River 
Streambank

Lamoille River 
Streambank

Lamoille River 
Streambank

Lamoille River 
Streambank

MORRISTOWN

B-22 Rebuild - Inset Map
0 0.25 0.5

Miles



!.

!.

!.

!.

!.

!.

VT R
OU

TE 1
00

A6

A7

A4

A3

k

k

k

k

k

k

k

k

k

_̂

!.

!.

!.
!.

!.

!.

!.

!.

!.

!.

!.

!.

Leland Hill

Lowell Plain

Burgess Branch

Federated Church

Stignatius Cemetery

Mountainview Cemetery

Old Catholic Cemetery

East Branch Missisquoi River

Lowell Post Office (historical)

GE LO  PA RK

LO WE LL CO MMO N

LO WE LL VILLAG E
SC HO OL

B40

B39

B38

B37

A8

A5

A6
A7

A4
A3

A2

A1

VT
 R

O U T E
 1

0 0

V T
 R

O U T E
 1

0 0

C A R T E R  R DC A R T E R  R D

H A Z E N  N O T C H  R D

H A Z E N  N O T C H  R D

V T  R O U T E  5 8  E

V T  R O U T E  5 8  E

VA L L E Y  R D
VA L L E Y  R D

IR IS H  H I L L  RD

IR I S H  H I L L  RD

M I N E S  R DM I N E S  R D

BO
US

Q
UE

T 
RD

BO
US

Q
UE

T 
RD

P O P E  RD

PO P E  RD

T O W N  H W Y  3 0

T O W N  H W Y  3 0

L O W E R  V I L L A G E  R D

L O W E R  V I L L A G E  R D

BUC K  H
I L

L  
R D

BU C K  H
I L

L  
R D

A D A M S  R D
A D A M S  R D

T O W N  H W Y  3 6

T O W N  H W Y  3 6

C H I S H O L M  T R L
C H I S H O L M  T R L

SU L L I V
A N  R

D

SU L L I V
A N  R

D

VERMONT LAND TRUST 
EASEMENTLOWELL

46

_̂ GMP Lowell Substation
!. Viewpoint Locations
k Landmarks
kj Recreation Sites

Proposed B-20 Rebuild
Inventory Route
Transmission/Distribution Lines
1-Mile Radius
Town Boundary

!
!
!
!
!
!!!!!!!!!!!

!
!
!
!
!
! !!!!!!!!!! Vermont Protected Lands

Hydrology

1 Mile

Service Layer Credits: VCGI

CONTEXT MAP

MAP 2: GMP LOWELL SUBSTATION
AERIAL CONTEXT MAP

October 2019

Appendix A

LEGEND

N

_̂

0 0.25
Miles

GMP Lowell Substation,B-20 and B-22 Rebuilds

GMP Lowell Substation



!.

!.

!.

!.

!.

!.

VT R
OU

TE 1
00

A6

A7

A4

A3

_̂

!.

!.

!.
!.
!.
!.
!.

!.

!.

!.

!.

!.

!.

!.

Ace Brook

Leland Hill

Farman Hill

Lowell Plain

Truland Brook

Browns Ledges

Le Clair Brook

Burgess Branch

McAllister Pond

Federated Church

Stignatius Cemetery

Mountainview Cemetery

Old Catholic Cemetery

East Branch Missisquoi River

Lowell Post Office (historical)

Shortsleve Mink Farm (historical)

VT
 R

OU
TE

 10
0

CAR
TE

R RD

MINES RD

VT ROUTE 58 E

HAZEN NOTCH RD

VALLEY RD

BARAW RD

IRISH HILL RD

BU
CK

 H
ILL

 R
D

CHENEY RD

DIETTE RD

FARM RD

WARNER RD

BO
US

QU
ET

 R
D

NE
WTO

N R
D

GREEN HILL RD

POPE RD

BAYLEY HAZEN RD

LAMPHERE RD

GUY
ET

TE
 RD

STEPHENSON RD

BL
OD

GE
TT

 RD

PION RD

POTTER RD

MCALLISTER RD

TOWN HWY 30

RICKABY RD

TOWN HWY 52

SUGAR PLACE DR

BEAULIEU RD

MI
TC

HE
LL

 R
D

LOWER VILLAGE RD

TENAKEE RD

OS
TIG

UY
 D

R

KEEP OUT DR

NOTTA ROAD DR

ADAMS RD

TOWN HWY 36

B40

B39

B38

B37

B36

B35

A8

A5A6 A7

A4
A3
A2

A1

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

The Nature 
Conservancy

VERMONT LAND TRUST 
EASEMENT

LOWELL TOWN 
FOREST

GE LO  PA RK

LO WE LL CO MMO N

HA ZE N'S  NO TCH
CA MP GR OU ND

LOWELL

WESTFIELD

LO WE LL VILLAG E
SC HO OL

_̂ GMP Lowell Substation
!. Viewpoint Locations

k Landmarks
kj Recreation Sites

Proposed B-20 Rebuild
Inventory Route
20' Contours
1-Mile Radius
2-Mile Study Area
Town Boundary
Hydrology

!!!!!!!!!

!
!
!
!
!
!!!!!!!!!!

!
!
!
!
!
! Vermont Protected Lands

Visibility within Non-Forested Areas

High Low
Visibility within Forested Areas

High Low
1 Mile

2 Miles

GMP Lowell Substation

GIS viewshed mapping is a preliminary means of visual analysis. While
beneficial for preliminary orientation and investigation, because of data
assumptions and omissions, viewshed maps are not a definitive indication of
visibility. Potential visibility needs to be confirmed through field investigation and
other visualization techniques.
Elevation data derived from LiDAR data and/or the National Elevation Dataset.

0 0.5
Miles

LEGEND

SITE MAP

MAP 3: GMP LOWELL SUBSTATION
TERRAIN VIEWSHED MAP

Appendix A

N

October 2019

_̂

[ 2-Mile Study Area ]

GMP Lowell Substation,B-20 and B-22 Rebuilds



!.

!.

!.

!.

!.

!.

VT R
OU

TE 1
00

A6

A7

A4

A3

_̂

!.

!.

!.
!.
!.
!.
!.

!.

!.

!.

!.

!.

!.

!.

Ace Brook

Leland Hill

Farman Hill

Lowell Plain

Truland Brook

Browns Ledges

Le Clair Brook

Burgess Branch

McAllister Pond

Federated Church

Stignatius Cemetery

Mountainview Cemetery

Old Catholic Cemetery

East Branch Missisquoi River

Lowell Post Office (historical)

Shortsleve Mink Farm (historical)

VT
 R

OU
TE

 10
0

CAR
TE

R RD

MINES RD

VT ROUTE 58 E

HAZEN NOTCH RD

VALLEY RD

BARAW RD

IRISH HILL RD

BU
CK

 H
ILL

 R
D

CHENEY RD

DIETTE RD

FARM RD

WARNER RD

BO
US

QU
ET

 R
D

NE
WTO

N R
D

GREEN HILL RD

POPE RD

BAYLEY HAZEN RD

LAMPHERE RD

GUY
ET

TE
 RD

STEPHENSON RD

BL
OD

GE
TT

 RD

PION RD

POTTER RD

MCALLISTER RD

TOWN HWY 30

RICKABY RD

TOWN HWY 52

SUGAR PLACE DR

BEAULIEU RD

MI
TC

HE
LL

 R
D

LOWER VILLAGE RD

TENAKEE RD

OS
TIG

UY
 D

R

KEEP OUT DR

NOTTA ROAD DR

ADAMS RD

TOWN HWY 36

B40

B39

B38

B37

B36

B35

A8

A5A6 A7

A4
A3
A2

A1

VERMONT LAND TRUST 
EASEMENT

VERMONT LAND TRUST 
EASEMENT

The Nature 
Conservancy

VERMONT LAND TRUST 
EASEMENT

LOWELL TOWN 
FOREST

LOWELL

WESTFIELD

GE LO  PA RK

LO WE LL CO MMO N

HA ZE N'S  NO TCH
CA MP GR OU ND

LO WE LL VILLAG E
SC HO OL

_̂ GMP Lowell Substation
!. Viewpoint Locations

k Landmarks
kj Recreation Sites

Proposed B-20 Rebuild
Inventory Route
20' Contours
1-Mile Radius
2-Mile Study Area
Town Boundary
Hydrology

!!!!!!!!!

!
!
!
!
!
!!!!!!!!!!

!
!
!
!
!
! Vermont Protected Lands

Visibility within Non-Forested Areas

High Low

GIS viewshed mapping is a preliminary means of visual analysis. While
beneficial for preliminary orientation and investigation, because of data
assumptions and omissions, viewshed maps are not a definitive indication of
visibility. Potential visibility needs to be confirmed through field investigation and
other visualization techniques.
Elevation and obstruction data derived from LiDAR data, aerial imagery, the
National Elevation Dataset and the National Land Cover Database.

SITE MAP

LEGEND

MAP 4: GMP LOWELL SUBSTATION
VEGETATED VIEWSHED MAP

Appendix A

N 0 0.5
Miles

_̂

[ 2-Mile Study Area ]
October 2019

GMP Lowell Substation,B-20 and B-22 Rebuilds

1 Mile

2 Miles

GMP Lowell Substation



GMP Lowell Substation, B-20 and B-22 Rebuilds 

       

 

 

 

 

 

 

Appendix B1 

GMP Lowell Substation Photographic Inventory 

  



Aesthetic Analysis Report 

 

  



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B1: GMP Lowell Substation Photographic Inventory 
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Viewpoint A1:  Approximately 120° panoramic view from Route 100 at approximately 1,000 feet north of the GMP Lowell 
Substation Rebuild, panning from east (left) to southwest (right).  The orange rectangle represents the image below, which is 
captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint A1:  View looking southeast from Route 100 towards the GMP Lowell Substation Rebuild.  The substation would be 
partially screened from this location by intervening vegetation.  (50mm equivalent) 
 

Substation Site Beyond 
Vegetation and Building 
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Viewpoint A2:  Approximately 180° panoramic view from Route 100 at approximately 600 feet north of the GMP Lowell 
Substation Rebuild, panning from north (left) to south (right).  The orange rectangle represents the image below, which is captured 
with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 

 
Viewpoint A2:  View looking southeast from Route 100 towards the GMP Lowell Substation Rebuild. The substation would be 
partially screened from this location by intervening vegetation and buildings.  (50mm equivalent) 

Substation Site Beyond 
Vegetation and Building 
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Viewpoint A3:  Approximately 180° panoramic view from Route 100, approximately 375 feet north of the GMP Lowell Substation 
Rebuild, panning from north (left) to south (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 

 
 
 
 
 
 
 

 
Viewpoint A3:  View looking southeast from Route 100 towards the GMP Lowell Substation Rebuild. The existing roadside 
vegetation significantly screen the substation. (50mm equivalent) 

Substation Site Beyond 
Roadside Vegetation 
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Viewpoint A4:  Approximately 180° panoramic view from Route 100 near the existing VEC Substation, approximately 200 feet 
north of the GMP Lowell Substation Rebuild, panning from northeast (left) to south (right).  The orange rectangle represents the 
image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 

 
Viewpoint A4:  View looking southeast from Route 100 towards the GMP Lowell Substation Rebuild. The existing roadside 
vegetation would significantly screen the substation. (50mm equivalent) 

Substation Site 
Beyond Roadside Vegetation 
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Viewpoint A5:  Approximately 180° panoramic view from Route 100 at approximately 420 feet south of the GMP Lowell 
Substation Rebuild, panning from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is 
captured with a 50mm equivalent lens. 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint A5:  View looking north towards the GMP Lowell Substation Rebuild. The substation would be significantly screened 
from this location.  (50mm equivalent)  

Substation Site Beyond 
Vegetation 
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Viewpoint A6:  Approximately 180° panoramic view from Route 100 at approximately 200 feet southwest of the GMP Lowell 
Substation Rebuild, panning from west (left) to east (right).  The orange rectangle represents the image below, which is captured 
with a 50mm equivalent lens. 

 
 
 
 
 
 
 

 
Viewpoint A6:  View looking northeast from Route 100 towards the GMP Lowell Substation Rebuild. (50mm equivalent) 

Substation Site Beyond 
Vegetation at Right 

 

Evergreen Vegetation to 
Be Removed 

 

Existing VEC Structure 
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Viewpoint A7:  Approximately 180° panoramic view from Route 100 at the GMP Lowell Substation Rebuild site access, panning 
from north (left) to south (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint A7:  View looking east from Route 100 at the GMP Lowell Substation Rebuild site. The proposed equipment would 
be located at the center of the photo.  (50mm equivalent) 
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Viewpoint A8:  Approximately 90° panoramic view from Route 58 at approximately 1,425 feet southeast of the GMP Lowell 
Substation Rebuild, panning from west (left) to north (right).  The orange rectangle represents the image below, which is captured 
with a 50mm equivalent lens. 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint A8:  View looking north towards the GMP Lowell Substation Rebuild. The substation would be screened by 
intervening vegetation and landform from this location.   (50mm equivalent)  
 

Substation Site Beyond 
Vegetation and Terrain 
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Viewpoint B1:  Approximately 190° panoramic view from Route 100C across from Cabin Cove, panning from northeast (left) to 
southwest (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B1:  View looking south from Route 100C towards the southern end of the B-20 line rebuild.  (50mm equivalent) 

B-20 Structure Ex. 3 
 



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B2: B-20 Photographic Inventory 

2 

 
Viewpoint B2:  Approximately 200° panoramic view from Route 100C at the crossing west of Sinclair Road, panning from 
southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent 
lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B2:  View looking northeast from Route 100C towards structure Ex. 11.  (50mm equivalent) 
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Viewpoint B3:  Approximately 90° panoramic view from Route 100C near Sinclair Road, panning from southwest (left) to 
northwest (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 

 
Viewpoint B3:  View looking southwest Route 100C just west of Sinclair Road. The Sterling Range is visible in the background.  
(50mm equivalent) 

B-20 Structure Ex. 10 
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Viewpoint B4:  Approximately 160° panoramic view from Route 100C at the intersection with Hoag Road, panning from west 
(left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 

 
Viewpoint B4:  View looking north from Route 100C towards proposed structure 11. (50mm equivalent) 

B-20 Proposed Structure 11 
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Viewpoint B5:  Approximately 170° panoramic view from Route 100C, approximately 600 feet southwest of Stearns Road, panning 
from southeast (left) to northwest (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 

 
Viewpoint B5:  View looking southwest from Route 100C. The Sterling Range is visible in the background.  (50mm equivalent) 

B-20 Structure Ex. 27 
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Viewpoint B6:  Approximately 150° panoramic view from Mine Road, panning from southeast (left) to west (right).  The orange 
rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B6:  View looking southwest from Mine Road at the existing B-20 corridor. (50mm equivalent) 



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B2: GMP B-20 Rebuild Photographic Inventory 

7 

 
Viewpoint B7:  Approximately 90° panoramic view from Route 100C approximately 1,150 feet north of Mine Road, panning from 
northwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent 
lens. 

 
 

 
Viewpoint B7:  View looking north from Route 100C towards the existing B-20 corridor.  (50mm equivalent) 
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Viewpoint B8:  Approximately 190° panoramic view from Dukes Road, panning from northeast (left) to southwest (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B8:  View looking southwest from Dukes Road towards structure Ex. 61.  (50mm equivalent) 
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Viewpoint B9:  Approximately 190° panoramic view from Ober Hill Road, panning from southwest (left) to northeast (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B9:  View looking southwest from Ober Hill Road towards structure Ex. 65.  (50mm equivalent) 



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B2: B-20 Photographic Inventory 

10 

 
Viewpoint B10:  Approximately 190° panoramic view from Mudgett Hill Road, panning from southwest (left) to northeast (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B10:  View looking southwest from Mudgett Hill Road towards structure Ex. 88.  (50mm equivalent) 
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Viewpoint B11:  Approximately 180° panoramic view from Ober Hill Road, panning from southwest (left) to northeast (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B11:  View looking southwest from Ober Hill Road.  (50mm equivalent) 

B-20 Structure Ex. 96 
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Viewpoint B12:  Approximately 150° panoramic view from Ober Hill Road, approximately 1,350 feet southwest of Route 100, 
panning from west (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 

 
Viewpoint B12:  View looking northwest from Ober Hill Road.  (50mm equivalent) 

B-20 Structure Ex. 103 
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Viewpoint B13:  Approximately 180° panoramic view from Kittell Road, panning from southwest (left) to northeast (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 

 
Viewpoint B13:  View looking northeast from Kittell Road towards structure Ex. 117.  (50mm equivalent) 
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Viewpoint B14:  Approximately 180° panoramic view from White Road, panning from southwest (left) to northeast (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B14:  View looking northwest from White Road.  (50mm equivalent) 

B-20 Structure Ex. 127 
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Viewpoint B15:  Approximately 180° panoramic view from Route 100 at Knowles Flat Road, panning from southwest (left) to 
northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B15:  View looking north from Route 100 towards the Eden Central School. Belvidere Mountain is visible in the 
background.  (50mm equivalent) 

B-20 Structure Ex. 141 
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Viewpoint B16:  Approximately 180° panoramic view from Knowles Flat Road, panning from northwest (left) to southeast (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B16:  View looking northeast from Knowles Flat Road toward the Eden Central School.  (50mm equivalent) 

B-20 Structure Ex. 142 
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Viewpoint B17:  Approximately 180° panoramic view from Winter Lane, panning from southwest (left) to northeast (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B17:  View looking southwest from Winter Lane towards structure Ex. 137.  (50mm equivalent) 
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Viewpoint B18:  Approximately 180° panoramic view from Wescom Road, panning from northeast (left) to southwest (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B18:  View looking northeast from Wescom Road towards structure Ex. 144.  (50mm equivalent) 
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Viewpoint B19:  Approximately 90° panoramic view from Old Deuso Road, panning from southeast (left) to southwest (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 

 
Viewpoint B19:  View looking south from Old Deuso Road.  (50mm equivalent) 

B-20 Structure Ex. 146 
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Viewpoint B20:  Approximately 180° panoramic view from Route 100 approximately 500 feet northwest of Old Deuso Road, 
panning from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B20:  View looking northeast from Route 100. Belvidere Mountain is visible in the background.  (50mm equivalent) 

B-20 Structure Ex. 147  
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Viewpoint B21:  Approximately 100° panoramic view from Route 118, panning from northeast (left) to southeast (right).  The 
orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 

 
Viewpoint B21:  View looking east from Route 118.  (50mm equivalent) 

B-20 Structure Ex. 159 
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Viewpoint B22:  Approximately 190° panoramic view from Shover Road, approximately 2,250 feet north of Route 100, panning 
from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B22:  View looking northeast from Shover Road towards structure Ex. 164.  (50mm equivalent) 
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Viewpoint B23:  Approximately 150° panoramic view from Shover Road, approximately 2,750 feet north of Route 100, panning 
from northwest (left) to southeast (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 

 
Viewpoint B23:  View looking northeast from Shover Road.  (50mm equivalent) 

B-20 Structure Ex. 166 
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Viewpoint B24:  Approximately 90° panoramic view from Shover Road, approximately 650 feet southwest of Dolan Farm Road, 
panning from southeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 
 
 

 
Viewpoint B24:  View looking southeast from Shover Road.  (50mm equivalent) 

B-20 Structure Ex. 171 
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Viewpoint B25:  Approximately 170° panoramic view from Shover Road at Dolar Farm Road, panning from northeast (left) to 
south (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B25:  View looking northeast from Shover Road.  (50mm equivalent) 

B-20 Structure Ex. 178 
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Viewpoint B26:  Approximately 180° panoramic view from Shover Road, approximately 700 feet northeast of Dolan Farm Road, 
panning from northeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B26:  View looking south from Shover Road towards the Project.  (50mm equivalent) 

B-20 Structure Ex. 177 
 



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B2: GMP B-20 Rebuild Photographic Inventory 

27 

 
Viewpoint B27:  Approximately 180° panoramic view from Dolan Farm Road, panning from southwest (left) to northeast (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B27:  View looking north from Dolan Farm Road.  (50mm equivalent) 

B-20 Structure Ex. 177 
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Viewpoint B28:  Approximately 180° panoramic view from Shover Road, approximately 125 feet northeast of Crickard Drive, 
panning from northeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B28:  View looking east from Shover Road.  (50mm equivalent) 

B-20 Structure Ex. 185 
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Viewpoint B29:  Approximately 190° panoramic view from North Road, approximately 975 feet north of Stygles Drive, panning 
from southeast (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B29:  View looking northwest from North Road. Belvidere Mountain is visible in the background.  (50mm equivalent) 

B-20 Structure Ex. 219 
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Viewpoint B30:  Approximately 180° panoramic view from Mines Road, approximately 1,000 feet south of VAG Road, panning 
from south (left) to north (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B30:  View looking northwest from Mines Road towards structure Ex. 233. Belvidere Mountain is visible in the 
background.  (50mm equivalent) 
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Viewpoint B31:  Approximately 180° panoramic view from Mines Road at VAG Road, panning from south (left) to north (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B31:  View looking northwest from Mines Road.  (50mm equivalent) 

B-20 Structure Ex. 237 
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Viewpoint B32:  Approximately 180° panoramic view from Mines Road, approximately 2,650 feet north of VAG Road, panning 
from southeast (left) to northwest (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 
 

 
Viewpoint B32:  View looking southwest from Mines Road along the corridor.  (50mm equivalent) 

B-20 Structure Ex. 246 
 



GMP Lowell Substation, B-20 and B-22 Rebuilds - Appendix B2: GMP B-20 Rebuild Photographic Inventory 

33 

 
Viewpoint B33:  Approximately 170° panoramic view from Mines Road, approximately 4,950 feet north of VAG Road, panning 
from west (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent 
lens. 

 
 
 
 
 
 
 
 

 
Viewpoint B33:  View looking northwest from Mines Road.  (50mm equivalent) 

B-20 Structure Ex. 256 
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Viewpoint B34:  Approximately 180° panoramic view from Tillotson Road, panning from northwest (left) to southeast (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B34:  View looking southeast from Tillotson Road towards structure Ex. 265.  (50mm equivalent) 
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Viewpoint B35:  Approximately 180° panoramic view from Mines Road, approximately 1,100 feet southwest of Kempton Hill 
Road, panning from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with 
a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B35:  View looking north from Mines Road. (50mm equivalent) 

B-20 Structure Ex. 219 
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Viewpoint B36:  Approximately 120° panoramic view from Route Mines Road, approximately 1,000 feet southwest of Baraw Road, 
panning from south (left) to northwest (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 

 
Viewpoint B36:  View looking southwest from Mines Road towards structure Ex. 310.  (50mm equivalent) 
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Viewpoint B37:  Approximately 180° panoramic view from Mines Road, approximately 2,000 feet southwest of Route 58, panning 
from northeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint B37:  View looking northeast from Mines Road towards structure Ex. 322.  (50mm equivalent) 
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Viewpoint B38:  Approximately 180° panoramic view from Route 58, panning from east (left) to southwest (right).  The orange 
rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B38:  View looking southeast from Route 58 towards structure Ex. 336 (right).  (50mm equivalent) 
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Viewpoint B39:  Approximately 120° panoramic view from Route 58 at Valley Road, panning from northwest (left) to northeast 
(right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 

 
Viewpoint B39:  View looking northwest from Route 58.  (50mm equivalent) 

B-20 Conductors 
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Viewpoint B40:  Approximately 180° panoramic view from Route 100 approximately 1,350 feet north of Route 58, panning from 
southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent 
lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint B40:  View looking northwest from Route 100. Hazen’s Notch State Park is visible in the far background just beyond 
structure Ex. 345.  (50mm equivalent) 

B-20 Structure Ex. 345 
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Viewpoint C1:  Approximately 180° panoramic view from the intersection of Morristown Corners Road and Cadys Falls Road, 
panning from south (left) to north (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 

 
Viewpoint C1:  View looking southwest from Morristown Corners Road towards the Project.  (50mm equivalent) 

B-22 Structure Ex. 1 
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Viewpoint C2:  Approximately 190° panoramic view from Morristown Corners Road, approximately 250 feet southwest of Cadys 
Falls Road, panning from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured 
with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C2:  View looking north from Morristown Corners Road along the B-22 corridor.  (50mm equivalent) 
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Viewpoint C3:  Approximately 190° panoramic view from Cadys Falls Road, approximately 225 feet north of Morristown Corners 
Road, panning from south (left) to north (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C3:  View looking southwest from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure Ex. 1 
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Viewpoint C4:  Approximately 180° panoramic view from Cadys Falls Road, approximately 1,200 feet north of Morristown Corners 
Road, panning from south (left) to north (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C4:  View looking southwest from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure Ex. 7 
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Viewpoint C5:  360° panoramic view from Cadys Falls Road, approximately 1,600 feet north of Morristown Corners Road, panning 
from southeast (left) to Northeast (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C5:  View looking northwest from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure Ex. 10 
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Viewpoint C6:  Approximately 180° panoramic view from Cadys Falls Road, approximately 2,000 feet south of Bridge Street, 
panning from east (left) to west (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent 
lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C6:  View looking southwest from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure 
Ex. 9 
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Viewpoint C7:  Approximately 160° panoramic view from Samoset Road, panning from southwest (left) to north (right).  This 
panorama was prepared with Streetside imagery from Bing Maps. The orange rectangle represents the image below. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C7:  View looking southwest from Samoset Road towards structure Ex. 17.  (Prepared with Streetside imagery from 
Bing Maps.) 
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Viewpoint C8:  Approximately 100° panoramic view from Stagecoach Road, approximately 3,300 feet southwest of Cadys Hill 
Road, panning from north (left) to east (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 

 
Viewpoint C8:  View looking northeast from Stagecoach Road. B-22 structures are visible in front of the tree line in the far 
middleground.  (50mm equivalent) 
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Viewpoint C9:  Approximately 180° panoramic view from Stagecoach Road, approximately 2,750 feet southwest of Cadys Falls 
Road, panning from northeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with 
a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C9:  View looking southeast from Stagecoach Road. Elmore Mountain is visible in the background.  (50mm 
equivalent) 

B-22 Structure Ex. 16 
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Viewpoint C10:  Approximately 160° panoramic view from Stagecoach Road, approximately 1,900 feet southwest of Cadys Falls 
Road, panning from northwest (left) to east (right).  The orange rectangle represents the image below, which is captured with a 
50mm equivalent lens. 

 
 
 
 
 
 

 
Viewpoint C10:  View looking northeast from Stagecoach Road towards structure Ex. 21.  (50mm equivalent) 
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Viewpoint C11:  Approximately 180° panoramic view from Stagecoach Road, approximately 1,000 feet southwest of Cadys Falls 
Road, panning from southwest (left) to northeast (right).  The orange rectangle represents the image below, which is captured with 
a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C11:  View looking southwest from Stagecoach Road.  (50mm equivalent) 

B-22 Structure Ex. 22 
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Viewpoint C12:  Approximately 190° panoramic view from Stagecoach Road, approximately 650 feet southwest of Cadys Falls 
Road, panning from northeast (left) to southwest (right).  The orange rectangle represents the image below, which is captured with 
a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C12:  View looking northeast from Stagecoach Road.  (50mm equivalent) 

B-22 Structure Ex. 25 
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Viewpoint C13:  Approximately 270° panoramic view from Lakeview Cemetery, panning from northeast (left) to northwest (right).  
The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Viewpoint C13:  View looking southwest from Lakeview Cemetery.  (50mm equivalent) 

B-22 Structure Ex. 29 
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Viewpoint C14:  Approximately 180° panoramic view from Cadys Falls Road, approximately 200 feet south of Duhamel Road, 
panning from north (left) to south (right).  The orange rectangle represents the image below, which is captured with a 50mm 
equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C14:  View looking southeast from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure Ex. 31 
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Viewpoint C15:  Approximately 170° panoramic view from Cadys Falls Road at Duhamel Road, panning from east (left) to 
southwest (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C15:  View looking southeast from Cadys Falls Road at structure Ex. 345.  (50mm equivalent) 
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Viewpoint C16:  Approximately 180° panoramic view from Cadys Falls Road at Griggs Road and Laclair Road, panning from east 
(left) to west (right).  The orange rectangle represents the image below, which is captured with a 50mm equivalent lens. 

 
 
 
 
 
 
 
 
 

 
Viewpoint C16:  View looking south from Cadys Falls Road.  (50mm equivalent) 

B-22 Structure Ex. 345 
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the capacity to manage the 
land for its resource value 
and public recreational use. 

Maintain enough forest land 
to support wood-related 
industries, retain the 
region’s natural beauty, 
protect fragile areas, 
encourage wildlife, promote 
recreational usage, and 
maintain a healthy, 
sustainable forest based 
economy. 

Agriculture Land Use Goals Strategies Ongoing Short-term Longer-Term 

Farming and agriculture will 
remain an important and 
viable sector of the regional 
economy.  

Contiguous tracts of 
agricultural soils will be 
preserved.  

Development of residential 
and commercial uses will 
not significantly reduce the 
amount of open and 
productive farm land.   

Continue to provide planning assistance to communities seeking to conserve 
productive agricultural land.  Encourage the use of “planned unit 
development” coupled with low density zoning and other tools to preserve 
agricultural resources. 

G   A, D, F 

Provide technical assistance to towns seeking to encourage on-farm 
enterprises, through the use of land use regulations or incentives.  

G   A, D, F 

Provide support to farmers interested in diversification and/or product 
development. Assist with grants and low-interest loans for value-adding 
businesses and diversification. 

G A  F, B 

Identify funding sources for, and market existing and new food ventures in the 
region. 

 F F B 

Support education efforts that teach sustainable agricultural practices, and the 
tax benefits of enrollment in the “current use” program. 

G   

Support succession planning and efforts to connect new and expanding 
farmers with affordable land. 

A, B, G   

Recreation Land Use Goals Strategies Ongoing Short-term Longer-Term 
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Sufficient open space will be 
available for current and 
future outdoor recreational 
pursuits. 

A variety of year-round and 
seasonal, indoor and 
outdoor recreation 
opportunities will be 
available for residents and 
visitors.   

Public access to water 
bodies will be protected. 

Assist towns to plan for future recreation needs, recognizing that privately-
held land may not be available for passive recreational use in the future.  

 

G A, F B 

Assist with financing to develop additional facilities such as sports fields, 
playgrounds, trail systems, ice rinks, skateboard parks, and recreation/bike 
paths, coordinating actions with the goals in the SCORP in order to access 
dedicated federal funds. 

 F  

Identify and protect public access to water bodies. G A, F  

Identify the recreation facilities and activities most needed by youths and 
seniors and help towns identify and secure funds for their development.   

 A F 

Support local and regional recreation events (e.g. fairs, festivals, etc.).   G   

Future Land Use and 
Development Use Goals 

Strategies Ongoing Short-term Longer-Term 

Established centers will be 
an economically vital mix of 
commercial and residential 
uses, and will offer a variety 
of housing types available at 
different price points to 
support long-term 
sustainability. 

Towns will be supported in 
identifying and 
implementing strategies 
that reverse the current 
trend of new residential 
development occurring 
primarily outside of centers. 

Traditional development 
patterns will be maintained 
and linear “strip” 

Direct public investment and create financial incentives for the development 
of a balanced mix of low-income, work-force, and upper-income housing in 
and adjacent to village centers and downtowns, with the goal of allowing all 
communities to develop into high-opportunity areas.  

G , B , E  B, A  E 

Direct public investment for new elderly and affordable housing to town and 
village centers in locations with access to public transportation routes.  Aside 
from promoting traditional settlement patterns, this will put seniors closer to 
such amenities as shopping, and community facilities, and enable income-
stressed residents to have cost-saving access to services, employment centers, 
and public transportation options to places of employment. 

A, G A, B, F  

Work with housing developers and communities to assure that all residents 
have the opportunity for access to high-performing schools and economically-
sustainable employment.  

A, G B, F E 

Assist communities applying for designation under the Vermont Downtown, 
Village Center, and/or Neighborhood Development Programs where 
appropriate to encourage mixed-use development (residential, commercial 
and appropriate light-industrial) in centers. 

G B  
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development will be 
avoided.   

New development will be 
compatible with existing 
land uses, and consistent 
with local plans.   

Historic structures, 
community facilities, and 
other buildings will be 
preserved and adapted for 
re-use.   

Brownfield sites will be 
reclaimed.  

Significant development 
proposals will consider the 
impact on adjacent regions. 

 

Encourage adaptive reuse of historic structures through tax incentives, tax 
credits, grants, and loans, assistance in location of funding, etc.   

G, B B   

Encourage desired town center development through investment, 
maintenance, and expansion of appropriate infrastructure (sidewalks, water 
and sewer, parking, public spaces, etc.).   

G B, A  F 

Support beautification efforts in town centers and downtowns.   B F  

Encourage towns to plan for community recreational and social needs. G, B A, C F 

Avoid the development of agricultural lands with auto-dependent residential 
subdivisions by encouraging towns with land use regulations to lower the 
permitted residential density in agricultural zones, coupled with planned unit 
development or clustering provisions to ensure efficient and well-designed 
developments.  

G A A, D, F 

Protect against the fragmentation of rural lands by the piecemeal 
development of residential lots by providing financial incentives for the 
development of attractive work-force and upper-income housing in and 
adjacent to village centers and downtowns. 

G B, A  G 

Support local conservation efforts. G A, F B, F, D 

Encourage community open space plans and recreation infrastructure, 
recognizing that privately-held land will not be available unless protected 
through the purchase of conservation and access easements. 

G A, F B, F, D 

Assist towns in identifying in their Town Plans appropriate areas for the 
development of industrial or manufacturing uses, based on the location of 
natural resources and existing transportation and utility infrastructure. 

 A, F  

Assist towns in marketing potential locations for industry to the business 
community. 

G B  

Assist towns with the assessment and remediation of Brownfields in order to 
revitalize and re-use existing industrial infrastructure where appropriate for 
future industrial uses.  

 A, F F 

Energy Goals Energy Strategies Ongoing Short-Term Longer-Term 

Promote a diversified energy portfolio for the region. E A, B C 
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An adequate, reliable, 
diverse, and secure energy 
supply will benefit the 
region. 

Support the upgrade of regional transmission systems to continue to reduce 
constraints. 

E A, B C 

Support the maintenance and upgrade of existing energy generation facilities 
and related infrastructure. 

E A C 

Encourage local responders to plan for emergency energy resources (VEM 
Emergency Generators Grant Program generators.) 

G F  

Affordable energy 
alternatives will be available 
for the region’s users. 

Assist in the development of businesses that support alternatives energy use. B, G A, D C, F 

Work with Tier 3 energy service providers to promote the installation of cold 
climate heat pumps and geothermal systems by facilitating outreach and 
education on their benefits. 

G   

Partner with Efficiency Vermont and Tier 3 energy service providers to 
increase the use of efficient wood heat and biomass systems. 

G   

Support the development of small-scale renewable resources, such as wind 
and solar and the use of supplemental sources (wood) to stabilize energy 
costs. 

G, E F C 

Promote and support rail infrastructure as a cost-effective transportation 
resource for the energy industry. 

E.  C 

Encourage and support agricultural production of biofuels and oilseed crops, 
and explore ways to broaden access to processing infrastructure. 

G A, B, F  

Identify potential users of district heating and wood heating systems and 
provide assistance to communities seeking to develop them. 

 A  

Encourage the legislature to increase incentives and rebates for efficient wood 
heat systems. 

E   

Provide outreach and education among vendors, contractors, and the general 
public through venues such as tradeshows and workshops. 

G   

Provide communities with an analysis of potential areas that are suitable for 
ground source heat pumps. 

 A  

Support upgrade and trade-out programs and incentives for older, higher 
emission wood-burning stoves and boilers. 

G   
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loan and USDA Direct and Guaranteed Loan Programs, for single homes and 
multi-family homes. 

Energy generation that 
provides the best cost-
benefit to the region will be 
promoted. 

Promote wood-based energy generation to support the region’s forest 
industry. 

Encourage the development of energy facilities and resources that help 
sustain local agriculture and forestry (i.e. grass/wood-pellets, small wind, 
solar, farm-methane, wood-chip, biodiesel. 

B, G   A, E  G  

Environmental and aesthetic 
impact of energy generation 
and usage will be 
considered. 

There will be broad public 
participation in the decision-
making process. 

Encourage the Vermont Legislature to develop policies that support the 
development of solar, small-wind, hydro-electric, farm methane and biomass 
generation facilities, while respecting current local land use and the culture of 
the region. 

Encourage the PUC to examine the long-term sustainability of proposed 
facilities 

G, E   

Assessment of local needs 
and values on new energy 
development will be 
encouraged. 

Encourage towns to address energy development in town planning and 
zoning. 

Provide assistance to businesses/municipalities to develop cogeneration and 
other alternative energy strategies. 

G  A, G   
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Support efforts to aggregate and distribute gleaned agricultural products. G A, F  

Support efforts to efficiently aggregate and distribute recovered food in a 
manner that minimizes spoilage and trucking miles.  

 A C, F 

Support the expansion and viability of commercial composting operations.    C, G 

Help communities plan for and create municipal composting facilities, where 
feasible.  

Explore and facilitate the sustainable use of food residuals and other waste 
byproducts. 

 A, F  

Historic, Cultural & Scenic 
Goals 

Historic, Cultural & Scenic Strategies Ongoing Short-Term Longer-Term 

Future development 
should follow 
traditional development 
patterns, while 
providing for economic 
development 
opportunities and 
livable communities. 

 

Promote local and regional tourism, since it an important part of our economic 
base. 

B  A   

Promote local traditions, skills, crafts, and the performing arts within the 
region. 

B G    

Assist communities to designate downtowns and village centers under the 
Vermont Downtown Program. 

G, B  A,); B, F  

Support local cultural resource initiatives to revitalize communities and 
downtowns.  

G, B  A, B  F  

Significant historic, 
cultural, and scenic 
resources within the 
region should be 
identified and 
preserved.   

Assist communities to preserve and maintain historic downtowns, village 
centers, buildings, and rural and scenic landscapes.  

G  A, B, D, F  C, F  

Rehabilitate and re-use significant cultural, architectural, and historic sites, 
and community facilities, whenever feasible. 

G A, B, D  C, F  

Utilize federal, state, and local programs for developing or preserving local 
cultural and historic assets. 

G.  B, F   

Disseminate information about historic tax credits to businesses and property 
owners. 

G.    

Assist municipalities with securing funding and technical assistance to conduct 
a comprehensive survey of local historic resources. 

 F, B   

Housing Goals Housing Strategies Ongoing Short-Term Longer-Term 
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NVDA Region: Public Lands
Figure 1 .2
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 1 

NVDA Region: Current Land Use

Figure 1.3
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NVDA Region: Future Land Use
Figure 1.5
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regional and municipal geopolitical boundaries, so activities affecting a waterway in one community have the 1 
potential to impact the water resource in another region. 2 
As identified by the Vermont Department of Labor in 2015, the following Labor Market Areas (LMA) exists 3 
in the Northeast Kingdom.  Only the Derby and St. Johnsbury LMAs contain only NEK communities: 4 

• Derby LMA 5 

• St. Johnsbury LMA 6 

• Morristown-Waterbury LMA (partial) – Craftsbury, Greensboro, Hardwick 7 

• Colebrook NH-VT (partial LMA) – Norton, Averill, Canaan, Lemington, Bloomfield 8 

• Littleton NH-VT (partial LMA) – Brunswick, Maidstone, Guildhall, Lunenburg 9 

• Newbury LMA (partial LMA) – Groton, Ryegate 10 
From working with local communities we know that NH towns (Colebrook, Lancaster, Littleton, etc.) along 11 
the CT River attract VT residents for employment, tax-free goods, and services. We also know that 12 
communities in the outer reaches of our region find it easier to travel to communities in adjacent regions for 13 
the same things in communities like Morrisville and White River Junction. The cities of Montpelier and 14 
Burlington also draw significant numbers of travelers from the NEK to access employment, state 15 
government and agencies, larger cultural events, and expanded goods and services. Growth in any of these 16 
adjacent or nearby areas has the potential to impact the NEK. 17 
Lastly, an analysis of the impacts of the many large developments occurring or proposed in the Northeast 18 
Kingdom is nearing completion. This was funded by a planning grant from the Vermont Agency of 19 
Commerce, along with supplemental funds from USDA Rural Development. Drawing on data provided from 20 
several sources, including local, State and federal agencies, NVDA is examining existing conditions and 21 
assessing the potential impacts on emergency services, childcare, schools, infrastructure investments, 22 
recreational resources and housing. The conclusions and recommendations of this impact study are 23 
incorporated by reference into this Regional Plan. 24 

 25 
 26 
GOALS AND STRATEGIES FOR FUTURE LAND USE AND DEVELOPMENT 27 

FUTURE LAND USE & DEVELOPMENT GOALS 28 
• Established centers will be an economically vital mix of commercial and residential uses, and will 29 

offer a variety of housing types available at different price points to support long-term sustainability. 30 

• Towns will be supported in identifying and implementing strategies that reverses the current trend of 31 
new residential development occurring primarily outside of centers. 32 

• Traditional development patterns will be maintained and linear “strip” development will be avoided.   33 

• New development will be compatible with existing land uses, and consistent with local plans.   34 

• Historic structures, community facilities, and other buildings will be preserved and adapted for re-35 
use.   36 

• Brownfield sites will be reclaimed.  37 

• Significant development proposals will consider the impact on adjacent regions. 38 
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of a percentage point, as did the average residential usage. Similar data on average commercial and 1 
industrial use is not available.   2 
Although the commercial and 3 
industrial sector only accounts 4 
for about 15% of all electrical 5 
utility customers, they 6 
account for slightly more than 7 
half of all usage. Electric costs 8 
are a major factor in attracting 9 
and retaining major 10 
commercial/industrial 11 
operations in the region. New 12 
England retains the highest 13 
electric costs in the lower 48 14 
states for both sectors. In 15 
April 2017, the state’s average electric retail price was 14.14 cents/kWh in the commercial sector and 16 
10.12 cents/kWh in the industrial sector. These rates are the second lowest in the New England, but 17 
still considerably higher than national rates of 10.38 cents/kWh and 6.63 cents/kWh respectively 18 
(U.S. Energy Information Administration, Electric Power Monthly). When most large manufacturers 19 
are speaking in terms of megawatt-hours (thousands of kilowatt-hours) for power consumption, 20 
those price differences are considerable. The former Dirigo Paper Mill utilized on-site hydro and 21 
waste steam for electrical generation. Ampersand Gilman Hydro continues to operate the site. Ethan 22 
Allen has studied the feasibility of a combined heat-and-power plant with Orleans and Barton 23 
Electric for their Orleans facility; and Lyndon Furniture in St. Johnsbury has employed a diesel-24 
fueled electric generator to stabilize their electric costs for several years. 25 
According to Efficiency Vermont, 6,061 efficiency projects have achieved savings electrical use in the 26 
Northeast Kingdom by 82,324 MM BTUs from 2014 to 2016. (Table 2.9). 27 

Table 2.9: Electricity Savings Achieved in the NEK, in MWh 
Sector 2014 2015 2016 Total 
     Residential 2,951 3,569 3,286 9,806 
     Commercial & Industrial 3,953 5,178 4,990 14,122 
Total 6,904 8,748 8,276 23,928 
Source: Vermont Energy Investment Corporation 

 28 
III. GENERATION AND DISTRIBUTION 29 
Electric systems are part of large regional networks that extend beyond state boundaries. Vermont 30 
belongs to a network that encompasses the six states of New England. These regional networks are 31 
responsible for the general organization and operation of the electric businesses and market territory. 32 
However, the vast diversity in state-to-state infrastructure can influence the energy climate in 33 
surrounding network states. For Vermont, this translates into major effects on the affordability, cost, 34 
and reliability of electrical systems. 35 

Regional Utilities 36 
The Northeast Kingdom is served by seven electric utilities. Figure 2.4 depicts the coverage areas of 37 
the region’s utilities and the subtransmission lines. Vermont Electric Co-Op serves the largest area, 38 
covering over 19 towns in Northern Essex and Orleans Counties. Green Mountain Power also 39 
covers a large area in Caledonia and Southern Essex Counties, with the remainder of the region 40 
served by Washington Electric Co-Op, and four municipal-owned electric companies. The NEK’s 41 

Table 2.8: Annual Electricity Use in the NEK 
Usage by Sector (In MWHs) 2014 2015 2016 
Commercial & Industrial 221,395 229,877  220,313  
Residential  216,757  218,962  216,042  
Total 438,152   448,840  436,355  
Avg. Residential Use (in KWHs)  6,323   6,372  6,295  

Count of Customer Premises (Customers) 
Sector 2014 2015 2016 
Commercial & Industrial 5,808  5,871  5,977  
Residential 34,279  34,363  34,317  
Total 40,087  40,234  40,294  
Source: Vermont Energy Investment Corporation 
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municipal electric utilities include Barton Electric, Orleans Electric, Lyndonville Electric, and 1 
Hardwick Electric. Together the municipal utilities provide service to 19 different towns and villages 2 
(Figure 2.49). 3 

  4 

                                                 
9 Latest version of mapped Utility Service Territories (VCGI ArcGIS) data available.  

1 municipal electric utilities include Barton Electric, Orleans Electric, Lyndonville Electric, and

Hardwick Electric. Together the municipal utilities provide service to 19 different towns and villages2

3 (Figure 2.49).

NVDA Region: Electric Utilities

Figure 2.4
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All the municipally owned utilities throughout the state are represented by the Vermont Public 1 
Power Supply Authority (VPPSA). VPPSA acts on behalf of the utilities in the regional buying and 2 
selling of power and provides rate studies, central computer services, load forecasting, tax-free 3 
financing of certain capital projects, and exploration of new generation options. VPPSA is a part 4 
owner in the McNeil Station in Burlington, a 50 MW generator that primarily uses wood, as well as 5 
the Highgate Interconnection facility, which is used to bring in power from Hydro Quebec. In 2010, 6 
VPPSA completed a 40MW peaking facility in Swanton, Vermont. The facility runs during peak price 7 
times to mitigate price spikes that typically occur in the summer and winter.  8 
The region’s utility power supply portfolios are made up of a mixture of generation resources, long-9 
term contracts, and short-term contracts. Three of the municipal utilities generate some of their own 10 
power through hydro (Hardwick has a facility in Wolcott, just outside of the region.) Orleans 11 
Electric’s portfolio also includes long-term and short-term contracts; however, it is without 12 
generation resources of its own.  Figure 2.4 demonstrates the aggregated power supply by fuel type 13 
for all utilities serving the Northeast Kingdom. (This power supply mix will vary among each 14 
member utility of VPPSA.) 15 

Table 2.10: 2016 Fuel Mix (Before Sales of Renewable Energy Certificates) 

VPPSA* Washington Electric Coop Vermont Electric Coop 
Green Mountain 

Power 
% Source % Source % Source % Source 

40 Market Purchases 66 Coventry Landfill 59.6 Hydro 34.7 
Large 
Hydro 

33 Hydro 13 NYPA (Large Hydro) 19.4 
Wind/Solar/Farm 
Methane/Wood 27.4 

Market 
Purchases 

15 Biomass 10 Sheffield (Wind) 17.9 Nuclear 13.8 Nuclear 

7 Landfill Gas 5 Small Hydro 3.2 Natural Gas/Oil 5.6 
Existing VT 
Hydro 

2 Solar 3 Ryegate (Wood)   8.2 Wind 
2 Standard Offer 3 Market Purchase   4.9 Hydro 
1 Fossil <1 GMP System   2.6 Wood 

      2.1 Solar 

      0.3 Methane 

      0.4 
Oil & 
Natural Gas 

Source: Integrated Resource Plans, Utility reports, and web sites  
*Fuel mix will vary among municipal utility members. 

 16 
Until it shut down in 2014, Vermont Yankee supplied roughly one-third of Vermont’s electric supply. 17 
Central Vermont Public Service and Green Mountain Power were the lead owners of the facility. 18 
(GMP and CVPS merged in 2012.) . While a large share of this replacement power has come from 19 
Hydro Quebec GMP, there is still some nuclear power in the mix from Seabrook, NH. While much 20 
of the utilities’ power originates from Hydro Quebec, there are other sources from New York Power 21 
Authority, as well as smaller facilities throughout the state. Market purchase are power contracts 22 
purchased without any known environmental attributes and the fuel mix may change over time. 23 
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Green Mountain Power estimates that as of 2016, the market purchase mix is more than half natural 1 
gas, followed by nuclear, and oil.10 2 
Although the NEK is a net exporter of energy, Vermont has traditionally been a net importer. 3 
Technically, the state produces enough generation; however, due to the performance characteristics 4 
of the in-state generation, Vermont has relied heavily on its transmission network to import power 5 
from neighboring states. When Vermont Yankee shut down, Vermont’s net import rate rose 6 
significantly, making the state a net importer of power at virtually all hours from New York, New 7 
Hampshire, Massachusetts and Canada in order to meet the state’s load requirements. Without 8 
significant new in-state generation, this situation will be a long-term operating condition.11 9 

Purchase & Distribution 10 
The state of Vermont belongs to the ISO-New England Regional Transmission Organization (RTO). 11 
The ISO-New England RTO operates all of New England’s bulk electric power system and works in 12 
coordination with the New England Power Pool (NEPOOL). NEPOOL is Vermont’s regional 13 
representative of the electric power businesses, including utilities, independent power producers 14 
(IPP), suppliers, end-users, and transmission providers. In 1997, the RTO was developed as a means 15 
to create competitive wholesale electricity markets. Their responsibilities include developing, 16 
overseeing and operating the New England wholesale electric market, as well as managing and 17 
planning for regional electric needs. 18 
The RTO wholesale electric market operates on a per-hour bid system that incorporates some short-19 
term and long-term contracts. The bid system requires generation units to bid into the system based 20 
on what it costs them to produce for that hour. The hourly price is then set based on the most 21 
expensive facility needed to meet demand. As demand increases, the higher-priced facilities are pulled 22 
online to meet the increasing load. In Vermont, many of the “peaking” plants utilize diesel fuel. New 23 
England is also heavily dependent on natural gas generation facilities, which set the hourly price 85% 24 
of the time. Even though natural gas prices have dropped recently, New England households retain 25 
the highest electric costs in the country. As part of the RTO, Vermont is subject to these higher 26 
electric costs, even though there is only one natural gas generation facility in the state. According to 27 
the Public Service Department, the higher pricing is caused by existing long-term contracts and 28 
restrictive pipeline infrastructure. In other words, New England is still paying natural gas pricing that 29 
was set in a multi-year contract, plus its limited pipeline capacity means it cannot access additional 30 
volumes of natural gas outside of those contracts. Massachusetts is currently pursuing the expansion 31 
of a major pipeline to be able to utilize larger volumes of natural gas. 32 

Transmission 33 
A majority of Vermont’s electric transmission system is operated by the Vermont Electric Power 34 
Company (VELCO), which was established by Vermont’s utilities in 1956. VELCO is responsible for 35 
bulk transmission lines with a voltage rating of 115kV and above. Lines with a rating of 34.5kV, 36 
46kV, and 69kV are considered sub-transmission lines. The Northeast Kingdom has roughly 325 37 
miles of transmission and sub-transmission lines (Figure 2.3) and serves as an important gateway for 38 
electricity coming from both Canada and New Hampshire. 39 
VELCO is responsible for planning and constructing upgrades that ensure system reliability and 40 
maintain the grid. Several upgrades in recent years should significantly increase transmission capacity 41 

                                                 
10 Green Mountain Power: Our 2016 Fuel Mix Information 
http://www.greenmountainpower.com/2016/12/01/fuel-mix/ 
 
11 VELCO: 2015 Long-Range Transmission Plan 
https://www.velco.com/assets/documents/2015Plan_Final_toPSB.pdf 
 

http://www.greenmountainpower.com/2016/12/01/fuel-mix/
https://www.velco.com/assets/documents/2015Plan_Final_toPSB.pdf
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on existing lines: new lines between Irasburg and Newport; upgrades to the St. Johnsbury, Irasburg, 1 
and Newport substations; and the reconfiguration of the Hydro Quebec interconnection at Highgate.  2 
In 2010 VELCO upgraded the Hill Street substation in Lyndonville, which provided a secondary 3 
connection between Lyndonville Electric’s grid and the larger VELCO transmission lines. In 2011, a 4 
new substation in Jay established redundancy in transmission paths and increased capacity to delivery 5 
power to the Jay area.  6 
VELCO maintains a long-range transmission plan that must be updated every three years for the 7 
PUC. The plan and subsequent updates are vetted through a stakeholder group called the Vermont 8 
System Planning Committee (VSPC), which is made up of VELCO, electric distribution utilities, the 9 
Department of Public Services, representatives of demand and supply resources, and representatives 10 
of the general public. The most recent Long-Range Transmission Plan (June 2015) acknowledges that 11 
a profound transformation of the electric grid is already underway. The grid must become more agile 12 
and diverse by retiring traditional base load generation, increasing distributed renewable generation, 13 
and investing in demand-side resources, such as energy efficiency and demand response. Emerging 14 
technologies, such as heat pumps and electric vehicles, are reflected in the load forecast of the 2015 15 
Plan, but their full impact cannot yet be quantified with confidence. 16 
One ongoing VPSC initiative of particular concern to the Northeast Kingdom is grid congestion in 17 
the Sheffield Highgate Export Interface (SHEI), the northwestern area of our region where 18 
generation exceeds load. (Figure 2.4) In essence, the region generates far more power than it 19 
consumes, causing generation to exceed the capacity of the export line. The continued addition of 20 
new sources of generation, like solar, forces existing resources, like Kingdom Community Wind and 21 
Sheffield Wind to curtail their output due to the lack of capacity to export power. Adding more 22 
renewables to an already full grid at this point can simply mean replacing other renewables. While 23 
modest transmission upgrades may help to alleviate some congestion in the short-term, the situation 24 
will require robust, long-term solutions that are complex and possibly costly.12 Utilities, clean energy 25 
advocates, regulators and other stakeholders are currently discussing ways that the SHEI limitations 26 
can be addressed to reduce or eliminate curtailments of generation located within the interface. 27 

Regional Generation Facilities 28 
(Note: For municipal-level generation estimates, see Appendix B.) 29 
The Northeast Kingdom has a very large share of generation resources compared to other regions of 30 
the state. (Table 2.11) The region is home to four major renewable generation facilities: the Ryegate 31 
Wood-Chip Plant, the Coventry Landfill methane-generator, the Sheffield Wind Farm, and Kingdom 32 
Community Wind in Lowell. Collectively, these facilities produced 80% of the region’s total 33 
electricity generation that is not net-metered (i.e. grid-tied). 2005 saw the first major jump in regional 34 
generation growth with the development of the Coventry Landfill methane generator, which doubled 35 
its output in 2009. The region also produces a significant amount of hydro power. Collectively, hydro 36 
power (excluding Connecticut River production, which is technically in New Hampshire), the 37 
Northeast Kingdom’s hydro resources account for 18% of regional generation.  38 
 39 
   40 

                                                 
12 Frank Ettori, SHEI Overview, VSPC, July 12, 2017 v. 2 
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 1 
REGIONAL ENERGY GOALS & STRATEGIES  2 

An adequate, reliable, diverse, and secure energy supply will benefit the region. 3 
• Promote a diversified energy portfolio for the region.  4 

• Support the upgrade of regional transmission systems to continue to reduce constraints.  5 

• Support the maintenance and upgrade of existing energy generation facilities and related 6 
infrastructure.  7 

• Encourage local responders to plan for emergency energy resources (VEM Emergency 8 
Generator Grant Program generators). 9 

Affordable energy alternatives will be available for the region’s users that decrease 10 
the region’s reliance on fossil fuel.  11 

• Assist in the development of businesses that support alternative energy use. 12 

• Work with Tier 3 energy service providers to promote the installation of cold climate heat 13 
pumps and geothermal systems by facilitating outreach and education on their benefits. 14 

• Partner with Efficiency Vermont and Tier 3 energy service providers to increase the use of 15 
efficient wood heat and biomass systems. 16 

• Support the development of small-scale renewable resources, such as wind and solar, and the 17 
use of supplemental sources (wood) to stabilize energy costs.  18 

• Promote and support rail infrastructure as a cost-effective transportation resource for the 19 
energy industry.  20 

• Encourage and support agricultural production of biofuels and oilseed crops and explore 21 
ways to broaden access to processing infrastructure.  22 

• Identify potential users of district heating and wood heating systems and provide assistance 23 
to communities seeking to develop them. 24 

• Encourage the legislature to increase incentives and rebates for efficient wood heat systems. 25 

• Provide outreach and education among vendors, contractors, and the general public through 26 
venues such as tradeshows and workshops. 27 

• Provide communities with an analysis of potential areas that are suitable for ground source 28 
heat pumps. 29 

• Support upgrade and trade-out programs and incentives for older, higher emission wood 30 
burning stoves and boilers. 31 

Decrease the region’s reliance on single occupancy vehicle trips and gas/diesel 32 
powered vehicles. 33 

• Continue to advocate for better telecommunications infrastructure so employees can work 34 
from home. 35 

• Encourage local employers to reduce VMTs through programs such as ride sharing and Go 36 
Vermont. 37 
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Energy generation that provides the best cost-benefit to the region will be 1 
promoted.  2 

• Promote wood-based energy generation to support the region’s forest industry.  3 

• Encourage the development of energy facilities and resources that help sustain local 4 
agriculture and forestry (i.e. grass/wood-pellets, small-wind, solar, farm-methane, wood-5 
chip, biodiesel).   6 

Environmental and aesthetic impacts of energy generation and usage will be 7 
considered. 8 

There will be broad public participation in the decision-making process.  9 
• Encourage the Vermont Legislature to develop policies that support the development of 10 

solar, small-wind, hydro-electric, farm methane, biodiesel and biomass generation facilities, 11 
while respecting current local land use and the culture of the region. 12 

• Encourage the PUC to examine the long-term sustainability of proposed facilities.  13 

Assessment of local needs and values on new energy development will be 14 
encouraged.  15 

• Encourage towns to address energy development in town planning and zoning. 16 
• Provide assistance to businesses/municipalities to develop cogeneration and other 17 

alternative energy strategies. 18 

Reduce the region’s carbon footprint through the expansion of a closed loop soil-to-19 
soil regional food system that sustains and feeds the people of the Northeast 20 
Kingdom. 21 

• Coordinate movement and storage of goods to achieve maximum efficiency. 22 

• Redirect food scraps and other organics from the waste stream in a manner that maximizes 23 
efficiency and minimizes hauling.  24 

• Support and further the goals and strategies of the NEK Food System Plan through its 25 
Leadership Group. 26 

• Identify and publicize opportunities for shared truck space among existing growers and 27 
producers.  28 

• Generate better awareness of existing distribution resources, such as freight service. 29 

• Identify and publicize opportunities for shared storage space among existing growers and 30 
producers.  31 

• Explore the feasibility of establishing a leased storage facility. 32 

• Assess market demand for products and existing shippers and distributors already moving to 33 
external (New York and Boston) markets (including opportunities for backhauling). 34 

• Identify infrastructure needed to maximize inbound, outbound, and internal freight 35 
movement.  36 

• Promote the use of and increase the amount of on-farm power and community energy 37 
generation and the use of renewable energy for farming and food production (such as 38 
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Chapter Four: Historic, Cultural & Scenic Resources 

 

I. HISTORIC & SCENIC RESOURCES 

Preserving historic, archeological, and scenic resources enables communities to retain links to their past, 
maintain their traditions (including quality of life), and can bring economic benefits through increased 
property values and tourism. Indeed, there are federal and state programs to assist communities with 
preservation. Tourism has been increasingly beneficial for much of the New England region, and particularly 
for Vermont due to its abundance of scenic resources. The Northeast Kingdom is fortunate to have 
communities that have already identified some of their assets and protected a significant number of historic 
resources. These include historic districts, a large number of historic buildings, archeological sites, covered 
bridges, barns, and areas of natural or scenic beauty. Despite the work that has already been done, there are 
many historic, community buildings and meeting houses still in need of restoration and preservation. Table 
4.1 gives some representation of the existing historic and cultural resources within the region. For more 
information on individual properties listed on the state and national registers, go to 
http://orc.vermont.gov/Resource/Show-Resource-Table.aspx 

Table 4.1: Northeast Kingdom Historic Districts and State Parks Listed 
on the National Register of Historic Places 

Caledonia County: Date 

Barnet Center Historic District 07-12-1984 

Darling Estate Historic District, Burke and Lyndon 08-23-2011 

Downtown Hardwick Village Historic District 09-30-1982 
Boundary increased  

03-10-2004 

Hardwick Street Historic District, Hardwick 06-22-1979 

Maple St./Clarks Ave. Historic District, St. Johnsbury 04-05-1994 

Peacham Corner Historic District, Peacham 12-18-2003 

Railroad Avenue Historic District, St. Johnsbury 06-25-1974 

Ricker Pond State Park, Groton 03-29-2002 

St. Johnsbury Historic District (extension of Railroad Street district to 
include Eastern Avenue and connect with Main Street) 

04-28-1980 

St. Johnsbury Main Street Historic District (along Main Street, Eastern 
and Western Avenues, Park and Belvidere Streets, and Summer Street 
Common) 

05-28-1975 

Stillwater State Park, Groton 02-29-2002 

Wheelock Common Historic District, Wheelock 08-30-2007 

Essex County:  

Guildhall Village Historic District 09-27-1980 

Maidstone State Park 11-29-2001 

Island Pond Historic District, Brighton 01-31-1979 

Orleans County:  

Brownington Village Historic District 05-09-1973 

Crystal Lake Falls Historic District, Barton 07-07-1994 

Crystal Lake State Park, Barton 08-30-2005 

Newport Downtown Historic District, Newport City (Main, Coventry, 
Central, Second Summer, Third, School, Bayview, Eastern, Field, 
Seymour, Fyfe) 

09-28-2006 

Source: National Park Service 

http://orc.vermont.gov/Resource/Show-Resource-Table.aspx
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Each historic district also contains a number of properties listed on, or eligible for the National Register. 

NVDA Region: Historic Districts
Figure 4.1

July 2015
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Fairbanks, and Maple museums in St. Johnsbury. Each of these has a wide array of exhibits and programs for 
all ages. Table 4.5 lists the region's resources for historic information and museum collections. 

 

Table 4.5: Historical and Museum Collections in the Northeast Kingdom 
 Location 

Barnet Historical Society – Goodwillie House Barnet 

Crystal Lake Falls Historical Society - Pierce House Barton 

Old Stone House Museum / Orleans County Historical Society Brownington 

Alice Ward Library Canaan 

Concord Historical Society 
(http://www.concordvthistorical.noconek.com/) 

Concord 

Craftsbury Public Library Craftsbury 

Derby Historical Society Derby 

Hardwick Historical Society (Memorial Bldg.) Hardwick 

Haskell Library and Opera House Derby Line 

White School Museum East Burke 

Bread and Puppet Museum Glover 

Greensboro Historical Society Greensboro 

Holland Historical Society Holland 

Island Pond Historical Society Island Pond 

Shores Memorial Museum Lyndon Center 

Goodrich Memorial Library Newport 

Missisquoi Valley Historical Society North Troy 

Peacham Historical Society Peacham 

Maple Grove Museum and Factory St. Johnsbury 

St. Johnsbury Athenaeum St. Johnsbury 

St. Johnsbury History & Heritage Center St. Johnsbury 

Fairbanks Museum and Planetarium St. Johnsbury 

Stannard Historical Society Stannard 

Hitchcock Memorial Library and Museum Westfield 
Source: NVDA 2015 

 

GOALS AND STRATEGIES FOR HISTORIC, CULTURAL & SCENIC RESOURCES 

HISTORIC, CULTURAL & SCENIC RESOURCE GOALS 

 Future development should follow traditional development patterns, while providing for economic 
development opportunities and livable communities. 

 Significant historic, cultural, and scenic resources within the region should be identified and 
preserved. 

HISTORIC, CULTURAL & SCENIC RESOURCE STRATEGIES 

 Promote local and regional tourism, since it an important part of our economic base.  

 Assist communities to preserve and maintain historic downtowns, village centers, buildings, and rural 
and scenic landscapes.  
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NVDA Region: Conserved Lands
Figure 7.4

January 2018
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Open Space 
The Northeast Kingdom is composed of rolling hills, farmlands, lakes and rivers, forests, country roads, 
and compact village centers. These areas combined create an open, picturesque landscape unlike any 
other. Open space provides not only scenic beauty and wildlife habitat, but is necessary for the numerous 
outdoor  activities enjoyed by the region’s residents and visitors, and is key to the agricultural and forestry 
traditions of the region. The region contains more than 1,300,000 acres of land. Almost 200,000 acres are 
either publicly owned or have public recreation/access easements. Many recreational activities rely on 
private landowners allowing access to their properties, so it is the responsibility of users to respect the 
landowner and their land. Vermont landowner liability law (12 V.S.A. 5793) maintains "an owner shall not 
be liable for property damage or personal injury sustained by a person who, without consideration, enters 
or goes upon the owner's land for a recreational use unless the damage or injury is the result of the willful 
or wanton misconduct of the owner." Still, according to the Vermont Department of Forests, Parks & 
Recreation, posting of private land in the state doubled in the last decade from approximately 100,000 
acres in 1988 to approximately 250,000 acres in1997.  
 
 
V. Goals and Strategies  
 

NATURAL RESOURCE GOALS 
• The overarching goal for the region is to balance local economic needs with the 

protection of the natural resource that so many of the region’s residents enjoy and 
depend upon. 

• The quality and quantity of the region’s surface waters should be protected, maintained, and 
restored. 

• The quality and quantity of existing and potential groundwater resources should be 
protected and improved. 

• Significant wetlands within the region should be protected. The region's mineral and soil 
resources should be used in a manner that will support the sustainable growth and development 
of the region. 

• A consistently high level of air quality should be maintained for the health, safety, and 
enjoyment of the region’s residents and visitors. 

• Adequate resource information for the region should be maintained to improve the region's 
ability to plan for protection of wildlife resources in the area. 

• Critical wildlife habitat should be protected. 

• The native biodiversity of the region should be maintained, and restored when appropriate. 

• Private, public and community interests should be considered in matters affecting local 
recreation and open space. 
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LCPC: The Organization, the Vision, and the Mission Statement 
The Lamoille County Planning Commission (LCPC) provides planning and technical 
assistance for our member municipalities and the public, while remaining consistent 
with federal and state requirements. Our work results in the development and 
implementation of plans that support sustainable development and improve the 
region’s quality of life and environment.  
 
The legal basis and powers for LCPC as a regional planning commission stem from 
Vermont laws as stipulated in 24 VSA §4301 et seq., as amended, 24 VSA §4345 et seq. 
LCPC was chartered by the municipalities of Lamoille County on February 13, 1964 as 
the Lamoille County Development Council, with an amendment to the original charter 
dated February 9, 1988 to change the name to Lamoille County Planning Commission, 
Inc. LCPC is funded in part through the State of Vermont property transfer tax as 
outlined in 24 VSA §4306(a). 

 
Our vision is for Lamoille County to remain the model of the ideal Vermont lifestyle, 
embodied by stewardship of the land, accessible recreation, nurturing the arts, historic 
preservation, and stimulating a culture of innovation. LCPC strives to encourage 
collaboration and support sustainable growth and the independence of our unique 
communities. 

 
Lamoille County Planning Commission is a non-profit organization dedicated to 
providing planning, information, and technical assistance to guide future growth and 
mutual understanding among municipalities and regional partners. 

 
 Assist municipalities in the region in quality planning to guide future growth and 

mutual understanding among the region’s municipalities and adjoining municipalities.  
 Ensure that planning decisions are educated decisions that are made at the local 

level. 
 Develop and provide information about Lamoille County and its communities to aid 

in the educated local decision-making process. 
 Facilitate the exchange of information and resources between local, state, and 

federal governments. 
 Balance the region’s economy with the natural environment and resource base.  
 Support and encourage other local/regional organizations working towards the 

betterment of all of Lamoille County. 
 

To fulfill the Lamoille County Planning Commission’s vision and mission, this plan was 
developed under three primary objectives: 
1. To guide growth into compact settlements, whether historic or new, for efficient 
land use and development. 
2. To protect the region’s natural and working landscapes by promoting thriving, 
compact village centers surrounded by rural countryside. 
3. To guide growth that promotes sustainability of the region’s rural natural systems, 
valuable agricultural and silvicultural resources, and recreation amenities. 

Our Vision 

Plan Themes 

Our Goals 

Our Mission 

Who We Are  
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before the Act250 District Commission and the Public Service Board  to aid them in making determinations 
regarding conformance with the Regional Plan regardless of whether there is a Substantial Regional Impact 
[24 VSA 4345a (13) & (14)].      

 

Lamoille County Substantial Regional Impact Definition and Thresholds 
For the purposes of this plan and for all purposes defined by Statute, Lamoille County Planning Commission 
establishes the following thresholds as the definition of substantial regional impact in Lamoille County.   To the 
degree possible, these thresholds or organize to corresponded to the chapter headings in the Regional Plan 
 

Economic Development 
 Location of a  new employer or expansion and/or relocation of an existing employer which is estimated to 

create  the following number of new jobs within five years of any and all final permit approvals:  
o 50 jobs in a Town with a population of 2,500 or more (inclusive of Villages). 
o 30 jobs in a Town with a population less than 2,500 (inclusive of Villages).    

(Note, for purposes of this criteria, the number of new jobs shall be measured based on total number of individuals 
employed, not full-time-equivalents) 
 
Housing 
 Removal or demolition of 10 or more units of housing that is affordable to a household earning up to 120% of 

the host community’s median household income.      
 
Transportation  
 A development that would substantially affect capacity or safety of the transportation network, as measured 

by one or more of the following: 
1. Results in (a) 75 or more new daily trips, or (b) total new daily trips equal to or greater than 5% of the 

Average Annual Daily Traffic of the roads immediately servicing the project, whichever is less  (Note: 
number of trips will be based on a traffic study, and/or the most recent ITE Trip Generation Manual if 
no such traffic study is available)   

2. Contributes to a reduction in the peak hour Level of Service (LOS) below LOS D, unless a municipal 
plan approved in accordance with 24 VSA 4350(b) indicates that LOS F and/or E is acceptable to 
maintain desired development patterns and/or bike/pedestrian access. (Note: LOS will be based on a 
traffic study, or available VTrans data if no such traffic study is available).  

3. Creates or exacerbates documented safety issues, including but not limited to high crash locations 
and corridors, and corridors or segments scheduled for systemic local road safety program 
improvements.  (Note: Related documentation and reports are available through Vtrans and/or the 
Lamoille County Planning Commission)    

4. Has the potential to adversely impact local roads in another town.   Potential adverse impacts include, 
but are not limited to heavy vehicles, temporary construction traffic, noise, air quality, roadway 
conditions, and/or bicycle and pedestrian safety.    

5. Has the potential to exacerbate a transportation related concern raised by the legislative body of 
another municipality or identified in the Plan of another municipality in accordance with 24 VSA 
4382(8).   

 
Energy/Telecommunications  
 A development that would necessitate a capacity upgrade on sub-transmission networks (34.5kV or greater) 

or the bulk transmission system (115kV or greater), or any other substantive capital improvement. 
 
Land Use 

 Residential Development that creates:     
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Work to install electrical vehicle charging stations in each of the region’s Designated Downtowns and
Village Centers and at park and ride locations.

Study successful TDM programs and identify portions suited for Lamoille County.
Work with regional partners to coordinate, promote, and implement rideshare and transit programs.
Continue to participate in regional activities that promote alternative transportation.
Participate in the design phase of State highway projects to address multi modal connectivity with

roundabouts and other traffic calming devices. Roundabouts shall include pedestrian crossings and improve
bicycle mobility.

Policy: Ensure transportation projects are compatible with regional land use planning efforts.

Action Items:
Continue to coordinate with appropriate agencies and municipalities to ensure that land use and

transportation decisions are linked so that land uses are supported by the appropriate types, levels and
timing of transportation improvements.

Coordinate with municipalities on land use and transportation projects to address local transportation
needs, including regional access management issues.

Assist municipalities in establishing land use patterns that encourage alternative modes of
transportation and multi modal connections.

Work with municipalities to establish a variety of transportation options as part of the development
review process.

Continue to participate in regional and state transportation planning efforts to ensure Lamoille
County's transportation needs are addressed in regional and state plans.

Policy: Ensure roadway improvement projects enhance scenic and environmental resources while maintaining
safety and mobility and suit the character of Lamoille County.

Action Items:
Evaluate regional transportation corridors and determine whether or not they need corridor

management plans.
Continue to work with VTrans and municipal road and highway departments, to design, construct, and

maintain roadways in a manner which preserves the character of the region.
Develop design guidelines to be utilized when planning road improvement projects on designated

scenic highways and byways.
Continue to work with the Green Mountain Byway Steering Committee and the Smugglers Notch

Partnership to implement recommended projects; including updating the management plans.
Work with interested communities to extend the Green Mountain Byway north to Morrisville, and

potentially to Hyde Park and Eden.
Monitor the progress of implementation of corridor plans and re evaluate recommended projects.
Update the Rt. 100 Corridor Plan and Access Management Plan, including the northern section through

Eden. Address access management, bicycle/pedestrian mobility, wildlife connectivity, and scenic resources.
Preserve the region’s character by encouraging the use of context sensitive design standards on state

highway projects.
Inventory the scenic resources along Lamoille County roads.
Support the development of a Rt. 15 Access Management Plan and a Rt. 12 Corridor Plan.
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Local Transportation System Planning
The condition and safety of the highway network is an area of great concern at the town level. To address these
concerns, LCPC works closely with regional towns to provide resources that will enable maintenance tracking of
current roads, culvert and bridge conditions, along with needed improvements. In an effort to maintain the
region’s highway network, LCPC encourages towns to adopt minimum design standards for town highways.
Adopting design standards can help reduce future maintenance costs, provide eligibility for grant programs, and
sets a standard for private roads that connect into the municipal highway network. Typical road standards
address design features such as ditching and culvert requirements, right of way, roadway crown, travel lane
width, and so forth. A road policy outlines processes such as the acceptance of a private road into the town
highway system, driveway and access standards, and the procedure for laying out, reclassifying, or discontinuing
a highway. Adopting design standards or a local road policy can help prolong the life of existing infrastructure, as
well as save on future costs. Assistance with these programs is available through LCPC and the VTrans District
Administrator’s office.

Transportation Resources (see map, page 77)

Vermont Byways Program
Lamoille County is home to the Green Mountain Byway, as well as the Smugglers’ Notch Scenic Highway. Both
byways are tailored to preserve scenic road corridors and significant landscapes. According to the Vermont
Scenery Preservation Council, a byway is defined as “a highway or other public road that may be associated with
other transportation resources that have special scenic, historic, recreational, cultural, archeological and/or
natural qualities, and that has been formally designated by the Vermont Transportation
Board.”

Green Mountain Byway
The Green Mountain Byway stretches from Stowe to Waterbury along VT Route 100. This
section of highway was designated in 2009 for its scenic, historic, cultural and economic
importance to the region. Intrinsic resources found all along the byway include historic
structures and landmarks, scenic views, recreational facilities, local businesses and other
popular tourism attractions. The Green Mountain Byway Corridor Management Plan (2008)
identifies the importance of this section of highway and ideas for preserving its valuable
assets for future generations and all users to enjoy.

Smugglers’ Notch Scenic Highway
The Smugglers’ Notch Scenic Highway is a 3.7 mile portion of VT Route 108, beginning in Stowe and ending in
Cambridge. Scenic highways are designated for their representation of valuable natural resources including
ecologically sensitive habitats, recreation areas, and productive scenic working landscapes. The Smugglers’ Notch
Scenic Highway is best known for its intriguing cliff formations, scenic vistas, variety of hiking trails and narrow,
winding roadway. Smugglers’ Notch, listed on the Vermont Fragile Areas Registry, is home to a variety of rare
species such as the Peregrine Falcons. This scenic highway is managed in a manner that protects the ecological,
geological, and recreation assets of the area. Proposed projects along the highway should conform to the
Smugglers’ Notch Scenic Highway Corridor Management Plan (1995). Efforts should be made to update the plan
and re evaluate the project recommendations.
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various funding sources. This trip coordination increases efficiency and reduces costs, since the cost to operate a
vehicle is approximately the same regardless of whether one person or multiple people occupy the vehicle.

Elderly & Disabled Persons Transportation Program
The Elderly & Disabled Persons Transportation Program, formerly known as “5310”, provides funding for
transportation of persons age 60 or over, and/or persons with disabilities as defined by the American’s with
Disabilities Act. The E & D program is intended to serve a wider range of transportation needs, including
shopping, meal site transports, and social trips. Various human service agencies in Lamoille County, including
Vocational Rehabilitation, Council on Aging, Meals on Wheels, Lamoille County Mental Health, and Out and About
Adult Day Center, assist their clients in accessing these funds. Service is provided throughout Lamoille County
and in some instances extends outside the county.

Since RCT is the provider for both Lamoille and the neighboring northeastern Vermont counties, there is some
overlap in services. Residents of Hardwick, for example, are transported into Morrisville to Out & About Adult
Day Center since this is the closest service. Eligible trip purposes include kidney dialysis, medical trips not
covered by the Medicaid program, trips to senior meal sites, shopping and personal trips, vocational
transportation, and social and recreational trips. However, the level of funding devoted to this program is simply
not sufficient to cover all needs. In many circumstances, the most immediate needs, such as life sustaining
medical trips, are the priority over other types of non medical trips.

Other Human Service Transportation Programs
Throughout Vermont there are a number of other transportation programs that have specialized services. For an
overview of providers and associated human service transportation programs, please see the 2008 Vermont
Human Service Transportation Coordination Plan.

Bicycle & Pedestrian Network
In the past fifty years the vast majority of transportation projects have been primarily aimed toward improving
the mobility and safety of automobile travel. In many cases, this has been without consideration for pedestrians
and bicyclists. More recently, the growing popularity of bicycling, running, walking, and general concern for
health, has increased demand for appropriate bicycle and pedestrian facilities.

Current Use of System
Current Census data (2010) for Lamoille County indicates that 715 commuters, or approximately 6% of
commuters walk or bicycle to work. This figure has increased from approximately 676 commuters in 1990. Over
the past 20 years, the number of people traveling by bicycle or foot in Lamoille County has increased by 5.8%.
Most often bicycle or pedestrian trips are made in village centers or in areas of compact development with
adequate travel space for pedestrian and cyclists.

Feasibility of Pedestrian and Bicycle Travel
Most bicycle travel in Lamoille County takes place on the region’s highway network. A common concern is that
road shoulders are often too narrow to safely accommodate shared use. The provision of adequate shoulders for
bicycling along highways is an important step in encouraging bicycling as a viable form of transportation. As a
general rule, bicycling is considered a feasible transportation option for trips of less than five miles. College
towns, such as Johnson, often see a great deal of bicycle users, as there is a concentration of residents who do
not own cars and must rely on other modes of transportation. Bicycle use is also common among school age
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children, where bicycles provide important mobility to get to school, as well as social and recreational activities.
Safe, pleasant and convenient facilities (bike lanes and trails) and amenities (bike racks and bike lockers) should
be provided to encourage bicycle travel.

The decision to walk rather than drive is highly dependent on distance, the condition of the pedestrian
environment, and weather. Studies have indicated that pedestrians have general walking threshold of roughly a
quarter mile, or approximately 5 minutes for regular trips, and a 1 mile radius or approximately 20 minutes for a
commute trip. Majority of regional pedestrian trips tend to be concentrated in compact village centers where the
distance to destination points is likely shorter. The Vermont Pedestrian and Bicycle Facility Planning and Design
Manual should be consulted when making
decisions regarding designs for pedestrian
facilities. Improvements to street and highway
design in both village centers and on rural roads
will assist in increasing pedestrian safety and
providing more comfortable walking
environments.

Existing Bicycle Facilities
In 1997, the Lamoille County Transportation
Advisory Committee designated official regional
bicycle routes. Routes designated as preferred
regional bicycle transportation routes were
limited to state routes and class 2 and 3 town
highways; these routes align with the system of
rural arterial and collector roads (see the map
below). These designated routes were chosen as
the most direct connections between local
development centers that provide the services
cyclists need such as food, water, shelter, and
technical support. In 2000, LCPC inventoried road shoulder conditions along these regional bicycle routes to get a
baseline of existing conditions. Although often used by cyclists, the shoulder facilities along most of the
designated routes are deficient for bicycle and pedestrian uses according to the VT State Design Standards.
These standards suggest minimum widths based on factors such as the amount of traffic, the posted speed limit
and other variables. Note that VTrans is currently in the process of updating these standards.

To ensure that improvements occur, LCPC’s road shoulder inventory should be routinely updated with a
windshield survey of shoulder conditions. This will assist municipalities and the region in identifying
opportunities to improve shoulders for bicycling. The road shoulders that are in need of improvement should be
coordinated with other transportation projects, particularly paving projects that can address shoulder
deficiencies for bicyclists.
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Waterville Center and Belvidere both lack safe pedestrian connections to the school from the village center.
These towns have less compact village centers making such connections a challenge, as schools are located half a
mile or more from the village core. In some rural areas, which lack pedestrian improvements, local town
highways with low traffic and low speeds can sometimes serve as pedestrian routes for walking. In the case of
Wolcott, the village is comprised of several large and small commercial businesses and residential development
along Route 15. Both the high traffic along the state highway and the open accesses to the adjacent businesses
create a safety concern for pedestrians utilizing the shoulder. Wolcott has procured studies of on road facilities
and shared use path opportunities to link the village area to the school and the Lamoille Valley Rail Trail.

Recreation and Transportation
The connection between recreation and transportation is often overlooked. The Stowe Recreation Path plays an
important transportation role in Stowe providing an alternative non motorized transportation facility for much of
the length of the Mountain Road (VT108). Similarly, the Lamoille Valley Rail Trail (LVRT) will be a regional
transportation facility connecting many of the towns and villages throughout the region and beyond. These
facilities, while perhaps perceived as primarily recreational facilities, should also receive attention for their role
and importance as transportation corridors. Towns not directly served by the LVRT will most likely wish to
develop safe connections to the trail. Some will choose to gain access to the LVRT via highway connections, but
others may wish to develop off highway connections, contributing to a region wide trail network.

The railbanking of the Lamoille Valley Rail Corridor provides an opportunity for the development of a multi use
path the length and quality of which is unprecedented in Vermont. This 96 mile state owned right of way
parallels Vermont Route 15 and the Lamoille River for much of length of the county. Providing an off highway
link between many villages along the way, the trail is poised to become a destination facility for walkers, bicycle
tourists, and other recreation purposes, but also presents a real transportation alternative to VT Route 15. The
economic benefits of the trail are potentially very high as well, with much opportunity for service industry along
the way including food, lodging, and technical support for the various users of the trail.

The Stowe Recreation Path, constructed in the 1980s, parallels VT Route 108 from the historic village of Stowe
and extends 5.3 miles toward Stowe Mountain Resort. This paved pathway serves locals and visitors alike and
accommodates a variety of modes including walkers, bicyclists, roller bladers, and families with strollers.
Although the path is contained within the town of Stowe, it provides a transportation alternative to VT108 for
users traveling to and from work, as well as access for the year round tourism population. Spurs off the path to
access other municipal facilities such as the recreation fields and the high school, have been studied over the
years and should be implemented as funding is identified. In addition, an extension to the Stowe Mountain Resort
should also be examined.

LCPC and municipalities have been working to make additional connections and build upon these two resources.
LCPC, in collaboration with towns of Morristown and Stowe, is studying the potential shared use connection
between the Stowe Recreation Path and the LVRT; this pathway would provide a safe alternative to traveling
along the Route 100 corridor for pedestrians and cyclists and serve to connect the transportation networks
between these communities.

Additionally, communities throughout the region recognize the importance of existing local connectors and their
ability to provide a safe travel link to village centers, as well as regional pathways and bicycle routes. Local
connectors across the region serve in the form of extended sidewalks, local roadways and recreational pathways.
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travel to access destinations. Policies that support healthy community design include compact development,
interconnected streets, and a network of connected sidewalks and bicycle routes. Towns are encouraged to
incorporate healthy community design principles into their municipal plans, promote alternatives to automobile
travel, as well as increasing physical activity by providing access to parks and bicycle and pedestrians facilities.

Corridor Planning
Corridors serve as vital connectors to statewide highways, intra regional corridors and local roadways.
Understanding the existing functions and characteristics of each corridor can help guide prioritization and design
of future transportation improvement projects. Improvements to primary corridors should consider both
community concerns and the most efficient way to move goods and people throughout the region.

Lamoille County’s primary corridors include Vermont Routes 100, 15 and 12. While each route has its own unique
land use patterns, a large portion of primary corridors situated within the region are characterized by scenic rural
landscapes, historic village centers, and small clusters of commercial development at the fringe of villages. As
communities along these connector routes continue to grow, transportation investments and improvement
projects should consider all modes of transportation, especially biking and walking. Existing pedestrian and
bicycle facilities along state routes are unable to safely accommodate pedestrian and cyclists. Towns in the region
are encouraged to design future transportation and land use projects in a manner that will meet the needs of all
users, while preserving scenic and intrinsic resources, especially along designated byways and scenic highways.

VT Route 100 Stowe to Morristown
The VT Route 100 Corridor begins in Waterbury and intersects with Route 15 in Morristown. This corridor passes
through two of Lamoille County’s largest employment centers; Stowe and Morristown/Morrisville. These two
towns alone account for approximately 40% (9,541) of the County’s total population. The overall pattern of
development along the corridor is characterized by historic villages connected by a scenic two lane rural highway.
Rural portions of the highway are dominated by large parcels of farm, forestland, and single family homes.
Transitional areas along the periphery of village centers are commonly characterized by a mix of commercial uses,
while the historic centers of Stowe and Morrisville are dominated by mixed use development.

According to the Vermont Route 100 Access Management Plan, traffic delays along the corridor are most
concentrated in downtown Stowe near Route 108, in the Village of Morrisville, and Cady’s Falls Rd in Morristown.
VTrans traffic count data indicates overall traffic along the corridor is dominated by passenger vehicles
accounting for 68 71% of vehicles traveling from Stowe to Morristown. Medium trucks/vans account for the
second most common (25 28%) vehicle type traveling the corridor. Meanwhile, heavy truck and tractor trailers
with more than 2 axles only account for approximately 1 3% of vehicles traveling this section of the VT Route 100
corridor.

The 2004 Vermont Route 100 Access Management Plan identified multiple transportation improvements to
address current access and safety issues along the corridor. Recommended improvement projects include the
following:

The construction of the Route 100 Alternative Truck Route in Morrisville (currently under
construction);

Applying the standards of the 2003 Vermont Pedestrian and Bicycle Facility Planning and Design
Manual when designing new road projects;
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A mix of proposed turn lanes, traffic signals, roundabouts, bike/pedestrian facilities, and defined
driveway access improvements (See Figures E1 3 in the Access Management Plan).

VT Route 100 Hyde Park to Eden
The northern portion of the Vermont Route 100 Corridor begins in Hyde Park and extends to the Eden/ Lowell
townline. This corridor passes through two municipalities, Hyde Park and Eden. This section of VT 100 is
comprised of vast farmland, single family homes, and pockets of mixed used development situated in North Hyde
Park, Eden center and Eden Mills. Near Eden Mills, the corridor passes by more recreation oriented development
centered around Lake Eden.

Although North Hyde Park and Eden are not major employment centers, they are increasingly serving both
commercial and residential land uses. As a result of increased development in the Northeast Kingdom, both truck
and overall traffic volume have increased along the VT 100 Corridor. According to 2010 VTrans traffic count data,
medium sized trucks and vans account for approximately 28 32% of vehicles traveling this segment of VT 100,
while heavy trucks and trailers ranged from 1.5 8% of vehicles.

As both truck traffic and commercial and residential development continues to sprout up along Route 100,
accommodating multiple transportation modes becomes increasingly difficult. In many areas along VT 100 in
North Hyde Park and Eden, road shoulders are narrow and unsafe for pedestrians and cyclists. To improve bicycle
and pedestrian facilities and reduce vehicle conflicts the following improvements are recommended:

Widen road shoulders along Route 100 in Hyde Park and Eden;
Improve and define driveway access near commercial developments;
Where possible, widen road width to incorporate a truck passing lane.

VT Route 15 Cambridge to Wolcott
VT Route 15 Corridor begins at the Essex/Jericho townline and extends east to Hardwick in Caledonia County. This
corridor passes through a total of nine municipalities, five of which are located in Lamoille County; Cambridge,
Johnson, Hyde Park, Morristown and Wolcott. Cambridge’s close proximity to Chittenden County has made it one
of the fastest growing towns in Vermont. Overall, the Route 15 Corridor is dominated by rural, scenic, agricultural
sections of highway passing through several historic village centers (Cambridge, Johnson and Wolcott) and
commercial clusters. In Lamoille County, commercial areas along Route 15 are commonly located on the fringe of
historic village centers including, Morrisville, Jeffersonville, and Hyde Park.

As VT Route 15 continues to serve development and population growth in both Lamoille and its suburban
counterpart Chittenden County; traffic volumes will continue to increase along the corridor. According to 2010
VTrans classification traffic counts, this two lane corridor is dominated by passenger cars (ranging from 65 69% of
vehicles traveling the corridor at selected count sites). Medium weight truck traffic volumes were recorded
slightly higher west of 15A, accounting for 31% of vehicles counted. Heavy weight truck traffic ranged from 2 5%
of traffic flow along Route 15 within Lamoille County.

Currently, with the exception of certain village areas such as Main Street in Johnson, a large part of the corridor
lacks proper bike and pedestrian facilities. Road shoulder widths tend to be narrow along the corridor, providing
inadequate access and unsafe routes for pedestrians and cyclists. To reduce traffic congestion and increase
bicycle, pedestrian and motorists safety, the 2004 Vermont Route 15 Corridor Management Plan identified the
following transportation improvements:
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Energy: Strategy 

Lamoille County’s Energy Plan is guided by two broad state energy goals. These goals - set for year 2050 - are 
to decrease the overall energy consumption in Vermont by 33% and transition the state’s energy use from 75% 
non-renewable to 90% renewable. Meeting these energy goals will set the state on a path to meet its 
greenhouse gas emission reduction targets. 
 

 

 

POLICIES & ACTION ITEMS   
 

Policy: Encourage efficient use of energy and energy conservation. 

 

Actions: 

 Work with planning commissions to incorporate energy efficiency and conservation measures into 
municipal plans and zoning bylaws. 

 Seek funding to support LCPC’s capacity to work with property owners, municipalities, local energy 
committees, electric utilities, and institutions (e.g. schools) on energy efficiency, education and outreach 
initiatives. With the capacity expanded, promote programs and facilitate efforts to:  

      Weatherize home, businesses and institutions. 
      Educate about residential and commercial building codes, net zero energy construction. 
 Implement district heating, and combined heat and power opportunities. 
 Install air source and geothermal heat pumps. 
 Install efficient wood and biomass heating systems for new construction, as replacements for 

fossil fuel furnaces and backup heat systems for heat pumps. 
 Conduct building walk-throughs for owners of rental housing. 
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 Promote the Thermal Efficiency Statewide Clearing House website and the resources featured at the 
website to Lamoille County residents, businesses and institutions. 

 Discuss with Green Mountain Technology Center the potential for developing educational programs 
related to energy efficiency improvements, and training programs that encourage fuel dealers to 
become energy service providers. Additionally, support other K-12, higher education and vocational 
education initiatives to bring energy ideas and solutions to the classroom. 

 Support efforts to utilize local forest resources in the manufacturing of thermal biomass fuels. Work 
with municipalities and economic development partners to determine the feasibility of locating a 
biomass fuel production facility in Lamoille County. Identify appropriate locations and funding 
mechanisms in support of the biomass production facility. 

 Research feasibility of locating a biogas production facility that processes biodegradables to generate 
energy. 

 

Policy: Support development of renewable energy generation through the use of solar, wind, hydro, biomass 
and geothermal resources.  All energy projects must adhere to a high environmental standard that includes 
avoiding or mitigating negative impacts to the natural resources listed in this plan and the plans of the host 
municipality.   

 

Policy: Utility scale wind generation is not supported. This plan defines utility scale wind generation as facilities 
with total generation capacity of 1 MW or more.  

 

Policy: Encourage locating energy generation facilities at the preferred locations, areas where there is electric 
demand, and at locations where the land has already been built and impacted. Preferred and potentially 
suitable areas are listed in section 5 “Siting of Renewable Energy Facilities” and shown on energy maps.  LCPC 
will work with municipalities to identify additional preferred areas for energy generations. 

 

Policy: Energy projects must consider impacts to municipalities other than the host municipality, including but 
not limited to impacts to local roads in other communities, the ability of other communities to provide 
services, and the impacts of off-site mitigation, as outlined in the Substantial Regional Impact thresholds 
found in this plan. 

 

Actions: 

 Provide assistance to municipalities with developing energy plans that align with state goals for an 
increased, Vermont-based, renewable energy generation. 

 In order to enable increases in energy generation:  
• Electricity transmission systems in Lamoille County must be improved. The LCPC will 

work to understand impacts of increased regional energy generation on utilities and 
their customers, and incorporate this understanding into regional and municipal 
energy planning processes.  

• Technologies must be available that allow integration of intermittent renewable 
energy sources with energy sources available 24/7. To that end, energy storage is 
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Energy Use by Sector: Transportation 
As a predominantly rural county at the edge of the Burlington and Montpelier job centers, residents of 
Lamoille County depend on the automobile for everyday transportation needs. Lamoille County residents 
commute an average of 26 minutes to work in each direction. Eighty-seven percent of Lamoille County 
residents commute to work by automobile, with nearly 77 percent of commuters driving alone. For residents 
of smaller towns and remote areas of the county, trips to County shopping centers or schools can also be in 
excess of one hour, roundtrip. Annually, the County’s personal vehicles travel an estimated total of 281 
million miles per year. (Note: This number supersedes the annual vehicle miles travelled number in the 
Transportation Plan)  
  
Table 2: Light Duty Vehicle Energy Usage in Lamoille County 

18,718  vehicles  in Lamoille region 
15,000  miles on average traveled  annually per vehicle 
281  million miles traveled in Lamoille region per year 
684 gallons of gasoline used annually per vehicle 
12.8 million gallons of gas consumed annually in Lamoille County 

Source: American Community Survey, VTrans 
 
The use of electricity as a transportation fuel is increasing in Vermont, however, the hybrid and electric 
vehicle market in Lamoille County is still nascent at best. As of January 2017, approximately 100 plug in 
hybrid and electric vehicles were registered in the region which is about 0.5% of all registered vehicles. The 
number of electric vehicle charging stations is on the rise. In Lamoille County, there are now ten public 
charging stations in Stowe, two stations in Johnson, and one station each in Hyde Park, and Morrisville. 
 
 
Energy Use by Sector: Electricity 
Historically, electricity used by Vermont residents and businesses has been produced by large generators, 
predominantly located beyond Vermont borders. Hydro Quebec and the Seabrook nuclear facility in New 
Hampshire are a couple of examples. Electricity produced by these plants was then transmitted to Vermont 
customers via a robust network of transmission lines, distribution lines and transformers.  
 
In recent years, Vermont has seen a rise of in-state energy generation and the state’s vision is for this trend 
to continue. Reliance on out-of-state energy generation will remain essential for meeting Vermont’s demand 
for electricity but the vision is that it will increasingly be supplemented by Vermont-based generation plants 
utilizing renewable sources.  
 
Integrating the in-state production into the overall electrical system, will radically change the physical 
requirements of the electric grid as well as the ways electricity is being bought by Vermont’s retail utilities 
and sold to end customers. Adaptations related to the electric grid will include a need to incorporate into the 
grid multiple generating sources producing highly intermittent amounts of electricity (the sun does not 
shine and the wind does not blow 24/7). Grid changes will affect Vermont’s transmission system 
(operated by the Vermont Electric Power Company) and will filter down to the distribution system level 
(owned and operated by retail utilities), and require capital investments in power line upgrades, 
automated switching and substation equipment, and even entrance services and transformers serving 
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individual homes and businesses. Additionally, effective and larger scale storage of electricity from 
intermittent sources of renewable energy will also be critical to the reliability of the electric grid. 
 
 
Electric Utilities Serving Lamoille County 
The amount of electricity used by households and businesses expanded rapidly for many decades but began 
to plateau in the early 2000s and in recent years has remained fairly consistent. In Lamoille County, nine 
electric utilities deliver electricity to home and businesses in the region. To meet their electric demand, in 
2016, Efficiency Vermont reports that Lamoille homes consumed about 114 million Kilowatt hours of 
electricity and the businesses in the region consumed 91 million Kilowatt hours of electricity. In the future, 
the demand is anticipated to go up- largely due to projected increases in the use of electricity for residential 
heating and passenger vehicle transportation.  
 
Utilities serving Lamoille County that also have headquarters located in the County:  

  The Village of Hyde Park Electric Department (HPE) provides service to approximately 1,350 meters in 
Hyde Park Village, North Hyde Park Village, a section of northwest Johnson, and east of Davis Hill. In 
2016, HPE energized its wholly owned 1 MW solar generating facility providing about 13% of HPE 
electricity requirements. Village of Morrisville Water & Light Department: With a service area covering 
most of Morristown and portions of Hyde Park, Stowe, Elmore and Wolcott, Morrisville Water & Light 
provides electricity to approximately 4,000 customers. Morrisville Water and Light operates three 
hydro-electric dams with the electrical capacity of 7 MW.  

 Stowe Electric Department: Providing electricity to more than 90% of Stowe’s residents and 
businesses, the Stowe Electric Department serves more than 3,900 customers. Stowe Electric 
Department owns and operates a solar farm with the electrical capacity of 1 MW.  

 Village of Johnson Water & Light Department: With a service area slightly larger than the Village limits, 
including Johnson State College, Johnson Water & Light provides electricity to more than 900 electric 
customers.  

 Vermont Electric Cooperative (VEC), a member-owned co-operative headquartered in Johnson, with 
34,000 customers located across 71 towns in northern Vermont.  
 

 
Other utilities serving Lamoille County:  

 Hardwick Electric Department 
 Village of Enosburg Falls Electric Department  
 Green Mountain Power 

 
 
Electric Efficiency 
In 2016, electric and thermal efficiency measures installed by Efficiency Vermont in Lamoille County resulted 
in energy cost savings of $363,000 to homes and $467,000 to businesses. During 2016, Efficiency Vermont 
worked on 494 residential projects and 439 commercial & industrial projects in Lamoille County. Efficiency 
Vermont defines a “project” as a collection of one or more energy efficient measures that have been 
implemented at a customer's physical location. Examples of energy efficiency measures include lighting or 
refrigeration efficiencies, weatherization, or switching to a more efficient hot water or space heat systems. 
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Challenges to meet LEAP targets 

Lamoille County faces several challenges in achieving the LEAP targets. Despite the challenges involved, the 
LCPC believes that any and all progress toward the goals of this plan is important.  
 
 
Grid limitations  
Increased distributed generation will impact the function of the electrical grid. The Vermont electrical grid 
was developed to have a one-way flow of electricity. As with the rest of the United States, Vermont has 
historically depended on a small number of centralized power plants—the vast majority of which are now 
located outside of the state. With growth in distributed generation, the way in which electricity is generated 
has changed. In some parts of the region, the grid is not fully capable of allowing the placement of all scales 
of renewable energy generation facilities in every community. If the region and state are going to become 
more reliant on distributed solar generation, or even become a net exporter of renewable energy, Vermont 
public utilities and Vermont Electric Power Company (VELCO) will need to increase the pace of system-wide 
upgrades. This may be a difficult task to complete without directly impacting ratepayers and the cost of 
electricity in the state and the region.  
 
 
Rate of Progress in Weatherization and Electric Vehicle Adoption  
The state short-term weatherization goal for Lamoille County is to weatherize 3,200 homes by 2020. The 
actual rate of weatherization appears to be much slower.  Based on the records provided by Efficiency 
Vermont and Capstone Community Action, between 2008 and 2016 these two organizations completed 362 
projects which is only about 11% of the 2020 goal. Additional weatherization have likely been completed by 
property owners themselves. This suggests that while weatherization efforts in Lamoille County are 
underway, at the current rate of progress, the attainment of weatherization goals set by the State is likely out 
of reach. LCPC is also concerned about the ambitious target identified as 89% electric vehicles by 2050 
provided that today only half a percent of passenger vehicles in the County are estimated as electric.  
 
 
Up-front cost of energy efficiency improvements and fuel switching  
Despite the demonstrated long- term savings benefits, the capital needed to significantly reduce energy 
consumption and switch to renewable fuels can be a significant barrier to implementation. This holds true 
both for thermal efficiency improvements and replacement of petroleum based vehicles by electric ones.  
 
 
Reliance on cord wood and biomass  
The LEAP model depends very heavily on cord wood use as a single-family home heating source (and for 
commercial and industrial heating too). Although wood is a renewable resource that is currently available in 
the region, its use in the region should be monitored as this plan evolves to ensure that it continues to be 
harvested in a sustainable manner.  As noted in the Working Lands Section of this Plan, due to past “high 
grading,” much of the timber in Lamoille County’s forests is not of high enough quality for lumber.  Removing 
lower quality timber for cordwood, wood chips, and wood pellets in order to provide growing room for 
healthier trees can be part of a sustainable forestry management plan, and is necessary in some cases to 
restore overall health.    The continued reliance on cord wood for heating and its impacts on greenhouse gas 
emissions and air quality in the region should be monitored.    
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Table 3. Projected renewable energy generation in Lamoille County municipalities 
Town 

 
 
 

2050  
output 

projections 
(MWh) 

Existing 
output 

31/1/2017 
(MWh) 

New 
Output 
Needed 
(MWh) 

New capacity needed for 
ground mounted solar 

deployment (MW) 

Land needed 
(acres) 

 
Belvidere 1,982 31 1,951 1.5 12 
Cambridge 29,737 1,488 28,250 21.7 174 
Eden 11,895 170 11,724 9 72 
Elmore 9,912 190 9,722 7.5 60 
Hyde Park 23,790 8,684 15,106 11.6 93 
Johnson 27,755 717 27,037 20.8 166 
Morristown 41,632 12,406 29,226 22.5 180 
Stowe 35,685 2,657 33,027 25.4 203 
Waterville 5,947 131 5,816 4.5 36 
Wolcott 11,895 3,610 8,285 6.4 51 
County total 198,249 30,085 168,163 129.4 1035 

Source: VT Department of Public Service, VT Energy Dashboard  
 
 
Can Lamoille County Meet the 90x50 Energy Generation Goal? 
Lamoille County has opportunities to generate energy from various sources including solar, wind, hydro, 
biomass or geothermal reserves. Two resources that appear to have the potential to most substantially 
contribute to meeting the 90x50 energy generation goal of 168,000 MWh are the sun and the wind. Hydro, 
biomass and even geothermal sources may be feasible for a production of modest amounts of electricity but 
would probably be insufficient to produce the output required to keep the region on track to meet the 90x50 
energy generation goal.  
 
Using the Department of Public Service methodology, which takes into account the presence of the 
renewable generation resource (sun or wind) and environmental constraints of the land, the LCPC calculated 
Lamoille County’s energy generation potential from lands potentially suitable for sun and wind generation. 
*7.  Table 4 below presents these calculations for the region and its municipalities.  
 
Electric Grid Limitations 
The resource potential and environmental attributes of the land are not the only factors in the consideration 
of whether a site is viable for the deployment of a particular technology.  The capacity of the electric grid to 
transmit the newly generated electricity is also key and currently poses a serious challenge for meeting the 
90x50 energy generation goal for Lamoille County, particularly within the grid in the northern tier of the state 
known as Sheffield Highgate Export Interface (SHEI). In Lamoille County, SHEI encompasses towns of 
Belvidere, Eden, Johnson, Cambridge and parts of Hyde Park, Morristown and Stowe.  
 

                                                           
*7 http://publicservice.vermont.gov/sites/dps/files/documents/Pubs_Plans_Reports/Act_174/Regional%20Guidance_Final.pdf 
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Currently, existing renewable energy generation plants within SHEI, such as Lowell Wind and Sheffield Wind, 
produce more electricity that can be consumed within the SHEI region. Given the lack of usage within SHEI, a 
solution would be to export the electricity to areas with greater electric demand. However, current physical 
limitations of the grid do not allow for adequate export of power, and exporting the power becomes an issue 
to the point that existing wind turbines are being forced to curtail energy production in order not to overload 
the grid. According to electric utilities, any additional energy generation facilities will further overwhelm the 
distribution grid, cause further curtailing of the existing generation and drive up costs. In Section 248 
proceedings conducted by Public Utility Commission, both Vermont Electric Cooperative and Green Mountain 
Power have been opposing adding larger than rooftop scale arrays due to physical constraints of the electric 
transmission system. 
 
Table 4. Renewable Energy Potential in Lamoille County  

Town 
 
 
 
 

 

Ground 
mounted  

solar: 
Potential 
capacity  

(MW) 

Ground 
mounted  

solar:  
Potential 

output  
(MWh) 

Wind:  
Potential 
capacity  
 (MW) 

 
 

Wind: 
Potential 

output 
(MWh) 

 
 

Total: 
Potential 
Capacity 

(MW) 

Total: 
Potential  
Output  
(MWh) 

 
 

Belvidere 410 503,284 2,017 6,183,356 2,427 6,686,639 
Cambridge 765 938,043 1194 3,661,571 1959 4,599,613 
Eden 1,490 1,827,336 1291 3,958,206 2,781 5,785,542 
Elmore 546 669,461 369 1,130,588 915 1,800,049 
Hyde Park 1,232 1,510,312 73 224,585 1305 1,734,896 
Johnson 880 1,079,692 590 1,808,940 1,470 2,888,632 
Morristown 1,040 1,275,916 101 310,433 1,142 1,586,348 
Stowe 1,091 1,337,543 610 1,870,260 1,701 3,207,803 
Waterville 313 383,710 428 1,311,482 741 1,695,191 
Wolcott 962 1,179,184 64 196,991 1,026 1,376,174 
County total 8,728 10,704,173 6,737 20,656,409 15,796 31,376,581 

 
 
 
Solar Generation Potential           
Due to the nature of our topography and land cover, solar is a viable source of renewable energy generation 
in Lamoille County. The initial mapping analysis, graphically displayed on the Solar Resource Map, identified 
lands in Lamoille County that are potentially suitable for solar power generation. These potentially suitable 
lands comprise 69,825 acres of land. Of this number, 9,342 acres (13%) are lands with prime solar potential 
and 60,483 acres (87%) are lands with secondary solar potential.   
 
The suitability potential was determined on the basis of two factors: presence of sufficient sunlight and 
environmental characteristics of the land. As a result, the Solar Resource Map shows “prime” solar areas 
defined as lands with sufficient resource (sun) and no environmental constraints, and “secondary” solar 
areas, defined as areas with sufficient sun and environmental characteristics that may pose an obstacle to 
the development of renewable energy facilities. Areas with insufficient solar radiation or areas that have 
environmental constraints that will make these areas likely unsuitable for the development of renewable 
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Land Use: Strategy
Land use provides the framework upon which many decisions related to growth, development, and conservation
is built. Land use is shaped by many factors, including natural constraints such as soils and topography, economic
forces, and decisions related to transportation and infrastructure. Existing land uses in Lamoille County are the
result of historic settlement patterns. The policies in this section are derived from a comprehensive review of the
land use policies of Lamoille County’s fifteen municipalities and the State planning goals defined by the Vermont
Legislature. The intent of this Regional Plan is to support and supplement, rather than supersede, goals and
policies regarding land use development at the local level while ensuring that decisions in one municipality are
cognizant and address impacts on other municipalities and regional resources and infrastructure. The Regional
Plan is guided by the following three overall objectives:

To guide growth into Center and Enterprise Areas: Centers may include new and existing settlements and
range in size from small settlements such as Garfield in Hyde Park to the region’s largest urban area of
Morrisville. Centers can be as small as a country store, a post office, school or church, and a cluster of
homes. Centers may also include the base lodge areas of resorts and appropriately located enterprise areas.
Growth is most likely where there is adequate infrastructure to support it. Infrastructure upgrades and
modernization will be critical to achieving this objective.
To encourage compact development and protect the working landscapes: In recognition of the
infrastructure limitations of many Centers, as well as the personal desires of many Lamoille County residents,
it is likely that development will continue in rural areas of the County. Development in rural areas should be
managed for efficient use of land: clustering to protect open space and the working landscape; shared
facilities such as sewer, water, and roads; and avoidance of areas not suitable for development.
To protect the region’s natural systems and valuable agricultural and silvicultural resources: As discussed
elsewhere in this Plan, Lamoille County’s natural environment and diverse agricultural and silvicultural
resources are among the assets that distinguish the region from other areas of the country and neighboring
regions of Vermont. Protection of these resources will likely take a variety of forms – from stewardship by
private landowners, to purchase of easements by conservation organizations, to fee simple ownership by
municipal or State entities. In light of limited public resources, public conservation funds and mitigation
efforts should be targeted toward those areas that best support the goals of local and regional plans.

Regional Plan Future Land Use Map and Planning Areas

State Statute directs Regional Plans to include a “land use element, which shall consist of a map and statement of
present and prospective land uses” (24 V.S.A. § 4348). The Future Land Use Map (page 145) identifies Planning
Areas that will be used to guide land use and development in Lamoille County over the next eight year regional
planning cycle. In keeping with the spirit of local control upon which this Plan is based, these Planning Areas are
derived from municipal plans. The Future Land Use Map is intended to complement local plans and is not
intended, nor should it be used, to supplant any local planning effort. The Planning Areas focus on the overall
pattern and form of development rather than on specific densities or use categories, which are more properly
defined at the local level. Since transportation infrastructure and investments can play a major role in shaping
land use patterns, each Planning Area also contains a discussion of transportation related issues.

The Future Land Use Map also provides guidance to the District Environmental Commission relative to
agricultural soils mitigation. When a development subject to Act 250 impacts agricultural soils, mitigation of these
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Enterprise Areas
General Description: The Enterprise Area contains areas designated for special uses that generate significant
amounts of activity, such as industrial parks, airport facilities, ski resorts, etc. in municipal plans. While not
directly connected to a Center or “existing settlement,” these areas provide much of the Region’s current and
potential employment opportunities and are vital to the economic development of the County.

Transportation: Given that these areas are likely to rely on heavy freight and/or generate a significant amount of
customer/employee traffic, use of shared access and internal circulation roads is highly encouraged. Locally
appropriate internal pedestrian connections are also encouraged. Connection to transit and other multimodal
service is encouraged to ensure that Lamoille County residents without access to an automobile are able to
benefit from the services and employment opportunities found in these areas.

Agricultural Soils Mitigation: In recognition of the need for “shovel ready” industrial land in Lamoille County, off
site mitigation should be allowed for any development that is primarily industrial in nature or will provide
infrastructure needed to support industrial development (such as warehouse, distribution, and port facilities).
Such mitigation should follow the minimum ratio required by statute.

Rural and Working Lands Area
General Description: The Rural and Working Lands Area is made up of those areas designated in local plans
primarily for lower density development, agriculture, and forestry. This area covers a large portion of Lamoille
County’s land area and includes agricultural land and forest land interspersed with clusters and nodes of
development. Use of development tools such as conservation subdivision, Planned Unit Developments (PUDs),
and Transfers of Development Rights (TDRs) is strongly encouraged in this area.

New development should be located to minimize disruptions to productive use of land currently in agricultural
production. Development should be located along existing features such as farm and woods roads, along field’s
edges, or on the least productive fields. New residential subdivisions may be required to include covenants and
deed language acknowledging that the development is located in an area with active agriculture and forestry
operations and prohibiting future homeowners from bringing nuisance suits against existing operations and
future agriculture and forestry operations that follow applicable state regulations.

Transportation: This area contains several of the major transportation corridors through Lamoille County. Some
communities allow diverse, non residential uses along these corridors. State Planning Statute discourages “strip
development,” and the Act 250 District Commission is enabled to deny projects deemed to be “strip
development” under the newly reformed criteria 9(L). State Statute defines “strip development” as
“linear commercial development along a public highway that includes three or more of the following
characteristics: broad road frontage, predominance of single story buildings, limited reliance on shared highway
access, lack of connection to any existing settlement except by highway, limited accessibility for pedestrians, and
lack of coordination with surrounding land uses in terms of design, signs, lighting, and parking.”

To avoid a project being designated as “strip development” by the District Commission, municipalities may
pursue several options, including access management policies that encourage or require use of shared access and
parking, development of access management plans under 24 VSA § 4432(1), capital planning for
bicycle/pedestrian improvements and local park and rides, site plan review that includes specific standards for
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signs, lighting, parking etc., context sensitive design, design review or form based codes, and/or limiting non
residential uses along corridors in rural areas.

The Rural and Working Lands Area also contains several important wildlife roadway crossings. These include the
Willow Crossing Area on Route 15 near the Cambridge/Johnson town line, Route 118 in Eden and Belvidere,
Route 12 in Elmore, the area of Route 100 north of North Hyde Park Village at the Eden Town Line, and the
Shutesville Hill area on Route 100 near the Stowe/Waterbury town line. Transportation improvements in these
areas should be designed to allow for wildlife permeability. This can be accomplished by providing oversized
culverts, reducing speed limits, providing occasional breaks in guardrails, and other similar methods.
Development in and adjacent to these areas should include site design techniques to maintain connectivity
between wildlife habitats.

In agricultural areas, new roads should be constructed along fields’ edges or use linear features such as
hedgerows to avoid fragmenting agricultural fields. Development should also be configured to allow for
continued access to working lands by agricultural and forestry equipment.

Agricultural Soils Mitigation: This area should be targeted for investments in programs aimed at assisting
agriculture and forestry. Actively farmed agricultural land should be targeted for protection associated with off
site mitigation from other sites within Lamoille County. Given the large portion of Lamoille County in this area,
off site mitigation may be appropriate in some circumstances. Off site mitigation may be allowed when one or
more of the following criteria are met:

The development is located within one and a half (1.5) road miles of a Center Area associated with a State
Designated Downtown; or within one road mile of another Center or Enterprise Area; and/or connected to a
Center Area or Enterprise Area by pedestrian or bicycle infrastructure, including but not limited to, an on road
bike lane or shoulders that are officially for biking (4’ wide) or marked as a bike lane meeting VTrans standards,
sidewalk, greenway or trail system, or formal bike/multiuse path; or

The development is a “conservation subdivision” in which at least 50% of the total area is reserved as
open space; or
Off site mitigation is necessary to facilitate development of farmworker housing, value added
enterprises, agricultural/forestry education facilities, or other uses that support the working lands
economy; or
Off site mitigation elsewhere in Lamoille County better contributes to the creation of usable,
unfragmented blocks of working lands; or
The Vermont Agency of Agriculture has determined that off site mitigation is appropriate or that
mitigation is not needed.

In addition, regardless of the criteria outlined above, in recognition of the need for workforce housing in Lamoille
County, off site mitigation at the minimum ratios required by statute should also be allowed for any residential or
mixed use development in which the majority of dwelling units will be affordable to households with annual
incomes up to 120% of the host community’s median income.

Working Lands – Forest Area
General Description: This area contains Lamoille County’s largest blocks of unfragmented forests. As noted in
the Working Lands Chapter of this Plan, there are numerous, diverse uses of Lamoille County’s forests, including
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but not limited to active forest management, conservation, wildlife management, recreation, and/or aesthetic
preservation. The specific use of any forest should be left to the property owner and/or land manager. However,
what unites almost all these uses is that they all rely on large, unfragmented blocks of forest land. Therefore,
maintaining unfragmented blocks of forest land is an important objective of this area.

When new development occurs in this area, it should be located to minimize forest fragmentation and/or
disruption of productive use for timber management. Development should be located along existing features
such as woods roads or in the least productive forest stands. Development should also be configured to allow for
continued access to working lands by forestry equipment. New residential subdivisions may be required to
include covenants and deed language acknowledging that the development is located in an area with active
forestry operations and prohibiting future homeowners from bringing nuisance suits against existing operations
and future forestry operations that follow applicable state regulations.

Transportation: Transportation infrastructure can fragment working lands just as much as development. New
roads should be very limited in forest areas and should be constructed with consideration of impacts on
productive forest stands, wildlife connectivity, erosion and runoff, and aesthetic resources.

Agricultural Soils Mitigation: This area should be targeted for protection associated with off site mitigation from
other sites within Lamoille County. If agricultural soils mitigation is required, it should be on site, unless off site
mitigation is supported by the Vermont Agency of Agriculture. Off site mitigation should also be allowed when
necessary to facilitate value added enterprises, agricultural/forestry education facilities, or other uses that
support the working lands economy. This area should also be targeted for investments in programs aimed at
assisting agriculture and forestry.

Floodplain/Working Land Area
General Description: This area includes land located outside of Center Areas and within the FEMA mapped 100
year floodplain. Much of this area is used for agriculture due to favorable, alluvial soils and large flat fields which
are absent in the more mountainous terrain in other areas of Lamoille County. Provided State Accepted
Agricultural Practices (AAPs) are followed, agriculture is an appropriate use of these floodplain areas. Best
Management Practices, such as establishing vegetated buffers along stream banks, are strongly encouraged.
Some areas have reverted to wetlands or floodplain forests. This vegetation can greatly improve floodwater
attenuation and may capture sediment and debris during large flood events, helping to mitigate downstream
flood damage and debris jams.

Development in this area must be carefully designed to minimize risks to life and property, and to ensure that
floodwaters are not displaced onto upstream or downstream properties. When new structures are constructed,
they should be elevated at least two feet above base flood elevation. Use of compensatory storage or structural
piers is highly encouraged to accomplish this elevation.

Transportation: Construction of new roads should be extremely limited in this area. When new roads are
constructed, they must be designed to ensure that floodwaters are not displaced onto abutting or downstream
properties.

Some elements of the existing transportation network may contribute to upstream and downstream flood
damage. Undersized bridges and culverts may cause downstream erosion that destabilizes stream beds and



Section 3: Where We Live | Page 139

banks and may even change the path of the stream. Berms used to elevate roads may disconnect a river from its
floodplain and push floodwaters onto other properties. Redesign and retrofitting existing elements of the county
transportation network to reduce flood hazards is highly encouraged. This may include increasing bridge and
culvert spans, installing bypass culverts or low water crossings in berms, and development of flood benches to
reconnect rivers to their floodplain.

Agricultural Soils Mitigation: This area should be targeted for conservation associated with off site mitigation
from other sites within Lamoille County. When land in this area is conserved through off site mitigation, the
mitigation agreement should contain provisions for maintaining or establishing a vegetated buffer along the
stream bank.

Off site mitigation should be allowed when necessary for hazard mitigation and/or floodplain restoration. This
area should also be targeted for investments in programs aimed at assisting agriculture and forestry.

Conserved Lands Overlay
General Description: There are two overlay areas on the Future Land Use Map. Overlays create special use areas
placed over existing land use areas that identify unique provisions in addition to those of the underlying area. The
overlay protects a specific resource or guides development within special areas. The objectives of each underlying
Planning Area should be followed for both conserved lands overlay areas.

The overlays on the Future Land Use Map are for State Forest Land and Other Conserved Land. Conserved lands
often have limited uses because of the characteristics being conserved. Development is usually limited or
restricted. Much of the Conserved State Forest Land in Mt. Mansfield State Forest is leased by ski resorts and
subject to Act 250 review. Since these areas have already been conserved, they are not targeted for future
agricultural soils mitigation. However, future conservation easements are encouraged to connect to existing
conserved lands to: reduce forest and agricultural fragmentation; provide large blocks of land that better support
wildlife connectivity; protect rare, important, and irreplaceable natural and fragile areas; and protect scenic and
historic features and resources. Use of recreation on some conserved lands is appropriate and should be
encouraged when possible.

Transportation: Transportation infrastructure can fragment working lands just as much as development. New
roads should be extremely limited. Roads and trails should be constructed with consideration of impacts on
productive forest stands, agricultural operations, wildlife connectivity, erosion and runoff, and aesthetic
resources.

Shoreland Area Overlay
General Description: Overlays create special use areas placed over existing land use areas that identify unique
provisions in addition to those of the underlying area. The overlay protects a specific resource or guides
development within special areas. The objectives of each underlying Planning Area should be followed for both
conserved lands overlay areas.

The overlay on the Future Land Use Map for the Shoreland Area follows the jurisdiction of the Vermont
Shoreland Protection Act (Chapter 49A of Title 10 §1441 et seq.) administered by the Agency of Natural
Resources Department of Environmental Conservation. The Act establishes a state regulation for guiding
development within the protected shoreland area 250 feet from the mean water level of all lakes greater than 10
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acres in size. The intent of the Act is to prevent degradation of water quality in lakes, preserve habitat and natural
stability of shorelines, and maintain the economic benefits of lakes and their shorelands. Municipalities may be
delegated to administer this Act locally.

Future Land Use Goals
In order to measure the effectiveness of local and regional planning efforts in establishing the development
patterns outlined in the Future Land Use Map, LCPC establishes the goals listed for the next regional planning
cycle. NOTE that the purpose of these goals is to measure the progress toward attaining the objectives of this
Plan. The goals listed below are not intended to be mandates for any municipality, and they shall not be used
as the basis for denial, or recommendation of a denial, of any development proposal, including projects with a
substantial regional impact.

Locate at least fifty percent (50%) of new residential dwelling units in Center Areas defined on the
Future Land Use Map.

Locate at least fifty percent (50%) of new or renovated commercial floor area in Center or Enterprise
Areas.

Increase the county wide supply of workforce housing.
Reduce the rate of fragmentation of agricultural and forest lands in the Rural and Working Lands Areas.
Increase the number of public road miles in Center Areas served by appropriate pedestrian

infrastructure. In rural settings, this may include expanded/wide shoulders, trail networks, and off road
paths.

Maintain and improve wildlife connectivity, as measured through the following:
o Increase the percentage of conserved or protected land within identified wildlife corridors
o Increase the percentage of culverts within identified wildlife corridors utilizing aquatic organism
passage (AOP) design features.

As noted above, these goals are intended solely for the purpose of measuring progress toward the objectives
of this Plan, and shall have no regulatory effect. If, upon evaluation, a goal is not met, it could signify:

A need to reevaluate State, regional, or local policies that may inhibit achieving the goal. For
example, if less than 50% of new residential dwelling units are located in Center Areas, this could
signify a need to revise State wastewater rules to allow more extensive alternative wastewater
treatment technology and/or management structures, as outlined in the “Land Use and
Infrastructure Limitations” discussion below.
A need to reprioritize funding to meet the Goal. For example, if less than 50% of new and renovated
commercial floor area is located in Center or Enterprise Areas, this could signify a need to prioritize
funding for wastewater, water supply, transportation, and telecommunications infrastructure
serving these areas.
A need to reexamine the goals. For example, if Centers are inhibited by flood hazards or already
developed to build out capacity, such that new development cannot occur, this could signify a need
to identify safer areas for new Center or Enterprise Areas.
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POLICIES & ACTION ITEMS

Policy: Infrastructure investments, transportation improvements, and location of public buildings should reinforce
the objectives of the Regional Plan. Future development should be directed to areas served by water and
wastewater and other public infrastructure.

Action Items:
Coordinate and educate municipalities to plan for controlled and guided growth, through use of locally

appropriate tools such as municipal plans, infrastructure inventories and assessments, capital budgeting,
public grants and loans, and innovative financing structures.

Development and maintenance of modern infrastructure systems, including multi modal roads, water
supplies, wastewater systems, and diverse energy sources, with priority given to infrastructure that supports
development and redevelopment of Center and Enterprise Areas.

Support expansion of telecommunication and broadband networks to serve all areas of Lamoille
County.

Infrastructure upgrades and extensions serving Center Areas should receive the highest priority for
public funding. Efforts to extend water and sewer lines beyond Center Areas and/or outside established
sewer service areas should be reviewed with consideration for the long term growth and developmental
impacts associated with expanded service areas as well as planning tools and bylaws in place to prevent strip
development or undue adverse impacts on natural resources. Appropriate planning tools, such as zoning or
subdivision bylaws containing provisions to prevent strip development, should be in place prior to
undertaking sewer or water line expansion beyond Center Areas or immediately adjacent Enterprise Areas.

LCPC may support inter municipal sewer line extensions that connect Center Areas in one municipality
to wastewater treatment facilities with excess capacity in another, provided such extensions are supported
by the legislative bodies of all impacted municipalities, and measures are in place to minimize strip
development between the Centers.

LCPC will not support the relocation of community “anchors” which may include, but not be limited to,
the following: municipal offices, schools, post offices, churches, general stores, etc., outside of Center Areas.

New and expanded State, County, and Federal offices and other facilities (excluding maintenance
facilities, garages and similar uses) shall be located in Center Areas.

LCPC supports exploration and development of innovative wastewater treatment options, including,
but not limited to, development of decentralized wastewater systems.

As an alternative to wastewater infrastructure, LCPC supports municipal efforts to develop community
wastewater management districts serving Center Areas and/or to develop low interest loan programs for
septic repair and upgrades.

LCPC supports revisions to the State Environmental Protection Rules to encourage greater use of
“Innovative/Alternative Systems and Products” and waterless waste treatment options.

LCPC will work with the VT Agency of Natural Resources for allocation reform to ensure that the
reserved capacities of its member municipalities’ sewer plants are more closely aligned with the actual
operating capacity.

LCPC will work with the VT Agency of Natural Resources, interested municipalities, and other Regional
Planning Commissions to make State Wastewater Revolving Loan Funds available to capital projects within
locally defined wastewater management districts.
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Policy: A diverse array of tools should be utilized to maintain the County’s working landscape.

Action Items:
Encourage and promote the implementation of a range of conservation concepts in planning; i.e., the

transfer and/or purchase of development rights, land trusts, conservation easements, covenants, land use tax
incentives, and clustering to allow for the retention of open space whether it is scenic vistas, agricultural
lands, wildlife management areas, public lands, etc.

Encourage the use of transfer of development rights, purchase of development rights, and similar
planning tools to:

o Encourage higher density development in Growth Areas
o Protect agricultural and forest resources in Rural and Working Land Areas
To reduce development pressures on Rural and Working Lands, encourage development in Center and

Enterprise Areas. In Center and Enterprise Areas, LCPC may provide comments through the Act 250 process
regarding appropriate circumstances for off site mitigation, as outlined in the Future Land Use Map,
regardless of whether the project meets the definition of a substantial regional impact.

Target the Working Lands Area for protection associated with off site mitigation from other sites
within Lamoille County. In order to ensure that off site mitigation best meets the needs of local
communities, off site mitigation payments may be made to local Land Trusts with proven records of land
conservation and ongoing stewardship.

In Rural and Working Lands Areas, protect the viability of agriculture and forest lands by supporting
development designed to mitigate the impacts from parcel fragmentation and to provide continued
accessibility to resource lands. When development of agricultural and forest lands occurs, development
should be clustered in such a way so as not to negatively impact the continued viability of any remaining or
adjacent agricultural operations. Consideration should also be given to the loss of open space and
recreational resources when developing agricultural and forest lands.

Policy: Increase the amount of “shovel ready” land for industrial development served by sufficient infrastructure.
Such land should primarily be located in Enterprise Areas or within Center Areas as appropriate based on local
planning goals.

Action Items:
Inventory and map existing industrial areas to assess regional capacity for expansion.
Identify infrastructure limitations to support industrial development in Enterprise Areas and Center

Areas. Assist municipalities in pursuing funding and financing to address these limitations, provided such
investments support the three primary land use objectives described in this section.

Work with owners and operators of existing intensive uses, such as gravel pits and other earth
extraction industries, to determine if future industrial uses may be incorporated in long term remediation of
the site.

Within zoning districts designated primarily for industrial development, municipalities are encouraged
to consider allowing some industrial uses as permitted uses rather than conditional uses. In such areas,
municipalities should also consider measuring performance standards such as noise from the boundary of the
industrial district rather than property lines within the district.
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Working Lands: Strategy
The working landscape is a central component of the character and economy of Lamoille County and has shaped
the region’s human settlements and transportation networks. This landscape is the result of centuries of active
land management by generations of Lamoille County residents. The following key strategies must be recognized:

Ensure the viability of diverse agricultural and forest based enterprises as a key component to maintaining
the County’s working landscape. Without agriculture and forestry, much of the working landscape would be
lost. Agricultural and forest based enterprises, including agritourism, must be provided with the flexibility to
adapt to changing conditions.
Private property owners are the primary stewards of the County’s working landscape. Private property
must be respected, and education is a more effective tool for encouraging sound stewardship of the
environment than regulation. As new residents move to the region, it will be important to educate these
residents about the Lamoille County land ethic, and the importance of traditional activities, such as
agriculture, hunting/fishing, and forestry in order to minimize conflicts over use of land.
Public Lands contribute to the County’s working landscape. Public lands may range from small, community
owned parks to large State Forests. Some towns have invested local resources to create “Town Forests” or
operate local Land Trusts. Acquisition of new public land should occur in consultation with the host
community, and public lands should be open to diverse public uses.
Lamoille County is home to diverse wildlife resources, including large blocks of unfragmented core forest
habitat. Wildlife based activities such as hunting and fishing are an important component of the Region’s
culture and economy. Sound management of the working landscape can enhance these resources, while
fragmentation of habitat can undermine its quality.
The working landscape provides diverse outdoor recreational opportunities, which also contribute to the
regional economy. Recreation includes traditional activities such as hunting and fishing, as well as newer
activities such as mountain biking and dog sledding. With sound land management and cooperative
planning, diverse recreational opportunities can coexist with each other and with agriculture and forestry
operations.

POLICIES & ACTION ITEMS

Policy: Support and strongly encourage the continued diversification of the agricultural and forest products
produced in Lamoille County.

Action Items:
Work with communities to ensure that regulations in the Rural and Working Lands Areas allow for

diverse farm and forest operations, including onsite value added production, and expanded definitions for
State Accepted Agricultural Practices. Modernize regulations to reflect growth of non traditional activities
(such as agritourism, back yard saw mills, on farm cafes, etc.).

Support expansion of workforce training (adult education and vocational education) efforts related to
the agricultural and forestry industries. Examples include the GMTCC Forestry and Land Management
Program and the Vermont Woodworking School.
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Fragile Areas and Natural Areas
Fragile and natural areas in Vermont
comprise many of the irreplaceable
components of the State's habitats
and ecosystems. These resources
provide educational, economic,
visual, historical, and natural benefits
to the State's residents and visitors,
both now and in the future. Many of
these sites provide important links to
our past and aid in our understanding
of how our natural environment has
changed or may in the future. Lamoille County hosts five fragile areas, more than any other County in the State.
These areas total approximately 2,800 acres. Three of these fragile areas are located on, or in close proximity to,
the summit of Mt. Mansfield.

In addition to fragile areas, a Natural Areas Inventory of the State was completed prior to the Fragile Areas
Registry. In fact, many of the sites found on the Registry were originally documented in the Natural Areas
Inventory which was conducted jointly by the Vermont Natural Resources Council and the State Planning Office
during the mid 1970s. There are 47 natural areas listed in Lamoille County, of which several are deer wintering
areas, glacial features, and bogs (Table 4 14).

Protecting the Working Landscape
Preserving agriculture and forest industries is achieved through a number of regulatory and non regulatory
tools, many of which are profiled in the Land Use chapter (page 135). In particular, conservation efforts have
achieved significant permanent protection of agriculture and forest land through legally binding agreements
between a landowner and either a government agency or land protection organization (land trust) that ensures
a parcel will be protected indefinitely from certain types of development. Conservation easements are typically
created to conserve farm or forest lands, to protect ecologically sensitive areas, or to protect land that has
particular importance to an individual, family, or community. Easements are sometimes donated but can also
be purchased.

Three land trusts are active within Lamoille County. The Vermont Land Trust is a statewide organization that
facilitates the implementation of permanent conservation easements to preserve farms, forests, wetlands, and
other open space. The Vermont Land Trust has conserved more than 360,000 acres of productive forest lands
across the State of Vermont. The Vermont Land Trust was active in the conservation of the Atlas Timber Lands
in Eden, Belvidere, and Elmore. The Stowe Land Trust is an active local land trust in the Town of Stowe. Since
its creation in 1988, the organization has completed 28 conservation projects, five of which are owned and
managed by the Stowe Land Trust, and has conserved over 3,200 acres, including the Mayo Farm and Kirchner
Woods. The Nature Conservancy is an international land protection organization that has protected land in
Lamoille County, such as the Babcock Nature Preserve in Eden.

Other land trusts active in Lamoille County include theWaterville Land Trust, and the Northern Rivers Land
Trust, which includes the Lamoille County towns of Wolcott and Elmore, as well as Craftsbury, Greensboro,
Hardwick, and Woodbury. Residents of other communities have expressed interest in developing a local or

Table 4 14. Fragile areas in Lamoille County
Fragile Area Location Acreage Critical Features
Mt.
Mansfield

Stowe & Underhill 200 Significant extent of alpine tundra,
several rare and endangered species

Cambridge
Pine Woods

Cambridge 22 Old age white pine and hemlock stand

Smugglers’
Notch

Cambridge 1,424 Arctic plant species, Peregrine Falcon
nesting sites, and geologic features

Miller Brook
Cirque

Stowe 1,200 Significant example of mountain valley
glaciation

Molly Bog Morristown 20 Exemplary postglacial bog
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Public Facilities
Municipalities in Lamoille County have town and village offices. For information on the condition, capacity, and
prospective use of those facilities, please contact the municipality.

The State of Vermont has located a number of services
and offices in Lamoille County. As the Shire Town,
Hyde Park hosts a branch of the State’s Court System,
including the Lamoille Superior Court, Lamoille
Probate Court, Lamoille Family Court, and Lamoille
District Court.

The Department of Health has a district office located
in Morrisville. This office offers the following
programs: Breastfeeding & Mother to Mother
Support, Children’s Integrated Services (through the
Department of Children and Families), Early Periodic
Screening, Diagnosis, and Treatment Program,
Eligibility Screenings for 3SquaresVT, Reach UP, and
Medicaid, Ladies First, and Vermont WIC: Women, Infants, and Children. The District Office includes all of
Lamoille County plus Craftsbury, Greensboro, Hardwick, Stannard, and Woodbury.

The Agriculture Building in Morristown offers branches of the federal Natural Resources Conservation Service and
Farm Services Agency as well as the UVM Extension. The VTrans has district garages located in Cambridge, Eden,
and Morrisville. All towns have a post office with varying levels of service provided. State offices are encouraged
to locate in Lamoille County.

Cemeteries
There are approximately 121 acres of cemetery in Lamoille County.

In Vermont, authority to manage public cemeteries is vested with the local legislative body. The day to day
maintenance and care of cemeteries in the region falls to three types of entities: cemetery associations,
cemetery commissions and interested individuals. Cemetery associations are private, non profit corporations that
exist to own property and act on a regular basis to take care of the cemeteries under their purview. Cemetery
commissions also act routinely to care for the cemeteries; however, their authority to act in this capacity is a
delegation of the authority granted to the Selectboard.

The cemetery commissioners and the cemetery associations are responsible for laying out the cemeteries, selling
lots, and securing on going care and maintenance of the cemeteries, as well as maintaining records of the
cemetery. Local commissions are responsible for assessing cemetery need.

There are no crematory facilities in Lamoille County. Those seeking cremation are serviced out of South
Burlington or St. Johnsbury. There are three operating mortuaries in the county.
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TOWN OF LOWELL, VERMONT 

Town of Lowell 

 

Community Profile 

Lowell is a Town in the North East Kingdom of Vermont and is 

part of Orleans County which is made up of 18 Towns and one 

City – Newport.  Sitting at an elevation of 996 ft. with a total 

land area of 56 square miles, Lowell has unrivaled scenic views 

in the heart of the Green Mountains.   

Lowell is surrounded by seven neighboring towns reaching the 

borders of: Westfield, Irasburg, Eden, Troy, Newport, Albany & 

Montgomery.  

A large percentage of Lowell’s land is forested mixed with rural 

residential and a small portion being considered “the Village” 

which is located where Route 58 and Route 100 intersect. This 

location is commonly referred to as “The Four Corners”.   

 

The Town of Lowell has mountains and hills on three sides. All 

except for the northern pan of town is quite rough and 

mountainous. The northern pan of town is fairly level. The 

Missisquoi River rises in town, originating in a small pond nearly 

on the line between Lowell and Eden, and enters Westfield 

near its southeast corner. It flows northward into Canada and 

then turns westward and cuts its way through the mountain 

a few miles north of the border, enters Vermont again and 

continues west into Lake Champlain. It is an important river 

and its valley is an important unit in the economic status of 

the state. Years ago in the center of the Town of Lowell at the 

grist mill the Missisquoi River passed through a hole in the solid 

rock at the foot of a fall in the river of 10feet. The top of the rock 

bridge was three feet wide.  

 

Where originally there were 37,000 acres set to the town, 

now there are just over 33,729 acres. Upon the southern 

border arc Mt. Norris, M t. Hadley and Mt. Belvidere. In the 

eastern pan of the town is a mountain which affords only two 

places for a road, one is the old Hazen Road and the other 

is the Irasburg route. Serpentine Hill in the northern pan of 

the town, is also an abrupt elevation. The whole  eastern  

and  central  pan  of  the  town  are  very  rough  and 

mountainous. The northern pan of the township is a fertile, 

sandy plain, watered by branches of the Missisquoi River, 

forming the most available farming land in the township. 

The numerous springs and  streams  that  unite  to  form  the  

Missisquoi  are  waters  of  an exceptionally pure quality, and 

VERMONT 

 
Total Area: 9,609 square miles  

 

Highest Elevation: Mt. 

Mansfield, 4,395.3 ft. 

 

Lowest Elevation: Lake 

Champlain shoreline, 95 ft.  

 

Major Mountains: Killington, 

4,229 ft., Mt. Ellen, 4,083 ft., 

Camel's Hump, 4,083 ft., Mt. 

Abraham, 4,017 ft.  

 

Major Rivers: Missisquoi River, 

Lamoille River, Winooski River, 

White River, Otter Creek, West 

River, Batten Kill, and the 

Connecticut River which runs 

along Vermont's Eastern 

boundary with New Hampshire 
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During the spring of 2000 the Lowell Planning 

Commission conducted a public opinion 

survey and held a public information 

meeting to determine the needs and 

desires of Lowell's residents with regard to 

the Town's future.  

 

The Planning Board in conjunction with the 

Town Clerks Office will hold another survey 

allowing the residents to voice their opinions 

on planning for our community.   It will focus 

on  their concerns, what  development they 

would like to see happen in the future and  

asking for ideas on how to protect the Town 

but also advance and grow it to its full 

potential.  

The Zoning Board will take all opinions into 

account when updating the next Town Plan 

to ensure all residents have a say in the 

future of Lowell.   

 

Based on past objectives, Town feedback 

and the Zoning Board analyzing the data 

presented in this plan the following 

objectives are being set in place as the 

future goal of this Town to achieve.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Vision 

Statement 
It is the primary and 

fundamental intention of 

Lowell to remain a rural, 

agricultural town that 

encourages farming and a 

town that encourages 

individual businesses and 

entrepreneurship of a scale 

that can integrate 

harmoniously into its 

residential areas.   
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GOALS AND OBJECTIVES: 
The primary goal of this Town Plan is to provide for Lowell's residents: to further their 

opportunities to maintain an adequate and satisfying livelihood, to foster harmony among 

neighbors and to protect and maintain the rural lifestyle we all enjoy. It is to these ends the 

following objectives are set out. 
 

 Ensure all residents have their property rights both respected and protected.  

 

 The growth of Lowell should occur in such a way as to enable residents to continue to 

live in town without undue tax burdens. 

 

 Allow for commercial and industrial development that fit within the Towns primary 

objective. 

 

 Create a safer intersection at Routes 58 and 100. 

 

 Ensure the Zoning Administrator is well enformed and equipped with the necessary 

resources to make determinations that adhere to state regualtions for building in flood 

zones.  

 

 Have flood maps available to the people of the town along with guidelines and 

suggestions for protecting themselves in a flood situation.  

 

 Work with the Select Board and Road Commissioner to see better maintenance of 

ditches and culverts to prevent flooding during storms and seasonal melting.  

 

 Maintain the Town's beautiful rural character as much as possible – elminating junk 

yards and unsightly areas. 

 

 Participate in the National Flood Insurance Program – Community Rating System 

through FEMA to raise awareness on flood prevention while qualifying the town 

residents to take advantage of home insurance discounts.  

 

 Provide a public carpooling lot for residents commuting to work in other towns.  

 

 See that the Town Residents have access to reliable high-speed internet.   

 

 Keeping communication open between Town officials , residents, neighboring towns 

and the Zoning Board to ensure there is a constant awareness of what the residents 

needs are while projecting future development to accommodate growth. 

 

 Encourage open farmland for agricultural purposes and find new ways to support 

career farmers and hoby farmist to ensure they can continue their appreciated 

endevor. 

 

 Maintain roads like Bayley-Hazen Military Road between Lowell and Albany, that are 

no longer maintained for vehicular use, for recreational uses. 

 

 Encourage the development of more town owned and operated parks and other 

recreational uses and maintain the ones the Town already has. 

 

 Encourage the maintenance of the roads in Lowell in such a manner as to allow for 

safe passage and to prevent traffic congestion. 
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Land Use 
 

The Lowell population for 2010 

was 879 and the average people 

per square mile was a mere 16.  

When comparing to Orleans 

County or the State of Vermont 

we can clearly see that Lowell is 

well below the average and that 

our population is geographically 

sparse in comparison.  

 

Open Spaces Reserved for Conservation Purposes 

One of the former Lowell Town Plan’s, adopted on December 12, 1989, contains wording to 

authorize a Conservation Mountain district to limit development in those areas of Town least 

suited for development. Such a district was established in the current Lowell Zoning Bylaw, 

adopted in 2009, and the objective for this district designates those areas over 2,000 feet in 

elevation as being in the Conservation Mountain district. These areas are generally forested, 

are inaccessible and have moderately steep to very steep slopes. It should be noted that 

those areas in Lowell that are above 1,500 feet also possess many of the same 

characteristics as those areas above 2,000 feet in elevation. These areas can be found 

along the Town's eastern, southern, and western boundaries. 

 

Projected Housing Needs 

The reader should note that the Town of Lowell is not and will not be in the business of providing 

housing for the residents of Lowell. The purpose of the housing element is only to help the Town 

understand the existing housing situation and the Town's future needs. 

 

Like many of the towns in Orleans County, Lowell had seen growth in the number of buyers of 

second homes.  Up until the current economic downturn the region was attractive to many 

looking for a getaway spot.  Housing was relatively affordable, and the scenic beauty of the 

area was appealing to many. This demand has decreased in the last few years but the Zoning 

Board hopes that in the future the Town will still be seen as a desirable vacation area for 

prospective buyers. 

 

With a population growth estimated by the Census Bureau of 15% by 2020 – an increase of 

only 139 persons - we very comfortably foresee the housing market growing with the 

population at a manageable rate.  We cannot see there being a housing crisis or urgent 

demand that the area cannot supply.   

The Town Must be aware at all times of the economic situation and if there are large 

corporations coming into Town supplying jobs enticing quantities of new families to migrate 

to the area.  This situation is rare but can provide a housing demand that the Town is not 

capable of supplying. 

 

Village Character 

The Zoning Board is proud of the Town’s historic village and wants to encourage the revival 

of some original aesthetics it once possessed.  The Zoning Board aims to maintain the 

 
Population 

2010 

Area – 

square miles 

People per 

square mile 

Lowell 879 56 16 

Orleans County 27,231 698 39 

Vermont 625,741 9620 65 
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integrity of all public areas of the town to these standards to encourage residents to follow 

bringing the town’s core to its original charm.  

 

Plans for the village: 

 Give the town a more community-like and attractive appearance to reflect what 

the area really is, has been and could be in the future. This can be done by adding 

parks, benches, secure places young children can play with their parents, improved 

sidewalks, elderly housing and easy off street parking that would encourage 

business.  

The Zoning Board will look to the 

community survey to see what the Town 

Residents feel are priorities in the Village 

and what they would like to see 

improved upon. The Town can then 

discuss and approve a budget for the 

additions and changes. 

Future Land Use  
 

Permit Allocation 

The Town of Lowell Adopted its Zoning By-Laws May 25, 2009.  A copy can be obtained from 

the Town Clerk’s office or from the Zoning Board.  These policies explain the current criteria 

and requirements for anyone wishing to build in Lowell.   

The Zoning Board will be updating and revising these in the near future to ensure they are 

current with today’s trends and co-inside with the new Town Plan objectives.   

 

The current procedure is for residents to fill out a building permit with all required information, 

have the appointed Zoning Administrator sign and approve the request, pay the indicated 

fee and then it is filed with the Town Clerks office.  In the last few years there have been very 

few resident requests that have brought forth debate, extended discussion or caused any 

concern to the Town.  Therefore the Zoning Board agrees that the current procedure for 

building permits works well for the Town and there is no need to change the arrangement 

at this time.   

Should there be any challenge to the system in the future the Zoning Board will then review 

the process.  

 

In the year 2000 – 34 Building Permits were submitted to the Town by residents.  In 2010 there 

were 33 permits issued showing no great change in the 10 year period.  

 

Building permits were issued for various reasons but mainly for small out buildings, sheds and 

garages being added on.  There were also approval requests for housing additions, 

placements of trailers and sub-division of land into smaller parcels. 

 

The Zoning Board currently feels that any property that meets the specified requirements is 

eligible for building. We will not dictate to property owners and undermine their rights if they 

meet requirements for the town and adhere to all state and federal by laws.  The only way 
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Recreation 
While the Town of Lowell does not have 

an organized recreation program, 

recreational options are available locally 

for those who enjoy the outdoors. Lowell's 

forests offer opportunities for upland 

game, deer and moose hunting, 

snowmobiling, cross-country skiing, 

snowshoeing, hiking and fishing. For those 

who enjoy indoor activities, Derby and 

Newport City can provide various forms 

of entertainment. While the Missisquoi 

Bowling Alley is a local place for some 

indoor fun.  

 

Located at the Lowell Graded School is the school playground and Gelo Park. These areas, 

which include ball fields and basketball courts as well as the traditional playground 

equipment, provide opportunities for both children and adults.  

 

For hiking, biking, snowshoeing, and Nordic skiing: The Long Trail passes through the western 

part of Town and the Town's roads provide ample opportunities for both road and mountain 

biking. In addition to the Long Trail, approximately 8.6 miles of the Catamount Trail also pass 

through Lowell. Some of the Catamount Trail follows the Bailey Hazen Military Road between 

Albany and Lowell. This trail, like the Long Trail, also runs the length of the State, but it is 

designed for snowshoeing and Nordic skiing. Summer use of the Catamount Trail is generally 

not permitted. Lowell's wilderness areas and many streams and rivers should also provide 

ample opportunities for hunting and fishing. 

 

The Vermont Association of Snow Travelers (VAST) maintains trails in Lowell. One of these 

trails coincides with the Catamount Trail on the Bailey Hazen Military Road between Albany 

and Lowell. 

In the area surrounding Lowell there are ample recreational opportunities. Jay Peak is 

located about 15 miles away and offers both alpine and Nordic skiing in the winter and 

hiking, mountain biking, golf, tennis and basketball in the summer. Burke Mountain is a little 

further away and offers both alpine and nordic skiing. Kingdom trails is located near Burke 

Mountain and offers hiking and mountain biking. Many of these same activities are also 

available south of Lowell in the Stowe area. For those who prefer the water, there are many 

lakes in the area that offer swimming, boating, and fishing. In addition to those opportunities 

listed here there are numerous other recreational activities to do in the area.  

 

Recreational Planning  
The Zoning Board does not see the need at this time to recommend any kind of an 

organized recreation program. However, because Lowell's recreational opportunities are 

dependent on the quality of Lowell's environment, it is necessary to protect and maintain 

Lowell's wonderful natural resources including the trails and streams, from development 

damage.  
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Commissioner to monitor and maintain the current storm drains to provide a level of 

drainage that will prevent damage due to storm runoff. 

 

Solid Waste – Household Refuse Disposal 

Solid waste in Lowell is picked up by private contractors and hauled to the Waste USA land 

fill in Coventry. The cost for pick up is paid for on an individual basis by the Town's residents. 

As with water and sewer services the town does not feel at this time that a municipal service 

is needed nor is the cost warranted.  

 

Recycling 

The previous Town Plan adopted in 2009 reported that residents were required to take 

recyclables to a neighboring town for disposal.  Since that time the Town of Lowell has 

provided residents with a local drop off point at the Town Garage.  The bins are “all in one” 

and do not require sorting.  The drop off is monitored by a 24 hour camera surveillance 

system to ensure unlawful dumping is not being practiced.  The recycling is open to residents 

seven days a week from dawn until dusk.  Anyone caught dumping non-recyclable 

materials in the bins is subject to a $50 fine as stated in a new Town Ordinance adopted in 

2014.  

 

While the current system of dealing with solid waste and recyclables has been working well 

for the Town, there is a state-wide solid waste implementation plan coming into effect this 

year and all Towns must be in compliance by 2015.  The Town Clerks office is currently 

working on the new plan which will be updated by the end of 2014 and will be introduced 

to the town in the most effect manner possible.  

We are still unsure as to the extent of the changes these new requirements will bring and the 

Zoning Board will be prepared to update the Town Plan to necessarily reflect the new SWIP.  

 

Energy 
 

Electric Infrastructure and Services 

Power is supplied to the Town by the Vermont Electric Co-op. With the installation of the new 

wind towers, Green Mountain Power maintains a transmission station on Rte. 100 in and all 

of the transmission lines and distribution are facilitated through the VEC.  

 

VEC's distribution system line lengths have not changed significantly from the 45 miles 

reported in 2009, however all of the distribution assets along Rte. 100 in Lowell were rebuilt 

with the KCW project. These upgrades have greatly improved reliability. 

 

The Lowell substation was upgraded from 2,500 kilo-volt amperes to 7,500 kilo-volt amperes 

when the VEC rebuilt the station in 2011/12. The station is now fed from the VEC 46 kilo-volt 

transmission system in the north which is connected to the VELCO 115 kilo-volt system. The 

old connection to the south is now used as a redundant source. Having dual sources from 

the north and one from the south has greatly improved operating flexibility and reliability. 

 

The 46 kilo-volt transmission line between Jay and Lowell was rebuilt in 2011/12 as part of the 

KCW project. It has a capacity of 75 mega-watts which serves Lowell as well as serves as the 
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connection for the KCW wind farm to the VELCO bulk transmission system in Jay. This 

transmission line which is all to the north of the Lowell substation is jointly owned by GMP and 

VEC, with VEC being the operating authority and charged with maintenance. 

 

Approximately four miles of new 46 kilo-volt line was built from the south of the Lowell 

substation to connect to the wind farm. This line is rated at 75 mega-watts as well and is only 

used to transport the wind farm output. This line is solely owned by GMP which they operate 

and maintain. 

 

Telecommunications Facilities 

AT&T has recently recorded a land lease with the Town Clerks Office to install a new cell 

phone tower on a piece of property located on Bousquet Road in Lowell.  This should be 

completed and operational by 2015.   

There has not been much debate about the project in Town and residents are not fighting 

the development as it seems to be considered a desired step forward.  This will provide the 

residents with better mobile reception at their homes and many homes where there was no 

service will now be able to receive a signal.  

 

This is a positive step for the growth of Lowell.  As prospective buyers from out of town are 

looking at properties in Lowell it may be a deterring factor to not have cellular service at the 

proposed cottage/camp.  This may be an incentive for newcomers and promote real 

estate sales.  

 

Communication Infrastructure and Services 

The Town of Lowell has limited DSL availability.  It is the goal of the Zoning Board to rectify 

this and promote the extension of more dependable DSL lines for the residents.   

Many residents rely on satellite internet providers and this source can be more costly and 

less reliable.  

 

The Zoning Board will consider in the future installing a town wide “wifi” capability providing 

internet to all residents.  However, this is a costly venture and is not feasible for the town at 

the moment.  It will be discussed in future years to see if the Town can make this a reality for 

residents.  The installation of the new AT&T Cell Tower might make the possibility more likely 

in the coming years.  

 

Conservation and Local Generation 

In 2010-2011 the Town of Lowell began discussing the 

proposal for the installation of wind turbines for 

renewable energy production.  This was a project 

piloted by Green Mountain Power and the turbines 

would be erected on the mountain ridgeline between 

Albany and Lowell.  

There was much debate over the project but in the 

end the Town’s people voted in favor and the project 

was approved.  
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(3) Class 3 town highways: 

(A) Class 3 town highways are all traveled town highways other than class 1 or 2 highways. 

The selectmen, after conference with a representative of the agency shall determine which highways 

are class 3 town highways. 

(B) The minimum standards for class 3 highways are a highway negotiable under normal 

conditions all seasons of the year by a standard manufactured pleasure car. This would include but 

not be limited to sufficient surface and base, adequate drainage, and sufficient width capable to 

provide winter maintenance, except that based on safety considerations for the traveling public and 

municipal employees, the Select Board shall, by rule adopted under 24 V.S.A. chapter 59, and after 

following the process for providing notice and hearing in section 709 of this title, have authority to 

determine whether a class 3 highway, or section of highway, should be plowed and made negotiable 

during the winter. However, a property owner aggrieved by a decision of the Select Board may 

appeal to the transportation board pursuant to subdivision 5(d)(9) of this title. 

(C) A highway not meeting these standards may be reclassified as a provisional class 3 

highway if within five years of the determination, it will meet all class 3 highway standards. 

 

(4) Class 4 town highways are all town highways that are not class 1, 2, or 3 town highways or 

unidentified corridors. The Select Board shall determine which highways are class 4 town highways. 

 

(5) Trails shall not be considered highways and the town shall not be responsible for any 

maintenance including culverts and bridges. 

 

Highways & Streets 
Lowell, as a rural community, depends entirely on its highway system and private vehicles 

for transportation purposes. Thus, the highway system is of the utmost importance. Within the 

Town of Lowell there are two State highways. Route 100 is a north/south highway providing 

access to Newport City to the north; Morrisville, Stowe, and Interstate 89 to the South. Route 

58 is the east/west highway and it provides access to Barton and Interstate 91 to the east;  

Montgomery and other points to the west. Route 58 to the west of Route 100, however, is a 

town road with a gravel surface. This portion of Route 58 passes through Hazen's Notch and 

is closed during the winter months. 

 

Route 100, classified as a rural minor arterial, passes through the Missisquoi River valley and 

is generally in good repair, it has paved shoulders that are two feet wide, and has relatively 

few problems. The problems that do exist include an unsafe segment between mile markers 

5.6 and 5.9 , poor pedestrian access to the Lowell Graded School, and a dangerous 

intersection with Route 58. To the north of the Village is a segment of Route 100 (between 

mile markers 5.6 and 5.9) with an "S" curve that makes it difficult for northbound drivers to 

see the farm and cattle crossing to the north (this farm is not currently in operation and 

therefore not a hazard at this time).  

 

Route 58 to the east of Route 100, which is classified as a major collector, passes over the 

ridge that forms the northern end of the Lowell Mountains and therefore provides many 

scenic vistas to the west and north. This highway needs to be repaved but it has not yet 

been included in the State's repaving program. That portion of Route 58 west of Route 100 

is an unpaved Class 2 town road that is eligible for State and/or Federal funds for 

maintenance 

 

Future of Roads 

The Zoning Board would like to see something done to the intersection at Route 100 and 

Route 58 – the Four Corners leading to the Village.   



 

 

 

 

 

 

TO
W

N
 P

LA
N

 2
0

14
 

 

60 

parking lot should also include one or more bicycle racks. The Town could consider buying 

some undeveloped property in the Village area to develop this idea.  

 

Transit Routes 

Residents of the Town of Lowell, as well as non-residents, who own land in Lowell, are most 

dependent on Routes 58 and 100, as these two routes are Lowell's main connection with the 

rest of the world. Therefore, the Zoning Board would like to stress to the Vermont Agency of 

Transportation how important it is that these roads are well maintained and/or improved 

when appropriate. In particular, we would like to see the State repave that portion of Route 

58 between Lowell and Irasburg. 

 

Terminals 

At the present time, the nearest bus routes (Rural Community Transit) are in the Newport City 

– Derby and St. Johnsbury – Lyndon areas.  These routes do not serve Lowell.  Service going 

outside the State of Vermont is also available in White River Junction. 

 

Scenic Roads 

Some of the scenic features of Lowell to celebrate are: 

 Belevedere Mountain  

 Route 58 corridor 

 Hazens Notch Road 

 Bayley Hazen Road 

 Route 100  

 Long trail 

 

Route 58 is perhaps the most scenic road in Lowell. This highway passes over some of the 

higher elevations in Lowell and offers some spectacular views. That section of Route 58 

between Irasburg and Route 100 crosses an elevation of almost 1,700 feet above sea level.  

 

Airports 

Vermont is home to a network of 10 airports around the State. Two of these airports are 

located within a 20-mile radius of the Town of Lowell - Newport State Airport located in 

Coventry and the Morrisville-Stowe State Airport. 

 

The Newport State Airport, located in Coventry, was constructed in 1941 and has two paved 

runways that are 4,000 feet long. The runways are designed for aircraft weighing less than 

12,500 pounds and with wingspans less than 79 feet. Visual and navigational aids are 

available which allow for non-precision approaches for aircraft equipped with electronic 

navigational instruments. 

 

The Morrisville-Stowe State Airport, located in Morristown, was also constructed in the 1940's 

and has one paved runway that is 3,700 feet long. The design specifications for this runway 

are similar to those of the Newport State Airport. Visual and navigational aids are available 

which allow for non-precision approaches for aircraft equipped with electronic navigational 

instruments. 

 

Both of these airports provide a number of activities that are beneficial to the surrounding 

areas. Perhaps the most important are the search, rescue, and law enforcement services. 

From an economic perspective, there are a number of business uses that are available as 
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development plans must be re-adopted at least every eight years (an extension from the previous 5-year 

interval). This schedule provides an opportunity to re-visit the challenges and opportunities facing a 

community and to comply with any additional mandates from the State. The 2018 Town Plan update is 

intended to create an 8-year vision for Eden with the understanding that changing conditions may 

require the town to re-asses planning priorities in the interim and amend any chapter if needed. 

Any future changes to the already ratified plan would go through the same process of public 

hearings  before any changes were adopted. 
 

Statement of objectives 

Based on a survey of residents in 2016 and additional community input, the Planning Commission 

identified five guiding principles to be used in the development of the Town Plan. These principles are: 

1. All residents must have their property rights both respected and protected; 

2. The growth of Eden should occur in such a way as to enable residents to continue to live in town 

without undue tax burdens; 

3. The natural environment should be protected and conserved to ensure that the resources we have 

today will be available for future generations; 

4. A safe and healthy living environment must be maintained; and, 

5. Eden’s scenic, rural, small-town atmosphere should be preserved. 

The first guiding principle of the Eden Town Plan is to respect and protect private property rights. The 

Eden Town Plan is a visioning document and does not regulate in any way.  The only regulatory 

parameters applied to the Town of Eden are in Act 250, and Public Service Board proceedings (Section 

248 and Section 248a). The District Commissions and Public Service Board must give substantial 

deference to local and Regional Plans in their rulings. This provides Eden with a voice in projects of 

local and regional significance, without infringing on individual property rights. 

 
Eden is fortunate to have a wealth of natural resources, including a lake, a reservoir, many ponds, forest 

lands, prime agricultural soils, gravel deposits, wildlife and fisheries.  These resources provide residents 

and visitors with a variety of recreational opportunities; supply valuable raw materials for construction; 

and support local jobs in agriculture, forestry, and tourism.  The local natural resource base is a central 

part of Eden’s past and present prosperity, and these resources should be preserved to afford the same 

opportunities for future generations. 

 
To maintain a safe and healthy environment for town residents, the town must also take measures to 

ensure that future development does not endanger individual property owners or the public at-large. For 

example, development should be accessible to emergency service providers, roads should be safe for 

both automobiles and pedestrians, and air and water quality should be protected. 

 
Finally, Eden residents also value the small-town atmosphere of the community, including its historical 

structures, agriculture and forest lands, and compact village centers surrounded by rural countryside. 

Maintaining this land use pattern is generally accomplished by encouraging and supporting orderly 

growth through integrated transportation, natural resource, energy, and economic policies. 
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Eden continues to grow, an emerging challenge will be to balance private property rights, and adhere to 

the preferences of the community regarding future development. 

Goals, policies, & recommendations 

Goal:  For Eden to experience slow to moderate population growth, without placing a burden on 

existing community facilities and public services. Growth should ultimately not exceed the town’s 

ability to provide services to support the population. 

 
Policies: 

 Eden encourages development that provides economic opportunities and employment for Eden 

residents. 

 The clustering and/or sitting of any new development is encouraged to replicate the established 

traditional patterns within the town, protect rural and scenic character, and to maintain 

contiguous tracts of resources and open land. 

 All development within the town must follow state wastewater regulations. 

 Further fragmentation of productive agricultural and forestland should be avoided. Continued 

access to productive forest and farmland will be encouraged. 

 Earth resource operations (sand and gravel pits and stone/mineral quarries) shall comply with 

Act 250 regulations. 

 Development in the floodplain is discouraged. 

 
Recommendations: 

 The Planning Commission should periodically review Eden’s population and housing growth 

patterns, and population projections. 

 The Planning Commission should review all Act 250 applications for their impact on the town. 

Where the application is determined to not conform to this Plan, the Planning Commission or 

Selectboard should participate in the Act 250 process in order to ensure the concerns of the town 

are addressed. 

 Encourage forest landowners to continue collaboration with the County Forester. 

 Encourage participation in Agricultural Extension Service programs. 

 Eden should work with LCPC and other organizations to educate landowners about ways to 

minimize risks for development in Flood Hazard Areas. 
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Chapter 3: Historic, Scenic, & Archeological Resources 

Historic resources 

Chartered in 1781, Eden has a long and varied history, which is the basis for many of the values and 

traditions held by residents today.  The book ‘A Walk through the Garden of Eden’, published by the 

Eden Historical Society in 1996, presents a comprehensive record of Eden’s unique history. The Eden 

Historical Society has been recognized by the community for their efforts in recording the town’s 

history, and in the preservation of local historic resources. The old Town Clerk’s office building was 

donated to the Eden Historical Society by Fred and Patricia Lentz.  The building was re-located to a plot 

of land next to the Eden Central School.  This plot of land was deeded to the Eden Historical Society 

from the Town of Eden. The building is under restoration with a goal to function as an educational 

center, showcase artifacts and to provide information on the history of Eden. 

 
Although Eden does not have any structures listed on the National Register of Historic Places, the town 

does have a considerable number of buildings of local and statewide historic significance. Many of 

these historic structures have been identified in the Vermont Division of Historic Preservation Historic 

Sites and Structures Survey completed in 1983. This survey identified 48 historic structures in Eden, 

which are highlighted in the Historic Scenic and Archaeological Resources Map. In addition to the 

inventory of historic structures and districts, there are numerous other historical locations within town, 

including former mill and schoolhouse sites, cellar holes, cemeteries, and historic roads. With a land 

grant by the Vermont Assembly following the Revolutionary War, Eden began with 36 square miles 

awarded to Seth Warner and his regiment as partial payment for wartime service. While many of these 

sites are not formally recognized, they contribute to the community’s historical fabric and connection to 

its past. 

Scenic resources 

The Town of Eden has an abundance of scenic resources for the enjoyment of residents and visitors 

alike.  A drive on almost any road, a walk on the Long Trail, or an afternoon canoeing on any of the 

town’s bodies of water provide a multitude of scenic vistas.  While the town could conceivably identify 

every meadow and forested ridgeline as scenic resources worthy for consideration or protection, the 

Planning Commission has identified priorities for special consideration. The highest priority scenic 

resources (also identified on the Historic, Scenic, & Archeological Resources map) include: 

 Vermont Routes 100 and 118: Vermont Route 100 serves as the region’s primary north-south 

arterial and is the most heavily traveled highway through Eden.  Vermont Route 118– which 

originates in Eden and runs north through Montgomery and Berkshire to the Canadian border– is 

also a very important travel corridor. These highways provide travelers with a panoramic 

window into the town.  Working to maintain an attractive highway landscape will promote Eden 

as a desirable place to live, work, and play.  The Historic, Scenic, & Archeological Resources 

Map shows some stretches of highway that are of particular scenic value. 

 
 Lake Eden, Belvidere Pond (also called Long Pond), and South Pond: Eden’s three major bodies 

of water provide immeasurable scenic and recreational value. From the wild undeveloped shores 

of Belvidere Pond (Long Pond) to the rustic camps and year-round homes around Lake Eden and 
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South Pond, the town’s bodies of water offer picturesque views from the shoreline or on the 

water. 

 
 The Green River Reservoir: Located in Eden and Hyde Park, the Green River Reservoir is the 

largest non-motorized body of water in Vermont. Its wilderness-like character is considered a 

local treasure, to such an extent that the Town of Hyde Park has adopted a view shed overlay 

district covering private lands within view of the water.  The project won state recognition for 

its creativity and the public involvement in its development. This exceptional view shed 

extends into the Town of Eden’s southern border region. Eden has not adopted bylaws similar 

to Hyde Park partially due to the fact that the land surrounding Green River Reservoir in Eden 

is owned by the State. 

 
While Eden’s scenic resources remain largely preserved within the rural, small-town character of the 

town, numerous potential threats exist. Telecommunications towers, industrial wind towers, salvage 

yards and disproportionately scaled development could all negatively impact Eden’s scenic landscape. 

In recent years, the construction of industrial wind farms, such as the 21 towers of the Kingdom 

Community Wind project in the adjacent Town of Lowell, have significantly challenged small, rural 

communities across the state.  In response, several municipalities have adopted ridgeline development 

bylaws to protect local scenic values. 

 
Ultimately, despite their inherent value to the community, Eden’s scenic resources are difficult to 

regulate. Although the community values the town’s beautiful vistas, forested hills, and open fields, it 

would be unfair to deny the right to develop lands based on the visual appearance of private property 

from a public highway. The Selectboard, Planning Commission, and town residents may establish 

policies that strike an appropriate balance between the private property rights and the economic, 

environmental, and aesthetic value of Eden’s scenic resources. At a local scale, blighted properties may 

be regulated through ordinances. However, larger development impacts associated with industrial wind 

and telecommunications towers require an ongoing public dialogue on how or if the town should 

review development on the basis of scenic values. 

Archeological resources 

Archeological sites contain a fragile, complex, and irreplaceable record of past human activities. Such 

sites differ from historic resources in that the pertinent information is buried.  For 10,000 years, Native 

Americans focused their activities within river valleys and lake basins. Evidence of prehistoric activities 

and occupations may be contained within soil deposits of a cornfield, a woodlot, or could be buried in a 

floodplain. Any prehistoric archeological sites constitute an essential link to our past. These sites are 

often the only source of information for the longest part of human history in Eden. 

 
A National Park Service study of archaeologically significant riparian areas was done as part of the 

Vermont Rivers Study in 1986. The Park Service findings concluded that the entire length of the Gihon 

River, from Lake Eden and points south, has an expected moderate-to-high archeological sensitivity (see 

Historic, Scenic, & Archeological Resources Map). This rating does not necessarily indicate that any 

archaeologically significant resources have been located in the area; it only denotes that the topography, 

sun exposure, availability of food and other important natural resources exist in the right combination 
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along this river to expect that the area could be archaeologically significant. Unlike the large sites found 

in Highgate and Swanton, any sites, if they exist, will likely be small. 

Results of 2016 Eden Community Survey 

The 2016 Eden Community Survey asked one question relating to the protection of historic buildings. A 

majority (66-percent) responded that the protection of historic buildings is a priority.  Comments related 

to scenic resources suggested that Eden should consider addressing the stockpiling of trash and junk 

cars.  The positive appearance of the town is an important asset, especially for visitors. Roadside litter is 

collected as a community event on Green-Up Day every May. 

Goals, policies, & recommendations 

Goal: To preserve Eden’s heritage for future generations. 

 
Policies: 

 Eden supports efforts that record local history, preserve historic structures, conserve scenic 

resources and preserve Eden’s archaeological record. Through these efforts the town’s heritage 

will be recorded, protected and made available for residents and visitors to learn what events 

have made Eden the place it is today. 

 Eden encourages the restoration and reuse of historic buildings and any future development is 

encouraged to be in character with surrounding architecture. 

 Development around the natural scenic resources identified should be sited and constructed in 

such a manner as to retain the natural scenic beauty of the area. Removal of the natural 

vegetation on a development site should be minimized and structures should be screened or 

hidden from view as best as possible. 

 Development should avoid ridgelines, especially those visible from roadways and high density 

developed areas such as the Lake Eden shoreline.  Any ridgeline development should be set back 

from the edge of the hill and have a forested buffer to protect the view from the valley. 

 Storage of abandoned vehicles and junk must comply with local and state limitations on such 

materials. 

 Encourage the State of Vermont to include neighboring towns in the decision making process 

regarding the siting of industrial power generation installations. 

 Projects occurring in archeologically sensitive areas should consider the potential impact of the 

project on these sites during the early stages of development. This will offer the best opportunity 

to mitigate potential impacts.  If at any point in the development of a parcel, an archeological site 

is discovered, the state archeologist should be given a reasonable opportunity to investigate and 

suggest a means to mitigate the impact. 

 
Recommendations: 

 Support the Eden Historical Society in their efforts to rehabilitate the old clerk’s office as an 

education center and museum; pursue grant funding to collect oral histories of our residents; 

 The Selectboard may follow up with violations of the state abandoned vehicles and junk 

regulations. 
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Chapter 5: Energy and Utilities 
 
Introduction 

This is a new chapter in the Eden Town Plan for adoption in 2018.  State Statute provides the guidelines 

for the writing of Municipal Plans.  By amendment to the State Statute, the inclusion of an energy 

chapter has been added to the Municipal Plan outline since our last Town Plan review in 2013. 

Municipalities are authorized, but not required, to develop and adopt Town Plans. If a town does decide 

to develop a Plan, that Municipal Plan may be consistent with the goals of the State, and must include all 

required elements. With the writing of this new chapter, we fulfill the requirement for a comprehensive 

Municipal Plan. 

 
The Eden Planning Commission is learning the complexities of energy, a very diverse topic that affects 

everyone, every day in many forms.  In the writing of this new chapter, we are looking to bring the Eden 

community along in the educational process.  EPC would like to share what we have learned so that 

together, as a community, we work towards a better understanding and appreciation of energy in its 

many forms. 

Statement of objectives 

As stated in the introduction in Chapter 1, the Eden Planning Commission is looking to follow these five 

guiding principles in the writing of this Town Plan. They are repeated again here to stress their importance 

in the writing of this new energy chapter. These principles are: 

1. All residents must have their property rights both respected and protected; 

2. The growth of Eden should occur in such a way as to enable residents to continue to live in town 

without undue tax burdens; 

3. The natural environment should be protected and conserved to ensure that the resources we have 

today will be available for future generations; 

4. A safe and healthy living environment must be maintained; and, 

5. Eden’s scenic, rural, small-town atmosphere should be preserved. 

 
Vermont’s Energy Goals 

With the reality that climate change is here, the Vermont Legislature took action in 2005. With 

temperature changes scientifically linked to the climbing levels of carbon dioxide and other greenhouse 

gases in our atmosphere, the state set some ambitious goals for greenhouse gas reduction with the 

Vermont Comprehensive Energy Plan. 

1. Reduce emissions from the 1990 level by 50% by 2028, and further by 75% by 2050. 

2. Goal to have 90% of our energy consumption be from renewable sources by 2050. 

With an emphasis on locally produced renewable energy, these goals would reduce our dependence on 

imported fossil fuels, provide energy security and be potentially beneficial economically.  These 

changes are a significant shift in energy policy, fuel supply, technology and infrastructure.  To reach 

these goals, there needs to be a plan and so the Public Service Department completed a Total Energy 

Study (TES) in December, 2014.  This TES was a multi-phased process that identified the most 

promising policies and technology pathways to pursue in order to reach Vermont's energy and 

greenhouse gas reduction goals. 
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Wood is considered a renewable resource and much of the wood we burn in Eden comes from a local 

source, our neighbor, or sometimes even our back yard. Wood burning for the primary heating source in 

homes and other larger buildings has been steadily increasing and this trend is especially evident in the 

northeast.  Between 2005 and 2012, all the New England States were up more than 50%.  Rhode Island 

topped the list with more than a 160% increase.  Vermont more than doubled the amount of wood 

burning households in the 7-year period as noted by the U.S. Census Bureau and the 2005 and 2012 

American Community Surveys. 

 
Wood pellet stoves are also growing in popularity with the greater convenience and fuel consistency that 

a bagged product offers.  This type of wood burning heat source is also much more convenient if storage 

or purchase of a whole season’s supply of fuel is a problem. Pellets are available from a Vermont 

manufacturer, the 802 Softwood Pellet mill located in Windsor, VT as well as many other distributors. 

Keeping our source of home heating fuel local is one possible contributing factor to a more renewable 

energy future. History repeats itself many times and although we are a long way from the peak of wood 

burning in the 1940’s in Vermont when close to half the homes burned wood, there is definitely an 

increase in the use of wood and wood products as a primary or secondary source of space heating. 

 
There are 2 natural gas pipelines in Vermont. One is an interstate line that runs for 120 miles through 

the most north-eastern corner of Vermont. The second natural gas pipeline runs 41 miles through 

Addison County and was completed in 2017.  Eden does not have access to any natural gas at this time. 

 
Electricity and Infrastructure 
Eden has one active transmission line starting at the border with Belvidere in the northwest corner of 

town, running along Route 118 to a sub-station at 308 Belvidere Road, just west of the junction 

between Route 118 and Route 100. From there, the transmission line heads south along the side of 

state highway Route 100 to Hyde Park. 

 
There is an additional leg of the transmission line that was first used when the Vermont Asbestos Group 

mine was in operation.  This transmission line, now owned and maintained by Green Mountain Power, 

runs from the old mine site along North Road about 1-mile veering south-south-west through a heavily 

forested area. The line then runs mostly parallel along Shover Road from just north of the junction 

between Shover Road and Hutchins Lane straight south to the substation, about 2 miles. 

 
There is also a 3 phase power line that starts near the junction of Griggs Road and East Hill Road.  This 

line crosses Route 100 just north of Eden Mills Village and proceeds south along Route 100 to the Eden- 

Hyde Park town line. 

 
The lines that provide Eden with power for all residents and businesses alike are part of the state-wide 

network that includes 31 miles of high-voltage lines (>230 kV) and 1,134 miles of low-voltage lines 

(<230 kV). 



37  

3. Designation of land areas for specific purposes resembles a type of zoning which did not 

coincide with Eden’s current position on municipal regulations. 

The Eden Planning Commission and the Eden Energy Committee encourages our community to 

participate fully in our part to reduce greenhouse gas emissions and agrees to fully collaborate with the 

utilities that serve the town. We wish to work together to meet the Vermont state-mandated energy 

goals in a manner that serves both the utilities and the Eden community. 

 

The Town of Eden would like to work together to: 

 
1. Determine how much electricity generation would be appropriate for the town. 

2. Design projects that would help meet state goals, improve reliability and energy 

independence for Vermont. 

3. Identify locations for renewable energy projects in Eden after landowners have agreed, the 

Town of Eden government is supportive and the placement makes sense for transmission 

from the perspective of the utility. 

 
Goals, policies, & recommendations 

Goals: 

To provide energy, whether for heating, electricity, or transportation, in a safe, reliable, and efficient 

manner, and to generate energy from local, renewable sources, provided these sources are economically 

viable and environmentally sound. 

To promote energy efficiency and conservation in the design, construction, and maintenance of all 

municipal, residential, commercial, and industrial buildings. 

 
Policies: 

 Eden supports the use of residential installations of wind and solar to generate electricity, 

provided scenic and aesthetic concerns are met.  The 2016 Community Survey showed that 83% 

of respondents were in support of residential solar and 64% were in support of residential wind 

projects. 

 Renewable generation development should avoid ridgelines, especially those visible from 

roadways and high density developed areas such as the Lake Eden shoreline. Any ridgeline 

development should be set back from the edge of the hill and have a forested buffer to protect the 

view from the valley. 

 Development around the natural scenic resources identified should be sited and constructed in 

such a manner as to retain the natural scenic beauty of the area. Removal of the natural 

vegetation on a development site should be minimized and structures should be screened or 

hidden from view as best as possible. 

 Within subdivisions, planning for transmission lines should be strongly weighted in favor of 

underground placement to achieve the scenic objectives of this plan. 

 Energy efficiency will be included as a factor in municipal construction, purchases, and use. 

 Outdoor lighting, especially parking areas, should use cutoff fixtures to reduce the amount of 

light pollution and to allow lower wattage bulbs. 



48  

Recreation and non-motorized travel 

Both the Catamount Trail and Vermont Association of Snow Travelers (VAST) trails pass through 

Eden. The Catamount Trail, a cross-country skiing path that spans the entire length of the State, crosses 

town north of Green River Reservoir State Park and runs east along the hills of Eden, before entering 

Lowell. VAST trails also pass through various parts of town. Both systems provide winter recreational 

opportunities and potential walking or hiking trails during other times of the year. 

In 2015, following several years of planning, a 17-mile segment of the former Lamoille Valley Railroad 

was redeveloped into a year-round, multi-modal recreation path, known as the Lamoille Valley Rail 

Trail (LVRT). The redeveloped trail passes through the neighboring towns of Hyde Park and Johnson 

and has already begun to attract new visitors to the region. Eventually, the LVRT will span 93 miles 

from St. Johnsbury to Swanton and will become the longest rail-trail in New England. 

In addition to designated recreation paths, scenic highways also represent a tourism and leisure amenity 

in Eden and elsewhere throughout the region. Vermont Route 100 is a renowned fall foliage drive, while 

Route 118 offers stunning views of Belvidere Pond (also known as Long Pond) and Belvidere Mountain. 

These highways provide visitors with a window into Eden and preserve the scenic, rural image of the 

town. 

Regional transportation planning 

In July 1992, the Lamoille County Transportation Advisory Committee (LCTAC) was formed.  The 

LCTAC is comprised of appointed representatives from each town in the County and several non- 

municipal members. The purpose of the LCTAC is to provide recommendations regarding regional 

transportation needs and concerns to the LCPC Board and Vermont AOT. The LCTAC serves as the 

eyes, ears and voice of communities in the regional transportation planning effort.  A Regional 

Transportation Plan for Lamoille County was last adopted in 2015. 

 
The benefits to Eden of participating in regional transportation planning efforts, such as the LCTAC 

include: local influence on regional transportation planning and state capital budgeting processes; 

coordinated planning and project implementation with neighboring towns; and direct access to technical 

assistance on transportation issues. 

Goals, policies & recommendations 

Goals: 

To provide a safe, efficient and diverse transportation network for the benefit of all residents and 

visitors. 

To encourage opportunities for residents to access alternative modes of transportation, whether by 

carpool, public transit, walking or bicycling. 

To preserve Eden’s scenic highways and transportation corridors, promoting Eden as an attractive place 

to live, work and play. 

To ensure adequate maintenance of important public corridors, especially Route 100 and Route 118. 

 
Policies: 

 New road and driveway accesses should have a suitable site distance so as not to create blind or 

hidden intersections with existing roads. 
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Dept. of Forest, Parks 
& Recreation 

Green River Reservoir 
~2,226 

Electrical generation, 

recreation 

Dept. of Forest, Parks 
& Recreation 

North of Whitney Lane Bridge ~1.0 No identified use 

Dept. of Forest, Parks 
& Recreation 

Marjorie Drive 50   No identified use 

Dept. of Fish & 

Wildlife 
Wild Branch Management Area ~410 

Recreation (hunting & 

fishing) 

Dept. of Fish & 

Wildlife 
Lake Eden Dam ~0.25 Dam facility 

Dept. of Fish & 

Wildlife 
Eden Access Area ~0.74 Public access to Lake Eden 

VT State Colleges Babcock Nature Preserve ~1,089 Research, nature preserve 

Agency of 

Transportation 
District 8 Garage ~2.9 Maintenance, operations 

Agency of 

Transportation 
Natural Spring ~0.2 Conservation 

 Total 6319.09  

Source: Eden Grant List 

 

Land that is in public ownership and subject to property tax may participate in the Payment In lieu of 

Taxes Program (PILOT) that may reduce property taxes if all criteria are met. This program is designed 

to compensate towns for lost revenue from any property tax reductions. The Agency’s PILOT program 

for lands administered by the Lands Administration Division and the valuations are determined by the 

Department of Taxes, Division for Property Valuation and Review (PVR). The Agency’s PILOT 

payment is calculated at 1% of the fair market value as determined by PVR, with the exception of some 

lands that were enrolled in the Use Value Appraisal Program as of 1999. 
 

Power generation & transmission 

At this time, there is one active solar powered community-generating facility on Old Deuso Road in 

Eden. Specific policies pertaining to the siting of energy facilities have changed due to recent 

legislation and have been outlined in detail within the Energy chapter.  High-capacity electric 

transmission lines (33-35 kilovolts) run along Routes 100, 118 and along Shover Road coming from the 

old asbestos mine. The Vermont Electric Power Company’s (VELCO) 2009 long-range transmission 

plan does not identify any reliability concerns within Lamoille County. Due to the minimal amount of 

commercial and industrial activity in Eden, there are no anticipated transmission capacity concerns at 

this time although future alternative generation proposals might challenge the transmission 

infrastructure. 

Financing & future needs 

The breadth of community facilities and services is naturally greater in urban settings than in rural areas. 

Town government must work to balance an appropriate level of public services within a property tax 

structure that is not burdensome to residents – both present and prospective. 

http://tax.vermont.gov/home/about-us/divisions
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The community did consider the possibility of designating the Vermont Asbestos Group (VAG) site as 

an EPA Superfund site on the National Priorities list.  The vote at Town Meeting in March 2012 in both 

Eden and Lowell was conclusive.  Both towns voted against a Superfund site by substantial majority. 

With the mine now closed, any significant exposure to asbestos fibers is now well in the past.  The VT 

Department of Health concluded that there are no increased incidences of disease related to asbestos 

exposure in Eden or any surrounding towns. 

 
A feasibility study conducted by the National Resources Energy Laboratory in conjunction with EPA in 

2013 showed potential of the site for development of a solar generation facility. In 2016 community 

survey, 74% of respondents expressed support for utilizing the site for solar generation. 

 
Eden’s topographic and geographic characteristics have allowed for a rural, residential development 

pattern that has left preserved scenic ridgelines, riparian corridors and vast tracts of forestland and open 

fields.  These natural resources are defining characteristics of the town and contribute to the 

community’s vibrancy, economy and overall quality of life. 

Assessment of Existing Land Uses 

Eden’s topographic and geographic characteristics have allowed for a rural, residential development 

pattern that has left preserved scenic ridgelines, riparian corridors and vast tracts of forestland and open 

space.  These natural resources are defining characteristics of the town and contribute to the 

community’s vibrancy, economy and overall quality of life. These assets have attracted a growing 

number of residents to town and it is reasonable to expect that Eden will experience continued 

residential growth in the near-term. For information on population and housing growth, refer to Chapter 

2, Community Profile. 

Future Land Use 

The Town of Eden has not elected to enact regulatory measures, such as zoning or subdivision bylaws, 

to direct future land uses.  However, in accordance with statute (24 V.S.A. § 4382), this chapter of the 

plan is intended to establish a vision for “prospective land uses, indicating those areas proposed for 

forests, recreation, agriculture, residence, commerce, industry, public and semi-public uses and open 

spaces reserved for flood plain, wetland protection, or other conservation purposes.” This guide for 

future land uses in Eden is not regulatory in nature, insofar as it does not prescribe development 

standards for properties located in town.  However, Act 250 criterion 10 establishes that development 

proposals triggering Act 250 jurisdiction must be in compliance with all duly adopted local and regional 

plans.  Accordingly, this chapter does provide an opportunity to broadly characterize the types and 

scales of development appropriate in different areas of town. 

The 2007 Eden Town Plan established six land use districts: Rural Residential, Eden Mills, East Hill, 

Shorelines, Forest, Natural Areas, as well as two Overlay Districts. Please refer to the Land Use map 

(Appendix) for specific district boundaries.  Additional information on these non-regulatory 

designations is described in the following paragraphs: 

Rural Residential 

 Description: The Rural Residential district includes all lands not otherwise classified; generally, 

those below 1,500 feet in elevation between the Green Mountains and the Lowell Range. 
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 Purpose: This district is expected to accommodate the vast majority of future growth in town. 

 Present Land Uses: Due to the large area of this district, it accommodates a diversity of land 

uses. It currently includes residential, agricultural, forest and other natural resource-based 

activities, as well as a limited number of commercial uses.  Most developed lands are located 

along the existing road network. 

 Future Land Uses: The district should continue to be used as described above. Additionally, 

future development must respect on-site environmental constraints, including slope, soil capacity 

and wildlife habitat. Preservation of open space for continued use in forestry and agriculture is 

also desirable. 

Eden Mills 

 Description:  The Eden Mills boundary is established in accordance with the Eden Mills Historic 

District, designated by the Vermont Division for Historic Preservation. 

 Purpose: This area represents the historic village center of Eden.  Due to its proximity to Lake 

Eden, this area is expected to continue to be used for commercial and residential purposes. 

 Present Land Uses: Eden Mills is currently characterized by residential, commercial and public 

land uses.  Many structures within the district have historic value. 

 Future Land Uses: This district should continue to be used as described above. Mixed-uses and 

commercial development providing services to Eden residents are encouraged in this district. 

Any development or redevelopment in this area should respect the historic character of the 

district. Improvements in pedestrian infrastructure would help connect properties to the 

recreational areas surrounding Lake Eden. 

East Hill 

 Description: East Hill Road is one of the few developed areas in town above 1,500 feet in 

elevation. The district includes all lands within 500 feet of the road, from the point at which it 

rises above 1,500 feet until reaching the Craftsbury town line. 

 Purpose: East Hill Road is a Class 2 town highway that connects Eden to Craftsbury.  However, 

the provision of services to this area can be expensive, given the high elevation and remoteness 

of the landscape. 

 Present Land Uses: This area is currently used for residential purposes, but also includes 

agriculture and forestry. 

 Future Land Uses: East Hill should continue to be used as described above.  To avoid negative 

impacts on an already strained road (especially at the junction of East Hill Road and Route 

100C) future development should be limited to low density and seasonal dwellings. Forestry and 

agriculture, including value-added operations, may also occur in this district. Larger scale 

development is discouraged. 

Shoreline 

 Descriptions: The shoreline districts include all lands within 500 feet of the three major water 

bodies in town: Lake Eden, South Pond and Belvidere Pond (Long Pond). 

 Purpose: Each of the three bodies of water is unique, but the overall goals of the district are the 

same—to protect water quality and the scenic character of the surrounding areas. 

 Present Land Uses: Lake Eden has a developed shoreline, with public access. Much of the 

residential development consists of seasonal camps, but year-round dwellings are becoming 
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more common. The shores of South Pond are privately owned and developed at a far lower 

density. Lastly, Belvidere Pond or Long Pond has an undeveloped shoreline and should be 

protected as a natural area. 

 Future Land Uses: The goal for the Shoreline district is to allow the types of land uses found 

along each of the respective bodies of water to continue. As specific issues arise, they should be 

addressed, especially to the extent that they impact the water quality or scenic values of these 

areas. Any new development, redevelopment or clearing within 250 from mean water level will 

need to follow Vermont’s Shore Land Protection Act and may need to obtain a permit from the 

State. 

Forest 

 Descriptions: The Forest districts (east and west) are generally lands over 1,500 feet in elevation, 

excluding North Road and East Hill Road, as well as areas on the “back sides” of these hills out 

to the Belvidere and Craftbury town lines. 

 Purpose: These areas have been chosen to conserve forest and wildlife resources.  They are 

considered difficult to develop, due to the presence of wetlands, steep slopes and shallow soils, 

or based on their distance from maintained town highways.  In the Forest west area, there is also 

greater concern for the protection of scenic values, based on the nearby presence of the Long 

Trail. 

 Present Land Uses: The Forest district is currently used for forestry and wildlife habitat. A 

limited amount of agriculture and residential development also exists, primarily in the Forest east 

area. 

 Future Land Uses: The district should continue to be used for forestry and wildlife habitat. 

Forestry uses may include value-added operations such as onsite processing. Recreational uses 

with limited structures may also occur in this area. 

Natural Areas 

 Descriptions: The Natural Areas district includes separately designated Long Trail and Mountain 

areas. The Long Trail area includes the Babcock Nature Preserve and all the land within 500 feet 

of the delineated watershed line and Long Trail. The Mountain area includes all lands over 2,500 

feet in elevation, and are regulated by Act 250. 

 Purposes: These areas are chosen for protection from development; no residential or commercial 

uses are allowed. 

 Present Land Uses: The Natural Areas district is generally reserved for wildlife and recreation. 

There is limited existing development associated with the Babcock Nature Preserve, but it is 

intended for ecological research and protection. 

 Future Land Uses: The district should continue to be used as described above. No development 

should occur in these areas. 

Overlay Districts 

Overlay districts are generally created to provide additional protections on the lands to which they apply, 

without changing the underlying land use designation. There are two identified overlays within Eden: 

 Flood Hazard Overlay: This area consists of the FEMA delineated Special Flood Hazard Area 

(SFHA), it is identified to protect the safety and welfare of residents and to prevent economic 

losses from flooding. 
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 Wellhead Protection Overlay: As noted in the Natural & Productive Resources chapter, a small 

portion of the well-shield area for the North Hyde Park public water system falls within Eden. 

This area is protected by public water supply regulations established by the state Department of 

Environmental Conservation. 

Timing and intensity of growth 

Future development in Eden should be conscious of the impact on the town’s ability to extend and 

maintain public services, including but not limited to, local highways and educational facilities. The 

Town of Eden has a responsibility to its taxpayers to continue to provide the highest level of service, 

within a tax structure that is not burdensome to current or prospective residents.  Future development— 

both residential and non-residential—should be encouraged in a manner that is sensitive to this 

responsibility. 

Goals, policies & recommendations 

Goal: For development and growth in Eden to occur in a reasonable and sustainable manner so as to 

protect the natural resource base, use services efficiently and preserve Eden’s rural character and 

historic  settlement patterns. 

 
Policies: 

 Eden encourages development that provides economic opportunities and employment for Eden 

residents. 

 The clustering and/or siting of development is encouraged in order to replicate traditional 

patterns of development, to protect rural and scenic character, and to maintain contiguous tracts 

of resources and open land. 

 All development within the town must follow state wastewater regulations. 

 Further fragmentation of productive agricultural and forestland should be avoided. Continued 

access to productive forest and farmland will be encouraged. 

 Earth resource operations (sand and gravel pits and stone/mineral quarries) shall comply with 

Act 250 regulations. 

 Development in the floodplain is discouraged. 

 
Recommendations: 

 The Planning Commission should periodically review Eden’s population and housing growth 

patterns, and population projections. 

 The Planning Commission should review all Act 250 applications for their impact on the town. 

Where the application is determined to not conform to this Plan, the Planning Commission or 

Selectboard should participate in the Act 250 process in order to ensure the concerns of the town 

are addressed. 

 Encourage forest landowners to continue to work with the County Forester. 

 Encourage participation in Agricultural Extension Service programs. 

 Eden should work with LCPC and other organizations to educate landowners about ways to 

minimize risks for development in Flood Hazard Areas. 

. 
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OVERALL OBJECTIVES OF THE PLAN  

 

Johnson’s plan is guided by the following overall objectives: 

 To nourish vibrancy of Johnson’s compact village center surrounded by rural 

countryside. 

 To expand economic opportunities and assist in creating well-paying local jobs.   

 To increase proportion of owner-occupied housing stock, and support equitable regional 

distribution of subsidized and affordable housing. 

 To facilitate access to educational opportunities for all ages, including child care. 

 To provide for safe transportation network. 

 To identify important natural and historic resources and encourage the wise use of these 

resources. 

 To encourage the efficient use of energy and renewable energy sources. 

 To maintain and enhance recreational opportunities.  

 To plan for an efficient system of public facilities and services. 

 To incorporate flood resiliency in evaluation of costs and benefits of community & 

economic development projects.  
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Floodplains  

Floodplains provide important ecosystem functions such as floodwater attenuation and also 

provide important wildlife habitat.  A more thorough discussion of floodplains can be found in 

the “Flood Resiliency” Section of this Plan.   

 

Significant natural features 

The Gihon and Lamoille Rivers help create the essential character of Johnson Village.   The 

picturesque rivers can be admired from many scenic locations.  

 

Dog’s Head Falls is located about 1 mile southeast of Johnson Village and consist of six-foot 

high twin falls, two large pools for swimming, rocks and outcrops for jumping, picnicking, and 

sunbathing. An impressive bedrock outcrop forms the “dog’s head”. Sloping Falls just 

downstream is another well-used recreation area. It consists of a fifty-foot long cascade, 

sculptured rocks, undercut ledges, swift current, and several pools. The undertow in the upper 

area makes it too dangerous for swimming but the lower pool is enjoyed by swimmers. 

 

Ithiel Falls is a picturesque section of the Lamoille River located about 2.5 miles west of Johnson 

Village and can be accessed from Hog Back Road. The entire area of Ithiel Falls is considered 

for the purpose of this plan a significant natural feature. This area consists of rapids, pools and 

runs beginning with 150-yard long upper rapids in a wooded ravine with occasional rock walls 

that reach up to 30 feet high. Following a large pool with submerged boulders there is a stretch 

of rapids with interrupted slanting rock walls up to 20 feet high followed by a large pool in a 

series of runs, islands and pools. The Ithiel Falls area ends where the Lamoille resumes as a 

single channel. The Long Trail crosses the Lamoille via a pedestrian suspension bridge within 

this significant natural area. The area is widely used by both boaters and fishermen. 

 

There is an island in the river below the long trail crossing which was identified by the Agency 

of Natural Resources as a Significant Natural Community in 1997. The habitat on this island is 

described as Sugar Maple-Ostrich Fern Riverine Floodplain Forest and its significance is due to 

the isolation of the island keeping the natural forest intact with no apparent human disturbance. 

 

In 2013, the Vermont River Conservancy conserved “Journey’s End,” a spectacular swimming 

hole and waterfall carved in the bedrock of Foote Brook.  Conserving this land permanently 

protected public access to the Journey’s End swimming hole, provided access for anglers to a 

2,500 foot reach of Foote Brook renowned for its high quality trout habitat, and conserved 25 

acres along Foote Brook containing deer yards, songbird habitat, and a forested buffer which 

protects the ecological values of Foote Brook. 

 

In 2015, continuing its partnership with Vermont River Conservancy, the Town was able to 

acquire and conserve a two-acre parcel on the Gihon River formerly owned by the Beard family. 

With approximately 600 feet of river frontage, this parcel possesses beautiful shoreline, 

waterfalls, and swimming spots along the Gihon River and has been a popular recreation 

destination for decades.  
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Chittenden County is very close to being out of attainment for ozone and fine particulate matter. 

Despite its rural nature, Lamoille County occasionally experiences “bad-air days” due to high 

levels of fine particulate matter, especially in winter months when “cold-air inversion” traps 

emissions in low lying valleys. Local sources of ozone and particulate matter come primarily 

from transportation and wood combustion, though a good quantity of this and other pollutants 

migrates to Vermont from other areas of the country. The exact proportion of air pollution 

generated locally is difficult to quantify. If the County were designated as “non-attainment,” the 

State would need to develop regulations that will require the area to take additional actions to 

reduce emissions of target pollutants.   

 

As noted above, two primary sources of local air pollution include wood stoves and automobiles.  

Newer wood stoves are now mandated by the EPA to contain pollution control equipment that 

significantly reduce particulate emissions.   Replacing older wood stoves and furnaces will have 

a positive impact on air quality over time.  Automobiles are a second local source of air 

pollution.  Strategies such as reducing driving miles, cleaner burning engines, car pooling/ride 

sharing, expanding transit options serving Johnson, and using alternative-fuel vehicles all would 

reduce automobile pollution.   Increasing local employment opportunities may also reduce the 

need to commute.   

 

 

SCENIC AND HISTORIC RESOURCES 

 

Johnson is blessed with its location, beauty and natural resources. Sense of place, determined by 

historic features, geography of the land and availability of recreation and cultural opportunities 

are among key determinants for why people choose to live in or visit Johnson.  

 

Among the key scenic resources are scenic backroads that include Hog Back Road, Plot Road, 

Clay Hill Road and Mine Road; scenic waterways such as Lamoille and Gihon rivers and 

swimming holes located along Foote Brook and Gihon; and scenic views that include Prospect 

Rock, views along the Rail Trail, and views visible from backroads such as the intersection of 

Clay and Ober Hill Roads, the intersection of Upper French Hill and Waterman Roads or the 

intersection of Plot Road and the top of Foote Brook Road. Highly valued are aesthetic and 

pristine natural attributes of the Laraway and Butternut Mountain Ranges as well as scenic, intact 

views of the Sterling Mountain Ridge, especially as viewed from the Route 15 and Route 100C 

corridors. The Laraway, Butternut and Sterling Mountain Ranges are scenic resources that shall 

be preserved. 

 

In 1981 the entire town was inventoried by the state Division of Historic Preservation for the 

Vermont state historic registry. Town-wide, approximately 170 structures were noted for their 

statewide historic significance. Of these, 125 structures are located within the Johnson Village 

Historic District. The two remaining covered bridges in Johnson- Power House and Scribner- are 

listed on the National Register of Historic Places. 
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POLICIES 

 Support efforts that protect long-term viability of agricultural and forest lands; implement 

sound forest and agricultural management practices; and the use of locally grown food 

products. 

 Protect resources by restricting commercial and residential development: 

o In fragile areas, i.e. areas with topography limitations, soil limitations, areas prone 

to flooding and wetlands 

o On land 1500 feet above sea level. Forestry, agriculture, recreation or primitive 

camps can be considered appropriate, providing the proposed use does not 

adversely impact the land or public water supplies  

o On class III or higher and development roads that are above 1500 feet, or on 

slopes greater than 25% 

o That would negatively impact bear and moose habitats, winder deer ranges and 

critical habitat areas. 

o On Laraway, Butternut and Sterling Mountain Ranges for energy generation 

through wind towers (Cross reference in Energy Section). 

 Discourage road construction of town highways, class III roads, and private development 

roads and driveways that are above 1500 feet or on slopes greater than 25%. ( See also 

Transportation section) 

 Encourage land use measures that will protect wilderness areas, rare, threatened and 

endangered species.  

 Support efforts that monitor the water quality of Johnson’s rivers and streams; maintain 

or improve the quality of water resources; and take actions to ensure that our rivers and 

streams are classified and developed in accordance with the Select Board’s resolution 

from August 16, 2004 (see page 20 of this plan).  

 Protect the quality of public drinking water supplies and restrict development in Source 

Protection Areas. 

 Provide for the wise and efficient use of Vermont's natural resources and facilitate the 

appropriate extraction of earth resources and the proper restoration and preservation of 

the aesthetic qualities of the area. 

 Within Johnson Village, support private and public activities and uses that are oriented to 

the Lamoille and Gihon riverfronts. This Plan recognizes the importance of the rivers in 

the Village's history and their continued contribution to the scenic, economic and 

recreational opportunities in the community.  

 Encourage initiatives that conserve and promote the area’s historic and cultural assets. 

 Encourage initiatives that restore, preserve and continuously use historic structures, 

especially  in Johnson Village 

 

IMPLEMENTATION RECOMMENDATIONS 

 Develop a thorough Natural Resources Inventory of Johnson.  

 Identify lands desirable for conservation and determine what actions should be taken to 

conserve identified lands.  
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Siting Energy Projects   

Before implementation of local energy projects, the feasibility of these approaches should be 

assessed both for cost effectiveness, site potential, impacts to natural, scenic and working 

landscapes, and neighboring property owners. All siting of proposed power generation systems 

should follow proper procedures as outlined by the Vermont Public Service Board in Section 

248.  Information on the Section 248 process is available at www.psb.vermont.gov/. When siting 

wind turbines, appropriate safety and noise distances should be measured from a property line to 

the turbine(s). Additionally, safety distances must be sufficient to ensure sound levels will not 

exceed 45 decibels outside of neighboring homes, as required by the energy project’s Certificate 

of Public Good issued by the Vermont Public Service Board. Critical wildlife habitat should be 

avoided when considering locations for proposed renewable energy systems. If such 

development occurs, service and access roads should utilize existing woods roads and trails in 

order to limit the amount of forest fragmentation, and clearing around turbines should be limited 

to what is necessary to provide for safe operation of the facility. 

 

Efficiency & Conservation  

In addition to expanding its portfolio of renewables, Johnson can reduce its overall energy 

footprint by placing a greater emphasis on energy efficiency and conservation. At the local level, 

energy conservation can be achieved by promoting energy conservation techniques for residents 

and businesses, introducing energy efficient measures to municipally owned buildings and 

planning for development patterns that minimize energy demands.  

 

Energy Efficiency in Residential and Commercial Buildings  

Vermont has long been considered to be at the forefront of promoting energy efficiency, through 

the efforts of Efficiency Vermont and other public, private and non-profit organizations. 

Established by the Vermont legislature in 1999, Efficiency Vermont is the nation’s first 

ratepayer-funded energy efficiency utility, providing valuable information on efficiency, 

conservation, rebate programs and other incentives to the general public. Property owners 

interested in implementing energy conservation measures can also apply for low interest loan 

funds from the Johnson Village Revolving Loan Fund. The loans are made for the installation of 

efficient heating systems, insulation improvements, or replacement of older windows with newer 

efficient models. The guidelines for applying for a loan can be found at 

www.townofjohnson.com. 

 

To ease the cost of residential renewable energy and efficiency projects several towns 

implemented PACE (Property Assessed Clean Energy) Financing Districts. Johnson currently 

does not have a PACE district and the Planning Commission would like to encourage the 

Selectboard and the Village Trustee Board to study the PACE concept and consider its 

implementation in Johnson. PACE financing effectively allows property owners to borrow 

money to pay for energy improvements on a property, including energy efficiency/conservation 

retrofits as well as on-site renewable energy generation. The amount borrowed is typically repaid 

via a special assessment on the property’s tax bill over a period of up to 20 years. As a result, the 

loan runs with the property, rather than the individual. Due to the fact that PACE financing is 

administered through the local property tax system, municipal approval is needed to create a 

PACE District.  

 

http://www.psb.vermont.gov/
http://www.townofjohnson.com/
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Commercial and residential property owners may also apply for financial incentives through 

Efficiency Vermont’s Energy Star Home Performance and Building Performance programs. 

Through the Home Performance Program residents can receive up to $2,000 per household to 

assist in financing energy efficiency projects. Commercial building owners may receive up to 

$5,000 per building for efficiency upgrades. For more information on Efficiency Vermont 

incentives visit www.efficiencyvermont.com. 

 

Energy Efficiency in Municipal Facilities and Infrastructure   

While many of Johnson’s existing municipal facilities have been newly constructed in the past 

decade, including the Municipal Offices and the Fire Station, older public facilities such as the 

library could benefit from a variety of financing options for energy efficiency improvements. 

Financing options for municipal facilities include grants, efficiency incentives, loans, bonds, 

performance contracts and a tax-exempt lease purchase. One potential grant funding source for 

municipal building energy efficiency improvements is the Clean Energy Development Fund 

(CEDF). The Clean Energy Development Fund offers a grant program that finances cost 

effective environmentally sustainable electric and thermal (geo thermal) energy technologies. 

CEDF grants are available to both individuals and organizations. More information regarding 

CEDF grants can be found at www.psb.vermont.gov/.  Additionally, Efficiency Vermont offers 

financial incentives for municipalities improving the efficiency of town facilities and services. 

For more information visit www.efficiencyvermont.com. 

 

The Village Water & Light Department has been improving the village’s energy infrastructure 

on a continuous basis. The improvements include a complete rebuild of the electric substation, 

installation of a “back-up” substation transformer, and construction of a “backup” 34.5kv 

transmission interconnection tie point with Morrisville Water & Light. The upgrades greatly 

improve the system’s reliability and quality, as well as the safety of employees. The Village has 

also replaced approximately 152 streetlights with LED streetlights. One hundred of these lights 

were done with a combination of grant and energy efficient incentives that were no cost to the 

rate payers; 42 lights were changed as part of the Main Street Project, and 10 lights were 

replaced on bridges which also received incentive grants.   

 

Planning for development patterns that minimize energy demands 

Dispersed settlement pattern that is typical for rural Vermont demands more transportation and 

makes the delivery of essential services, including electricity and heating fuels more expensive. 

This is perhaps a less of an issue in the Village of Johnson, the prevailing settlement of which is 

compact and tightly knit. In the absence of local land use regulations, the municipality has a 

limited influence over future development patterns; still, through this plan, the Planning 

Commission encourages future development approaches that facilitate energy efficiency.  

 

 

 POLICIES 

 Promote energy conservation in the design, construction, and use of municipal 

infrastructure as well as industrial, commercial, and residential structures. (Cross 

reference in Public Services and Community Utilities Section) 

 Support the installation of renewable energy generating systems in municipal buildings. 

(Cross reference in Public Services and Community Utilities Section) 

http://www.efficiencyvermont.com/
http://www.psb.vermont.gov/
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 Support the development of infrastructure needed to accommodate public transit and 

ridesharing including park and ride lots, bus stop locations, bicycle parking, and plug in 

hybrid stations. (Cross reference in Transportation section) 

 Support purchases of energy efficient equipment to save tax dollars over the life of the 

product. 

 Encourage energy conservation through planning for development patterns that minimize 

energy demands e.g. infill and redevelopment of existing buildings/properties.  

 Promote the implementation of renewable energy generating projects that benefit 

residents and businesses in our village and town. Any proposed large scale, commercial 

energy projects shall be assessed for cost effectiveness and site potential, which includes 

a siting review regarding impacts to natural, scenic, and working landscapes, neighboring 

property owners and critical wildlife habitat. If such development occurs, service and 

access roads should utilize existing woods roads and trails in order to limit the amount of 

forest fragmentation and clearing.  

 Energy projects are discouraged on the Sterling, Laraway and Butternut Mountain 

Ranges as these Ranges are scenic and pristine natural resources that shall be preserved.  

 

IMPLEMENTATION RECOMMENDATIONS 

 Conduct regular energy audits of all municipal buildings. 

 Upgrade old heating and cooling systems in municipal buildings.  

 Implement lower cost weatherization practices (increase insulation, use weather 

stripping, install CFLs/LEDs and low-flow faucet aerators) in municipal buildings where 

appropriate.  

 Upgrade the Village’s electric system voltage from 2400/4160V to 7200/12470V over 

time and as economically viable to do.  

 Continuously upgrade existing poles and wires outside the substation. 

 Study the potential and benefits of implementing a PACE (Property Assessed Clean 

Energy) Financing Districts. 

 Explore the creation of a community resiliency program for the purpose of promoting 

locally generated electricity by the strategic installation of alternative/renewable energy 

generation for use by the Johnson Village Water & Light and promoting efficient electric 

technologies. 
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Airports 

Johnson residents have access to private and charter aviation services through the Morrisville-

Stowe State Airport on VT Route 100 in Morristown. Long-term improvement plans continue to 

be refined, and the first phase of work to lengthen the runway and improve the surface conditions 

were concluded in 2014. Commercial airline service is available through Burlington International 

Airport (BTV) in South Burlington (35 miles from Johnson Village). 

 

Regional Trails 

Johnson is a part of three regional trail networks used both as transportation corridors and 

recreational amenities. The Lamoille Valley Rail Trail, Long Trail and the Vermont Association 

for Snow Travellers’ snowmobile trail network are described in the Recreation chapter of this 

plan. 

 

Public Transportation Services 

Seven human-service organizations in Lamoille County currently provide services that include 

Johnson residents. 

 Rural Community Transportation offers a shopping shuttle between Johnson and 

Morrisville on Thursdays.  

 The Central Vermont Council on Aging (CVCOA) provides transportation to health care, 

shopping and community programs.  They also transport meals to residents that are 

confined to their homes. In addition, CVCOA operates the Retired Senior Volunteer 

Program (RSVP) in central Vermont. RSVP provides transportation to its volunteers in 

addition to reimbursing self-drive volunteers for mileage. 

 Central Vermont Community Action Council (CVCAC) has contracted with Rural 

Community Transport (RCT) to administer a ride referral/ride match program in 

Lamoille County. RCT also focuses on developing and coordinating transit services and 

cultivating awareness of and support for public transportation in the region. 

 Lamoille County mental Health (LCMH) provides rides for developmentally disabled 

clients between their homes and the region's treatment and activity centers. 

 Vocational Rehabilitation (VR) provides services to clients with disabilities that create 

barriers to employment. The VR program works to relocate individuals and provide 

transportation so they can work in the community. VR also serves as an advocate of local 

and regional transportation planning. 

 Out and About is an adult day care program at Copley Hospital which provides 

transportation to clients through RCT to gain access to and from their home to the day 

care. 

 The VT Association for the Blind and Visually Impaired offers reimbursement to 

volunteer drivers and also purchases transportation for clients. There are a couple of 

private taxis in Johnson available to call, some drive long distances. 

 

Johnson residents and employers, including Johnson State College, have expressed interest in 

exploring options for additional public transportation services to serve the community. Currently, 

a daily bus service runs between Jeffersonville and Burlington. Johnson would like to see this 

service extended to our community with stops in downtown Johnson and Johnson State 

College.  The Town and Village may choose to engage CCTA (for Burlington), GMTA (for 

Montpelier), or RCT (for Morrisville) in planning discussions for services to these respective 
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RECREATION 

 

To many residents and visitors alike, Johnson’s sense of place is defined by the community’s 

recreation assets. Johnson’s recreation assets are beautiful and abundant. They include recreation 

parks, open parcels of land, rivers, trails and indoor recreational facilities. A comprehensive list 

of Johnson’s recreational opportunities is available in the Recreation Facilities Plan completed 

by the Johnson Planning Commission in 2005. The Recreation Facilities Plan also examines the 

most pertinent recreation issues and outlines future priority actions. 

 

This plan focuses on describing the recreation facilities owned by the municipality. Johnson 

Recreation Committee utilizes these facilities by offering a broad range of recreation programs 

including soccer, baseball, lacrosse, gymnastics, basketball and a Memorial Day Fun Run.  

 

Recreation Parks 

The Old Mill Park  

The Old Mill Park is a 22-acre athletic park located at the end of Railroad Street. The site used to 

be owned by Luzenac America and formerly served as a talc-processing site.  In 1995, after the 

company ceased its operations, the premises were converted to recreational use.  The Town of 

Johnson acquired the property by donation from Luzenac in 2011.  

 

The park consists of three baseball and softball fields, and three soccer fields.  The central part of 

the park features swing sets and a gravel path that circles the outskirts of the entire park. The 

gravel path underwent a complete reconstruction in 2015.  

 

The park is adjacent to the Lamoille Valley Rail Trail and serves as Johnson’s primary access 

point to the Rail Trail. In 2015, the Town built a trailhead facility that serves both Rail Trail and 

Old Mill Park users. The facility provides parking, an ADA accessible port-o-let, a drinking 

fountain and information displays about Johnson.  

 

Nelson Duba (Checkerberry) Field  

The Nelson Duba Field is a beautiful field located in the heart of Johnson Village.  The 2.9-acre 

parcel stretching along the northern bank of the Gihon River was purchased by the School 

District in 1924 and is home to a baseball field.  In 2015, the School District donated the parcel 

to the Town of Johnson. 

 

River Park Skate Park & Bike Track 

River Park is a 10-acre recreation area located on the west end of the Village and intersected by 

Wescom Road.  The eastern border of the River Park meanders along the Lamoille River.  A 

portion of the area has been developed into a skateboard park and a bike track. The Skatepark 

and Bike Track Committee oversees the operation of the skatepark and is in charge of the park’s 

improvements. The remainder of the River Park is undeveloped. Due to its location in the 

floodplain, the park land can only be used for recreational purposes. One potential use for the 

land could be to develop it into a river access site for paddlers, anglers and the community at 

large. 
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Legion Field  

The Legion Field is a 1.6-acre parcel located on School Street in proximity to Johnson 

Elementary School.  The Johnson Pathways Plan acknowledges the Legion Field as an 

“extremely important town facility often serving as a town common for special events.”  Parking 

is available along School Street and on a nearby College Hill parking lot.  

 

The central location of the Legion Field in the heart of the Village lends itself to the field’s 

frequent use.  Annually, the field hosts baseball games, Johnson Elementary School physical 

education classes, Winter Carnival and the Tuesday Night Live summer concert series. Tuesday 

Night Live has grown to be a very popular event and prompted the Town to enhance the field by 

building a permanent timber-frame bandstand. Additionally, Johnson Recreation Committee 

equipped the field with a small toddler playground. In the winter, Johnson Fire Department 

floods the field and converts it into an ice rink. The hillside of the field functions as a sledding 

slope.  

 

Undeveloped Lands and Swimming Holes 

The Town and the Village own several parcels of open land that are mostly used for unstructured 

recreation. Among these parcels are the Village Green on Main Street, the Prindle lot (25 acres 

off Plot Road), the Gomo Farm Town Forest (141 acres off Codding Hollow Road), Former Talc 

Mill Property (195 acres off Lendway Lane), and French Hill Reservoir Land (50 acres off 

Reservoir Road). In recent years, the Johnson Conservation Commission developed management 

plans for several of these properties. The Johnson Planning Commission conducted a study of 

potential uses of the former Talc Mill Property. The Talc Mill Property study can be found at 

http://townofjohnson.com/documents/plans/ 

 

Two most recent open land acquisitions by the Town include a 25-acre Journey’s End parcel 

located off Plot Road and along Foote Brook, and a 2-acre Gihon riverfront parcel on School 

Street. Conservation easements placed on both properties afford permanent public access to two 

popular swimming holes and angler destinations.  

Gymnasium and Playground at Johnson Elementary School 

The gymnasium and the playground are owned by the School District and are integrated into a 

greater Johnson Elementary School campus located on School Street.  The gymnasium was built 

in 1998 as a part of a larger building addition project.  The playground, completely rebuilt in 

2015 through the efforts spearheaded by the Johnson Playground Committee, features equipment 

for elementary school students as well as toddlers, a basketball court and a grass-covered play 

area.  

 

The gymnasium, added to the original school building in 1997, is considered a wonderful 

addition to Johnson’s indoor recreation facilities.  The demand for its use is greater than the 

School’s ability to accommodate it.  Youth basketball games, gymnastics and dance, all 

sponsored by the Johnson Recreation Committee are held here. Town meeting is held here in the 

spring.  Some community celebrations, such as Winter Carnival, are able to take advantage of 

this indoor space and organize activities that complement the outdoor activities.   

 

 

 

http://townofjohnson.com/documents/plans/
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Regional Trail Networks 

Both the Lamoille Valley Rail Trail and Long Trail pass through Johnson. Additionally, VAST 

maintains a network of snowmobile trails in the region. These trail networks are not maintained 

by the Town, rather, they are maintained by non-profit organizations leasing the trail lands from 

private or public property owners. 

 

The Lamoille Valley Rail Trail (LVRT) will be a 98-mile four-season multiuse recreational trail 

between Sheldon Junction and St. Johnsbury. While the majority of the trail yet awaits 

reconstruction, in 2015, fifteen miles of trail improvement work was conducted in Johnson, 

Cambridge, Hyde Park and Morrisville. The trail provides a year-round, safe and enjoyable 

travel alternative for all non-motorized modes of transportation including but not limited to 

pedestrians, bicyclists and equestrians, while in the winter the trail allows for snowmobiling in 

addition to non-motorized use. The LVRT is the property of the State of Vermont and is 

currently leased by the Vermont Association of Snow Travelers (VAST). The lease dictates 

allowable public uses and describes the responsibilities agreed to by VAST for building, 

operating and maintaining the trail. The Town of Johnson is responsible for providing trailside 

amenities for trail users. In 2015, the Town built a trailhead facility at the Old Mill Park 

recreational fields. The facility provides visitor parking, safety and tourism information, a water-

fountain and port-o-let facilities.  

 

Snowmobile trail network: The Vermont Association of Snow Travelers maintains an extensive 

network of snowmobile trails on private and public lands across the state. VAST trails in the 

Johnson area comprise of a 47-mile network and are maintained by the Sterling Snow Riders 

club. At this time, there is no access trail for snowmobiles to reach the village center. An interest 

exists to find a solution that would provide connectivity between the current trail network and 

downtown amenities and services.  

 

Long Trail: Johnson’s stretch of the 270-mile Long Trail consists of fifteen miles of main trail 

and 1.5 miles of side trails. The trail descends the north side of Whiteface Mountain, through 

Bear Hollow, along Smith Brook Basin, crosses Rte 15 and the Lamoille River, ascends to 

Prospect Rock, up and over Roundtop Mountain, crosses the Plot Rd, winds into Codding 

Hollow, then continues its way north to Laraway, Butternut and Bowen Mountains. The trail 

includes three overnight shelters: Bear Hollow, Roundtop and Corliss Camp.  Long Trail access 

points in the Johnson area include Route 15 just west of West Settlement Road where there is 

also a parking lot, Basin Road off of Codding Hollow Road, also known as Davis Neighborhood 

trail, as well as a small 2 car pull-off where the Trail crosses Plot Road. 

    

Johnson State College recreation resources available to the community 

Johnson State College (JSC) has a broad range of recreation facilities that are available to the 

community.  These include the SHAPE Center, which has a fitness center, weight room, indoor 

swimming pool, exercise rooms, racketball courts and an indoor climbing wall.   SHAPE offers 

membership to Johnson residents at a reduced rate. There are also four outdoor tennis courts; a 

network of hiking, biking and running trails; and disc golf course. All outdoor recreation assets 

are available to the public at no cost. The Lower Pond is a favorite walking destination.  Free 

campus maps can be picked up at the Admissions Office. 
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Throughout the year, the College hosts performances, guest speakers and countless other events 

at Dibden Center for the Arts and other campus venues. Virtually all of these events are open to 

the public – many of them free; others for a nominal fee. In addition, all home varsity games are 

open to the public and free of charge. JSC competes in NCAA Division III and fields 15 varsity 

teams, including soccer, basketball, volleyball and lacrosse.  Area residents also enjoy free 

access to the Willey Library & Learning Center.   The College welcomes and encourages 

community members to take advantage of the many programs and resources on campus.  

 

Rivers and Trails 

The Gihon and Lamoille Rivers help create the essential character of Johnson.   The picturesque 

rivers can be admired from many scenic locations including the Power House Bridge and an area 

located near the United Church. Fishermen and swimmers are among the most frequent river 

users. Kayakers flock to Johnson in the spring. Johnson has an ongoing interest in improving 

access to its rivers to increase the appreciation and use of these unique natural resources. A 

newly founded Lamoille River Paddlers Association strives to build a viable paddlers’ trail with 

access points and camp sites along the length of Lamoille.  

 

The Long Trail, the Lamoille Valley Rail Trail and VAST snowmobile trails are three major 

state trail systems that pass through Johnson.  The Transportation chapter of this plan describes 

these trail systems in more detail. 

 

 

POLICIES 

 Encourage efforts to revisit and/or implement recommendations of the 2005 Recreation 

Facilities Plan. These efforts include the following strategies: 

o Encourage the expansion of trail-based infrastructure to improve connectivity and 

pathway networks expansion.  

o Facilitate access to and improve the publicity for recreation programs, facilities 

and policies governing the use of the facilities.  

o Preserve and encourage recreational uses of rivers, streams and ponds. 

o Support and actively pursue strategies assuring long-term public access to 

recreation resources.  

o Support efforts that maintain and facilitate access to private lands.  

 

IMPLEMENTATION RECOMMENDATIONS 

 Periodically review recommended implementation tasks outlined in the 2005 Recreation 

Facilities Plan and, where applicable, determine which are feasible for implementation.  

 Priority tasks identified by the Planning Commission in 2015 are: 

o Create and maintain access to all municipally owned recreational resources. 

o Improve signage to municipal recreational facilities. 

o Improve river access for paddlers, anglers and the community at large.  
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LAND USE 

 

In an effort to implement objectives and policies contained in this plan, this plan establishes six 

land use districts with Johnson Village and seven land use districts within Johnson Town. This 

plan describes the boundaries for each of these districts, and their current and envisioned land 

development patterns. Finally, various strategies implementing the policies for each of these 

districts are presented.  A map showing the approximate district is attached to this plan.  

 

The Village land use districts include: Main Street District, Main Street West Mixed Use District, 

Lower Village District, College District, Upper Village District and Industrial District. In addition, 

this plan establishes an overlay district to protect the Village's flood hazard areas.  

 

The Town land use districts include:  Village District, Highway District, Residential District, 

Rural Residential/ Agricultural District, College District, Agricultural District, and Forest 

District. 

 

Johnson’s land development regulations 

With the exception of flood hazard zoning bylaw, Johnson currently does not have zoning or 

subdivision bylaws to regulate its land use. This plan is the principal tool that provides guidance 

for land development in Johnson.  

 

In 2014, Johnson voters at Town Meeting tasked the Selectboard to explore Form Based Code as 

a potential tool for regulating land development. In 2015, a citizen based Committee tasked with 

exploring the code, drafted a Form Based Code proposal for Johnson. If implemented, the Code  

will further specify the land use framework outlined in this plan, particularly in the Main Street 

Storefront District, Main Street General District, and Lower Village and Upper Village Districts. 

 

 

LAND USE DISTRICTS WITHIN JOHNSON VILLAGE 

 

Main Street Storefront District. The purpose of this district is to maintain and enhance the 

historic character of Main Street by encouraging construction projects that will replicated the 

form and scale of historic buildings in the district. Redeveloped and new buildings hall have a 

commercial use on the ground floor and otherwise accommodate a wide range of commercial, 

service, cultural and residential functions. Building facades shall be inviting for people walking 

on Main Street and frequenting Main Street businesses. Municipal water and sewage disposal is 

available, and compact development on small lots will be encouraged to take advantage of these 

services as well as to maintain the traditional pattern of development. 

 

Main Street General District 

This district is an extension of the Main Street Storefront district and as such supports 

commercial, cultural, service and residential roles of the Storefront district. Similarly to the 

Storefront district, the purpose of the Main Street General District is to maintain and enhance the 

historic character of Main Street. Buildings undergoing substantial renovation or buildings to be 

newly constructed should focus on replicating building forms similar to the form and scale of the 
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existing buildings. Building facades should be inviting for people walking on Main Street and 

frequenting Main Street businesses. 

  

Main Street West Mixed Use District 

This district recognizes the existing mixed residential commercial land use patterns and the 

potential for future light industrial/commercial development and or re-development of existing 

residential development. The district has good access to transportation, water, sewer and electric 

services.   

 

Additionally, the district is adjacent to a Town Sewer Service Area (TSSA) established by the 

town and the village for the purposes of extending sewer service to that area.  The TSSA is also 

delineated in the Town Plan as its own land use district. The Main Street West Mixed Use 

District and the Town Sewer Service Area should be treated as one land use district for planning 

and development purposes, regardless of the town/village boundary and as having mutually 

compatible land use goals and policies.    

 

Lower Village District 

This proposed district encompasses the downtown areas, which are not within the Main Street, 

College, or industrial districts. Land uses in these areas are medium density residential, business, 

professional and institutional uses. Mixed-use buildings are less common but present and mixed-use 

properties should still be encouraged, provided they are compatible with the neighborhood. 

Municipal services are available, so development on small lots should be encouraged to take 

advantage of the services. Where a neighborhood has many historic structures new construction 

should reflect the style and character. 

 

In determining the appropriateness of new development, its scale and design should be evaluated 

in relation to the scale and design of existing uses and structures, and the effect of the proposed 

development on the continued enjoyment of existing uses in the district. For new structures, 

building location within the lot could be required to be compatible with the location of existing 

uses in the district.   

 

The Lower Village District is more residential than the Main Street District and, therefore 

consideration should be given to the impacts on the enjoyment and use of existing properties 

when new development is proposed. The buildings within this district tend to be primarily 

historic structures. Any construction or reconstruction should be consistent with the styles and 

designs of the neighborhood. 

 

The Railroad Street neighborhood, located within this District, is the Village’s primary 

connection to the Lamoille Valley Rail Trail.   More pedestrians and cyclists are anticipated on 

Railroad Street as use of the trail increases.  As a result, new commercial, cultural, and service 

uses, especially those related to the Rail Trail, are expected to locate in this area.  Improvements 

to the streetscape that enhance Railroad Street’s appearance as a Village “Gateway” and 

incorporate the neighborhood into the cohesive built environment of the traditional Village 

Center, are also encouraged.  
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Upper Village District 

This proposed district intends to provide opportunities for medium residential development. These 

areas, in combination with the other village districts, should meet local needs for residential and 

commercial growth into the near future. Some parcels or portions of parcels, which fall within the 

designated district, might, upon closer inspection, be limited in their suitability for development. 

Planned Unit Developments should be highly encouraged in order to cluster development on the 

developable land without significant loss of development opportunity. Multiuse properties should be 

allowed. 

 

Where different types of land uses adjoin one another, larger lot sizes, increased setbacks, or 

landscaping might be appropriate in order to buffer adverse impacts. Development should be 

planned to minimize the number of access points onto town and state highways in order to maintain 

smooth traffic flow. 

 

College District 

This district accommodates the special needs of Johnson State College and related uses, while 

maintaining the character of the Village of Johnson. 

 

Industrial District 

The purpose of this district is to guide land use on and around the current industrial operations 

south of the Railroad Street bridge. The area has municipal services and 3-phase power so future 

development within this district should take advantage of available resources. While the current 

level and scale of operations should be supported, heavier industrial development  may not be 

feasible due to the proximity to the village, flood hazard areas, and the Lamoille River. 

 

This area has historically been the industrial district for the village with the talc and lumber mills 

and rail yard. With a closing of the talc mill, the end of rail use, and increased residential 

development in the area, future land uses should be evaluated in light of this shifting trend. Truck 

traffic is of primary concern as the only access to the area is via Railroad Street. Conditions 

should be attached to approvals, which will protect the village as a whole as well as the 

neighboring properties within the district. 

 

Flood Hazard Overlay District 

The purpose of this district is to prevent development that might increase flooding and to reduce 

losses as a result of damage from flooding. Designation of this district is also required for the 

Village to be eligible for the National Flood Insurance Program. This district should encompass 

all areas in the Village of Johnson identified as areas of special flood hazard on the National 

Flood Insurance Program maps. This district will be an overlay zone and will be superimposed 

on the other districts proposed in this plan.  

 

 

LAND USE DISTRICTS WITHIN JOHNSON TOWN 

 
The Village District 

Immediately surrounding the Village of Johnson are neighborhoods that support and enhance the 

village. As these neighborhoods are close to the village center they should be given first 



73 

 

 

The Forest District shall be defined as all land within the Town of Johnson that is above 1,500 

feet in elevation and the areas of West Settlement identified on the Land Use Map.  

 

Historically Johnson’s forestlands have provided significant employment and income for area 

residents. In addition, the forestlands provide excellent opportunities for all-season recreation. 

The Forest District includes portions of the Long Trail, State Forest areas, and V.A.S.T. trails. 

 

Specifically, within the Forest District, Johnson plans to encourage the use of its forestlands for 

sustainable forestry. Residential development and other land uses that conflict with commercial 

forestry are to be discouraged. Looking to the future, Johnson realizes that the increase in 

America’s population will make land for forestry, agriculture and wildlife habitat a valuable 

resource. The Town therefore has identified this area of town to protect large unfragmented 

forests for future uses as timber, recreation and wildlife habitat.  

 

This District is presently in forest and is used for wildlife habitat and low impact recreation as 

well. The forests in this District are a source of employment and income for commercial and 

private forestry. It is also a valuable habitat for wildlife and watershed area for the rivers and 

streams. Except for a limited amount of development in the West Settlement neighborhood, there 

is no residential development in the Forest District. 

 

This District is specifically designated for forestry, watershed protection, wildlife habitat and low 

impact recreation. This District may have roads built for commercial forestry purposes but not 

for residential or other commercial purposes. This Mountain neighborhood shall not have 

commercial or residential development.  

 

POLICIES 

 Manage growth and development in a manner that is respectful of Johnson’s rural 

character, natural resources and their environmental, recreational and economic 

functions, and its infrastructural capacity.  

 Support efforts that encourage and expand the diversity and vitality of the Village as the 

cultural, single family residential, commercial-service and economic hub of the Town. 

 Encourage shared highway access and minimize strip development may suffice.  

 

IMPLEMENTATION RECOMMENDATIONS 

 Utilize existing development controls and state regulatory proceedings in an effort to 

implement the vision, and address the needs, conclusions and policies of this plan  

 Develop an understanding of Form Based Code and how it could apply to Johnson. Draft 

a proposal for Form Based Code. 
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Statement Containing All Objectives & Policies 
Land Use Policies: 

Morristown should maintain its small-town character and its neighborhoods, while planning for 
anticipated growth and recognizing that the prosperity and growth of the Village and the Town 
are interconnected and the decisions made by one entity ultimately impact the other. 

Morristown's land use should continue in the same pattern, maintaining the historic residential 
and agricultural land uses in the Town and concentrating business and commercial uses in the 
Village and the various business zones. 

Morristown supports commercial development in the new Airport Business Zone, as the 
continued residential growth around the airport posed a threat to its viability. 

Morristown should ensure that the existing rural character of Route 100 ( south of the Airport 
Business Zone and excluding the parcels previously mentioned as candidates for business zoning 
at the intersection of Golf Course Road, Goeltz Road & LaPorte Road), along with Stagecoach 
Road and Randolph Road, which are characterized by existing residential development 
interspersed with large tracts of open land and agricultural land, remain intact. 

Morristown supports all development in Uptown Morristown that complies with the 
recommendations of the Morristown North End Business District Circulation Study, dated 
September 30, 2011 . 

Development in the Uptown section of Morristown that is contrary to the recommendations 
included in the North End Business District Circulation Study master plan shall be opposed. 

Morristown strongly supports mixed uses in the downtown Morrisville and supports all projects 
that enhance the continued vitality therein. 

Timely consideration should be given to facilitating and providing municipal facilities such as 
sewer and water to new areas zoned for light industrial growth. 

The continued expansion of municipal services in the Commercial Zone and Industrial Zone 
should remain a joint priority for both municipalities, with the goal of continuing to capitalize on 
opportunities to best utilize existing municipal services. 

Land Use Objectives: 

The Selectboard, Village Trustees, Planning Commission and Development Review Board 
should continue to ensure that policies and regulations are administered fairly and expediently. 

Morristown should carefully consider the zoning of new lands being considered for 
development. 
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Monistown supports lengthening the runway of the Monisville-Stowe airport to 4,000 feet in 
length. The Selectboard should work with the Vermont Agency of Transportation towards this 
purpose. 

The Morristown North End Business District Circulation Study should be used to update the zoning 
bylaws and the transportation infrastructure in this section of Morristown. 

Utility & Facility Policies: 

Any development within Monistown must not place an undue adverse impact upon municipal 
facilities. 

Encourage and support projects that enhance the vitality of the downtown. 

No development should occur within the wellhead protection areas except in strict accordance 
with §300, Source Protection Area, of the zoning bylaws. 

All new roads must meet Town standards to ensure access for fire and rescue vehicles. 

Height limitations of 35 feet in residential areas and 50 feet in downtown Monisville should be 
maintained to accommodate fire and rescue efforts. 

Support new economic opportunities, through the use of telecommunications, satellite 
technologies and the expansion ofwifi. 

Support the enhancement of telecommunication/wireless networks when such facilities do not 
have significant adverse environmental, health or aesthetic impacts. In order to minimize tower 
proliferation, it is the policy ofMonistown/Monisville to encourage applicants to co-locate on 
existing tower and/or tower sites and related facilities. 

Two ofMorristown's/Monisville's principal scenic qualities are its ridgeline and 
mountainsides. These areas are significant contributors to the maintenance and enjoyment of 
the rural character. The ridges are predominately undeveloped and provided an unbroken 
skyline view from the valley floor. Development above 2500' is prohibited, for all uses other 
than telecommunication towers used solely for governmental public safety purposes. The use of 
lower ridges for telecommunication towers, antennas, satellite dishes, wind turbines and related 
facilities need to be undertaken in a manner that will not unduly detract or adversely affect 
these scenic values. Accordingly, protection of these areas from insensitive development is a 
matter of public good. To minimize the conflict with scenic values, the development of 
aforementioned facilities should employ the following principles: a) where feasible, be 
located in areas not highly visible to the traveling public, or from residential areas, historic 
buildings, and public use areas or outdoor recreation areas, such as trails; b) be located in 
forested areas or be sufficiently landscaped to screen the lower sections of said facilities from 
public vantage points, such as trails, roads, or waterbodies; c) utilize material, architectural 
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the convenience of the residents) and existing infrastructure. The goal for a permanent/owned 
Town office space is a location in the Village. 

The Planning Commission should revise Morrisville/Morristown Zoning and 
Subdivision Bylaws to require that all development receives and displays an E9 l l 
address prior to the receipt of a zoning permit. 

The Planning Commission should revise the Morrisville/Morristown Zoning and 
Subdivision Bylaws to require that all Major Subdivisions be equipped with a fire pond 
and a dry hydrant that is acceptable to the Fire Chief at the applicant's expense. 

Grant and funding opportunities should be explored to support the Noyes House Museum 
structure, programs and staffing. 

Grant opportunities should be researched and an eight year financing and development plan 
should be developed, to restore and expand recreational opportunities located on school 
property, particularly the tennis courts, the running track and the field house. 

Grant opportunities should be sourced to develop a less flood prone trail system at the Oxbow, as 
well as for the expansion of the picnic access and the creation of new river access. 

The Selectboard should work with the Village Trustees to obtain a lease for Clark Park that 
would allow them to maintain it and make improvements thereon for recreational purposes. 

A joint committee with representatives of the school board and Selectboard could be appointed 
to study the possibility and feasibility of repurposing the Graded Building to municipal offices 
and a park. 

The ConnectMorristown.org wifi zone does not yet cover all of the downtown and it is 
recommend that it be expanded via the continued use of the enterprise fund and the sourcing of 
grant opportunities. 

Historic, Scenic & Archaeological Policies: 

The Town supports the local .historical society in their efforts to educate the public about 
Morristown's history and options available to owners for protecting the historic character of 
properties. 

Development within the historic district should be in character with the surrounding 
architecture. 

Morristown encourages the restoration and reuse of historic buildings where economically 
feasible. 
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Morristown recognizes the importance of certain streetscapes and scenic vistas in defining 
Morristown as a place to live and work. 

Morristown recognizes the importance of the Lamoille River in Morristown's history and its 
continuing scenic, archeological and recreational values. 

Morristown encourages vitality of the downtown business district by supporting efforts of 
citizen groups to upgrade pedestrian access and create a more attractive streetscape. 

Development should avoid ridgelines, especially the scenic views called out in this chapter. Any 
ridgeline development should be setback from the edge of the hill and leave a forested buffer to 
protect the view from the valley. 

Telecommunication towers must be sited and constructed in such a manner as to eliminate or 
minimize visual impacts, especially noted scenic views, using the latest stealth technology. 

Morristown encourages clustering of residential development to protect open spaces and 
scenic areas, especially those visible from roads. 

Historic, Scenic & Archaeological Objectives: 

The Planning Commission should review site plan approval, PUD and subdivision regulations to 
improve protections therein for scenic and archaeological resources. 

The Planning Commission should augment the zoning bylaws to recognize the importance of 
trees (both presence and absence of) in maintaining the character of an area and protecting 
scenic resources during the review of development applications. 

The Planning Commission should strengthen the criteria for site development plan approval by 
allowing the Development Review Board to consider protecting public view corridors during 
requests for private development. 

The Planning Commission should evaluate site plan review criteria requiring that no damage be 
done to the silhouette of the ridgeline, as viewed from public properties, during any 
development, except in the Central Business Zone. 

Education Policies: 

The development of new streets should take into account the need for sidewalks and the 
adequacy of roads for busing. 

Municipal projects should be planned and aligned with school-related needs, such as sidewalks 
around the Graded Building and roads and sidewalks to and from the school grounds. 

Education Objectives: 
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Land Use 
Morristown covers approximately 50 mi.2

, or 34,176 acres. Morristown's land use is 
predominantly residential and agricultural. Downtown Morrisville remains as a relatively large 

urban core. Uptown Morristown, specifically the land around the junction of Route 100 and 
Route 15, is currently a fast-growing retail and commercial district. New commercial growth is 
almost entirely concentrated in the Uptown section of Morristown. New residential growth 
remains strongest along the outskirts of the Village. Morristown's land use should continue in the 
same pattern, maintaining the historic residential and agricultural land uses in the Town and 
concentrating business and commercial uses in the Village and in the various business zones. 

Morristown is a compilation of a few distinct areas. The Route 100 corridor at the southern edge 

of the Village, recently recognized as the new Lower Village Gateway Commercial Zone, hosts 
an interesting mix of small commercial enterprises and home industry, along with residential lots 
with varying sizes. This section of Route 100 is presently being altered by the construction of the 
Morrisville truck route. When construction on the truck route is complete, it is expected that 
traffic-flow through this area and through the Village will change significantly. 

Further south on Route 100, the land surrounding the Morrisville-Stowe airport, which has 
recently been rezoned as the Airport Business Zone, is largely undeveloped. Morristown 
supports commercial development in the new Airport Business Zone, as the continued residential 
growth around the airport posed a threat to its viability. South and north of the Airport Business 
Zone, Route 100, along with Stagecoach Road and Randolph Road, serves as the main corridor 
between Stowe and Morrisville. Morristown should ensure that the existing rural character of 
Route 100 south of the Airport Business Zone (along with Stagecoach Road and Randolph 
Road), which is characterized by existing residential development interspersed with large tracts 
of open land and agricultural land, remains intact. The visual appeal of the open land between the 
Stowe town-line and the airport should be preserved as much as possible through incentivizing 
techniques such as planned unit developments, conservation easements and the acquisition of 
open land. Where additional residential development does take place on these arterial roads that 
connect Morrisville with Stowe, care should be taken to preserve the existing vistas, open space 
and agricultural land. The Planning Council should work to adopt a planned residential 
development subdivision bylaw that is density neutral, but allows for the development of smaller 
lots in exchange for the permanent protection of open space. Without implementing such a 
technique, Morristown's undeveloped and agricultural lands will always be threatened by 
expanding residential development that is unlikely to include the protection or creation of any 
open space. 

Downtown Morrisville remains a very compact area characterized by a mixture of commercial 
and residential use. Thanks to recent zoning changes, the buildings in the downtown are once 
again starting to mirror their more historical use, with commercial use of the ground floor and 
apartments in the rear and on the second and third floors. Morristown strongly supports mixed 
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In addition to ensuring that areas hosting new business growth are served by municipal services, 
the continued expansion of municipal services in the Commercial Zone and Industrial Zone 
should remain a joint priority for both municipalities, with the goal of continuing to capitalize on 
opportunities to best utilize existing municipal services. 

During new development in lands zoned as BE, as well as with the continued development of the 
Industrial and Commercial zones, stormwater management is an issue that should not be ignored 
at a local level. Although a robust State permitting system exists for large development sites that 
disturb more than 1 acre ofland, it is in Morristown's best interest to ensure that sites that disturb 
less than 1 acre ofland use best management practices for stonnwater. Particularly the inclusion 
of low impact development techniques in new development proposals that disturb less than 1 

acre of land ( such as rain gardens, disconnecting roof runoff and the utilization of natural land 
features and processes) should be encouraged by local regulation. The Planning Council should 
evaluate whether offering a limited density bonus, or other type of "carrot" incentive could 
further the use of low impact development techniques in Morristown. 

Policies: 

Morristown should maintain its small-town character and its neighborhoods, while planning for 
anticipated growth and recognizing that the prosperity and growth of the Village and the Town 
are interconnected and the decisions made by one entity ultimately impact the other. 

Morristown's land use should continue in the same pattern, maintaining the historic residential 
and agricultural land uses in the Town and concentrating business and commercial uses in the 
Village and the various business zones. 

Morristown supports commercial development in the new Airport Business Zone, as the 
continued residential growth around the airport posed a threat to its viability. 

Morristown should ensure that the existing rural character of Route 100 south of the Airport 
Business Zone, along with Stagecoach Road and Randolph Road, which is characterized by 
existing residential development interspersed with large tracts of open land and agricultural land, 
remain intact. 

Morristown supports all development in Uptown Morristown that complies with the 
recommendations of the Morristown North End Business District Circulation Study, dated 
September 30, 2011. 

Development in the Uptown section of Morristown that is contrary to the recommendations 
included in the North End Business District Circulation Study master plan shall be opposed. 

Morristown strongly supports mixed uses in downtown Morrisville and supports all projects that 
enhance the continued vitality therein. 
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Historic, Scenic & Archaeological Resources Plan 

Goals: 

Preserve Morristown's heritage for current and future generations. 

Maintain the area's historic connections by encouraging land use and design that is compatible 
with existing structures and functions. 

Manage growth and development in a way that protects and promotes the area's historic, scenic 
and cultural assets without unduly infringing upon the rights of landowners. 

Historic Structures 
There are historical sites and structures recognized by the State of V ennont Division of Historic 
Preservation in both the Town and Village. These irreplaceable sites and structures should be 
carefully reviewed when considering the impacts of new development. The Red Covered Sterling 
Bridge and the People's Academy Building are Morristown's only sites on the National Historic 
Register, although other structures are eligible for inclusion. Among other things, being on the 
National Register makes property owners eligible for rehabilitation tax credits and special 
consideration when Federal money is used on a nearby project. Anyone interested in more 
information on getting on the State or National Registry should contact the State Division for 
Historic Preservation. 

Historic Districts 
Morrisville is one of only four historic districts in Lamoille County and is recognized on 
both the State and National Register of Historic Places. The Downtown Morrisville Preservation 
Plan (1983) is an excellent review of this district and includes a discussion of the history, 
architectural design, streetscapes and recommendations for conservation. While the document is 
somewhat dated, the information and many of the recommendations remain accurate. The district 
was expanded in 2007 to include a much broader area around the Central Business District that is 
similar to the area that currently constitutes the Designated Downtown. 

Downtown Streetscapes 
Downtown revitalization remains a high priority objective by a wide margin in Morristown. 
Making the area more pedestrian friendly and protecting the scenic and historic qualities that 
lends the Village its unique character will be an important factor in any successful effort to 
revitalize and/or maintain the area as a vital commercial and residential center. Improving the 
downtown streetscape is critical to ensuring a vital downtown, especially within the Historic 
District. Streetscape plans not only improve the visual appearance of an area, but also make the 
downtown more pedestrian friendly. 

Scenic Views: 
The combination of open fields, forests, mountain ridges, valleys and built- up areas all 
contribute to Morristown's unique character. No single place, view, building or resource is 
definitively more significant or valuable than others. However, there are some common elements 
to the landscape, some especially striking views in Morristown that most people would agree are 
particularly important in creating a sense of place. Scenic views that were identified in previous 

54 



Town Plans as being significant are as follows: 
• the view from Elmore Mountain Road across the valley; 
• the view from Elmore Street across the valley; 
• the view down to Main Street People's Academy Circle; 
• the view from the Bridge Street Dam; 
• the view from Mountain View Farm; 
• the views from public property to Red Covered Sterling Bridge; 
• the views from public property to Lake Lamoille; and 
• the views from Stagecoach Road to the Worcester and Green Mountain Ranges. 

In order to balance the rights of property owners with requirements for attractive development 
that does not impinge upon the Town's scenic or historic resources, Site Development Plan 
Approval was adopted and is now required for all primary business uses in residential zones. 
The purpose of site plan review is to ensure quality projects, but not to prevent development. 
Poorly designed projects or ones that are inflexible to Development Review Board 
recommendations may be denied approval, but the intent is for the standards to be flexible. 
Moving forward, the Planning Commission should strengthen the criteria for Site Development 
Plan Approval by allowing the Development Review Board to consider protecting public view 
corridors during requests for private development. Specifically, the Planning Commission should 
evaluate site plan review criteria requiring that no damage be done to the silhouette of the 
ridgeline, as viewed from public properties, during any development, except in the Central 
Business Zone. 

Subdivision regulations should also protect scenic and archaeological resources. Lot lines should 
protect open space and scenic ridgelines as conserved areas of any planned residential 
developments. The Planning Commission should strengthen and incentivize its Planned Unit 
Development (PUD) subdivision regulations to give developers the opportunity to cluster 
development. Any clustering proposed should at a minimum give the developer the same number of 
lots while leaving farmland and open space undeveloped. 

Telecommunication towers are another area of special concern with respect to scenic resources. 
Towers cannot be barred from Town, but, they can and should, be regulated to ensure they are 
sited and constructed appropriately. The Town adopted cell-tower regulations and the Planning 
Commission should continue to monitor projects and bylaws in surrounding towns to ensure 
Morristown's bylaws are legal and adequate to meet the needs of the community. 

Archeological Resources 
Archeological sites contain a fragile, complex and irreplaceable record of past human activities. 
Archeological sites differ from historic sites in that the information that exists is buried. For 10,000 
years Native American persons focused their activities within river valleys and lake basins. 
Evidence of prehistoric activities and occupations are often contained within soil deposits of a 
cornfield, a woodlot or can even be buried in a floodplain. Any prehistoric archeological sites 
constitute an essential link to our past. These sites are often the only source of information for the 
longest part of human history in Morristown. 
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A National Park Service study of archaeologically significant riparian areas was done as part of 
the Vermont Rivers Study in 1986. The Park Service findings concluded that the Lamoille River 
from Hyde Park to the Carly's Falls Dam and the Ryder Brook and Lawrence Brook areas have an 
expected moderate to high archeological sensitivity. This rating does not necessarily indicate that 
any archaeologically significant resources are located near these areas, but it does denote that the 
topography, sun exposure, availability of food and other important natural resources exist in the 
right combination along the respective waterways to expect that the area could be archaeologically 
significant. Unlike the large sites found in Highgate and Swanton, any sites in Morristown, if they 
exist, will be small. 

Policies: 
The Town supports the local historical society in their efforts to educate the public about 
Morristown's history and options available to owners for protecting the historic character of 
properties. 

Development within the historic district should be in character with the surrounding 
architecture. 

Morristown encourages the restoration and reuse of historic buildings where economically feasible. 

Morristown recognizes the importance of certain streetscapes and scenic views in defining 
Morristown as a place to live and work. 

Morristown recognizes the importance of the Lamoille River in Morristown's history and its 
continuing scenic, archeological and recreational values. 

Morristown encourages vitality of the downtown business district by supporting efforts of citizen 
groups to upgrade pedestrian access and create a more attractive streetscape. 

Development should avoid ridgelines, especially the scenic views called out in this chapter. Any 
ridgeline development should be setback from the edge of the hill and leave a forested buffer to 
protect the view from the valley. 

Telecommunication towers must be sited and constructed in such a manner as to eliminate or 
minimize visual impacts, especially noted scenic views, using the latest stealth technology. 

Morristown encourages clustering of residential development to protect open spaces and scenic 
areas, especially those visible from roads. 

Objectives: 
The Planning Commission should review site plan approval, PUD and subdivision regulations to 
improve protections therein for scenic and archaeological resources. 

The Planning Commission should augment the zoning bylaws to recognize the importance of trees 
(both presence and absence of) in maintaining the character of an area and protecting scenic 
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