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Executive Summary
Transit-Oriented Develop 
(TOD) Recommendations for 
Vergennes-Ferrisburgh
This list outlines key recommendations from the 

TOD Master Plan for the City of Vergennes and 

Town of Ferrisburgh.  These recommendations 

will help Vergennes and Ferrisburgh establish a 

framework for guiding future development around 

the Ferrisburgh-Vergennes Amtrak Station. By 

integrating land use, transportation, and com-

munity design, these recommendations will help 

support compact, connected, and walkable devel-

opment that complements the unique character-

istics of south Ferrisburgh and Vergennes.

Look for the corresponding letters throughout 
this document to read more details about 
each recommendation.

(A) Implement Zoning Regulations 
Changes for Discrete Districts
These zoning changes should be organized into 

five districts around in station area. For each 

district, the zoning changes should cover the 

overall purpose and permitted uses for the district, 

characteristics for future development, and a set 

of standard dimensions.

(B) Create a Form and Site  
Design Overlay
This would enable both communities to consis-

tently apply a comprehensive set of form and site 

standards across the station area. Additionally, this 

would help provide development standards that 

facilitate new and more compact development. 

(C) Consolidate Vergennes Design 
Standards into a Single Overlay
The City’s several design standards for the Central 

Business District include elements such as 

entrances, storefronts, scale, materials, and roof 

design. These would be consolidated and reor-

ganized into a single overlay that can be applied 

across multiple districts.

(D) Provide a Discretionary Relief  
Path for Applicants
This would allow applicants to seek limited 

relief from specific overlay when site constraints 

warrant flexibility and fit within the Development 

Review Board’s authority to grant relief upon 

findings that the request is necessary, minimal, 

and consistent with district intent.

(E) Expand the Authority of the  
Zoning Administrator 
This expanded authority would allow adminis-

trative approval of up to four-unit dwellings and 

create Minor and Major Site Plan Review catego-

ries. Minor projects should qualify for administra-

tive review to support quicker and simpler review 

of smaller projects.

(F) Seek New Designation for Station 
Area Under Act 250/181 
The Town and City should work with the Regional 

Planning Commission to incorporate the station 

area into a “Planned Growth Area” and pursue Tier 

1A or 1B designation under Act 181 to help reduce 

the burden of the regulatory process. 

(G) Adopt an Official Map
This would identify future streets, sidewalks, 

bikeways, and pedestrian facilities. The Official 

Map would help preserve rights-of-way (ROW), 

communicate long-term block structure, and 

guide private redevelopment without requiring 

immediate public investment to purchase ROW or 

build infrastructure. 

(H) Develop a Comprehensive Set of 
Standards for Roads
These would update the public works standards 

for streets, sidewalks, bikeways, lighting, trees, 

furnishings, and stormwater facilities. It would 

help create context-sensitive street types that 

support multimodal travel and walkable mixed-

use development in the station area.
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The Vergennes-Ferrisburgh Transit-Oriented 

Development (TOD) Master Plan establishes a stra-

tegic framework for guiding future development 

around the Ferrisburgh-Vergennes Amtrak station 

in Ferrisburgh, Vermont. Centered on integrating 

land use, transportation, and community design, 

the plan supports compact, connected, and 

walkable development that complements the 

unique characteristics of south Ferrisburgh and 

downtown Vergennes.

The study area (Figure 1) includes approximately 

a half-mile radius around the station and spans 

the northern portion of the City of Vergennes and 

the southern portion of the Town of Ferrisburgh. 

This area, located in the northwestern part of 

Addison County in Vermont’s Champlain Valley, 

is defined by its historic industrial and agricultural 

roots, small-town character, and strong regional 

connectivity via rail, highways, and transit services. 

With proximity to Otter Creek, Lake Champlain, 

and destinations such as Middlebury and 

Burlington, the area plays a key role as a regional 

hub for commerce, culture, and daily life.

Together, Vergennes and Ferrisburgh are home to 

over 5,200 residents and more than 2,100 house-

holds. Both communities display characteristics 

that support TOD implementation. Vergennes is a 

primary growth center for housing and employ-

ment within Addison County, with a high demand 

for a variety of housing types and opportunities 

for compact, mixed-use development. Ferrisburgh, 

though more rural in character, also faces 

increasing housing demand from regional work-

ers, especially those commuting to Chittenden 

County. These complementary characteristics 

reinforce the opportunity for coordinated, sustain-

able growth within the TOD study area.

In addition to strong local conditions, the TOD 

Master Plan aligns with regional and state plan-

ning priorities. Vermont’s Homes Act and Act 181, 

the Addison County Regional Plan, and recent 

transportation investments position the study 

area to benefit from planning efforts that promote 

equitable, multimodal, and resilient communities.

Figure 1  Study Area
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The plan includes the following sections to outline 

the vision for Ferrisburgh-Vergennes TOD and 

recommendations to realize that vision:

	� Discover chapter presents findings from the 

existing conditions analysis, summarizing 

constraints and opportunities that shape the 

opportunity for TOD.

	� Envision chapter introduces the master plan 

with a shared vision for the area informed by 

local context and stakeholder input.

	� Implement chapter details proposed land 

use strategies, zoning tools, and infrastructure 

recommendations that enable the vision to  

be realized.

What is  
Transit-Oriented 
Development (TOD)?
Transit-Oriented Development or TOD is a land 

use and transportation planning approach that 

promotes compact, walkable communities 

centered around high-quality transit services. 

The goal of TOD is to make it easier for people to 

get around without needing a car for every trip. 

It focuses on creating new developments such 

as homes and local shops near transit hubs, and 

encourages walkable communities where it’s 

convenient to live, work, and access daily needs. 

By focusing compact mixed-use development 

near transit, TOD can help lower transportation 

costs for households, reduce traffic and emissions, 

and create vibrant neighborhoods.

A Regional  
Vision for TOD
This plan is part of a broader regional effort 

funded through the federal Rebuilding American 

Infrastructure with Sustainability and Equity 

(RAISE) program. Administered by the U.S. 

Department of Transportation in 2022, RAISE 

supports transportation planning and construction 

projects that improve mobility, promote equity, 

and strengthen local economies.

The Chittenden County Regional Planning 

Commission (CCRPC) received a RAISE plan-

ning grant to develop the Transit-Oriented 

Development Plan for Northwest Vermont. This 

initiative includes twelve communities across five 

counties (Chittenden, Addison, Franklin, Rutland, 

and Washington) and aims to support new devel-

opments with accessible and convenient public 

transportation access. This planning process will 

establish a foundation for offering Vermonters 

a viable alternative to automobile-dependent 

living, lower household transportation expenses, 

promote walkable village centers, and expand 

employment opportunities for rural communities.

In this document, when referring to 

the Amtrak station, its proper name, 

Ferrisburgh-Vergennes Amtrak Station, 

is used. When referring to the master 

plan, the study in general, or the study 

area, Vergennes-Ferrisburgh is used. This 

decision was made by the Steering Group to 

distinguish this effort and document from 

Ferrisburgh TOD Master Plan, a separate 

effort. The Ferrisburgh TOD Master Plan 

has been completed as part of the same 

RAISE planning grant. Both project teams 

coordinated during the planning processes 

to ensure compatibility
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Discover

2



Opportunities 
Regional Transit Access and Multimodal Connectivity 

The Vergennes-Ferrisburgh Amtrak Station serves as a central transit 

hub with daily rail service via the Ethan Allen Express between 

Burlington and New York City. The station includes a park-and-ride 

lot and is supported by three regional bus routes: Vermont Translines 

Route 7, Tri-Valley Transit’s Tri-Town Shuttle, and the Tri-Valley LINK 

to Burlington. These services provide frequent, regional access and 

offer a strong platform for TOD.

Emerging Infill and Redevelopment Activity 

Recent construction near the intersection of Monkton Road and US 7 

includes multi-story housing and community uses that demonstrate 

market demand for walkable development patterns. Underused 

former industrial sites along VT 22A and adjacent to the rail line 

represent promising redevelopment opportunities. Some of these 

sites are already partially occupied by businesses such as a cidery 

and a physical therapy office, indicating a wider potential for reuse.

Housing Demand  

Both Vergennes and Ferrisburgh are experiencing strong housing 

demand, driven by regional job growth and changing household 

preferences. Vergennes offers a more diverse housing stock suited 

to compact development, while Ferrisburgh attracts households 

seeking affordability near major job centers. 

According to the Northwest Vermont TOD Market Analysis (2024), 

both communities could be expected to attract a meaningful share 

of Addison County’s future housing and employment growth – 

Vergennes is projected to absorb about 16% of the new home 

growth in Addison County over the next 25+ years (~1,000-1,600 

new homes), and Ferrisburgh is projected to absorb about 12% 

(~800-1,200 homes). 

Existing Conditions
The Vergennes-Ferrisburgh study area features a 

unique mix of transit assets, underutilized sites, 

and regional initiatives that make it well-posi-

tioned for transit-oriented development (TOD). 

The study area lies between the City of Burlington 

and the Town of Middlebury and is expected to 

see a strong amount of housing and employment 

growth over the next 25 years. 

This section summarizes the key opportunities 

that can support TOD implementation, followed 

by challenges that must be addressed to enable 

compact, walkable, and mixed-use growth.

See Appendix A for more details on the existing 

conditions within the study area that create 

opportunities and constraints for TOD. 
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There is a growing market segment of younger 

households, downsizing seniors, and regional 

commuters who are seeking diverse, low-main-

tenance housing options near jobs, services, and 

transit. The demand for housing of all types and all 

income levels would support retention and growth 

of local businesses and accommodate households 

unable to pay higher prices in Chittenden County. 

These trends create timely market opportunities 

for a broader mix of housing types in walkable, 

mixed-use areas near the station.

These trends are further defined in the Addison 

County Regional Planning Commission (ACRPC) 

housing targets.  As part of the requirements 

under Vermont’s new Act 181, the ACRPC has 

created aspirational housing targets for each of 

its municipalities. The ACRPC housing targets 

proportionally distribute a regional median hous-

ing target developed by the VT Housing Finance 

Agency (VHFA) across each municipality based on 

the number of existing households and homes in 

each community in 2020.

The fact that the housing demand analysis is 

much greater than the housing targets assessment 

bodes well for Vergennes and Ferrisburgh’s ability 

to attract and support a substantial number of 

new households within the study area.

Housing Demand 2050

Ferrisburgh
+ 800 to 1,200 
new units

Vergennes
+ 1,000 to 1,600 
new units

Housing Targets 2025-2030 2025-2050

Ferrisburgh +124 new units +461 new units

Vergennes +124 new units +462 new units

The differences between housing demand 

and housing targets can be attributed to a 

difference in methodology, and perhaps more 

importantly, the purpose of each. Housing 

demand estimates the potential demand 

for housing within the northwestern side of 

Vermont. Housing targets estimate a housing 

need statewide. According to the Centre for 

Urban Research and Land Development at 

Toronto Metropolitan University:

Housing need reflects the fundamental 

requirement for adequate, affordable, and 

suitable shelter, encompassing those in 

core housing need due to substandard or 

unaffordable housing. Housing demand 

is a market-driven concept defined by 

the number and types of housing units 

households choose and are willing to pay 

for in a given period, influenced by factors 

like income, interest rates, and preferences. 

The gap between housing need and market 

demand highlights a crucial challenge in the 

housing sector, as supply may not meet the 

quantity or quality of housing necessary to 

address the needs of all residents.

(Northwest Vermont TOD Market Analysis)

(ACRPC)
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Local Retail and Industrial Demand 

The demand for retail and services in the study area is primarily 

local, supported by residents and visitors seeking day-to-day ame-

nities. While large-scale retail expansion is not anticipated, opportu-

nities exist for small-scale storefronts and service uses that support 

walkable neighborhoods and transit access. At the same time, there 

is a steady demand for small and flexible industrial spaces (particu-

larly units ranging from 2,500 to 5,000 square feet). Interviews with 

local real estate professionals highlight interest in artisan manu-

facturing, food production, and light fabrication, especially when 

combined with housing or work-live formats.

Planned Wastewater System Expansion 

The City of Vergennes has planned a major investment in its waste-

water system, with a $30 million upgrade anticipated in 2026. This 

project is expected to expand capacity and address current system 

deficiencies. Informal discussions are underway to explore a potential 

agreement with the Town of Ferrisburgh to allow limited wastewater 

service just beyond the city boundary. Such coordination would 

enable more development on both sides of the municipal border.

Supportive Policy and Regional Planning Context 

Recent state policy updates, including the Homes Act and Act 

181, offer tools to reduce regulatory barriers and promote housing 

development in targeted growth areas. The Vermont Agency of 

Transportation designates both VT 22A and US 7 as high-priority cor-

ridors for bicycle travel, creating opportunities for future multimodal 

improvements. The proposed Addison County Triangle Bike Loop 

would further enhance bicycle connectivity between Vergennes, 

Middlebury, and Bristol, supporting recreation and transportation.

Existing Conditions   ||   13



Challenges
Regulatory Barriers to Compact,  

Mixed-Use Development 

In both Vergennes and Ferrisburgh, existing 

zoning regulations present challenges to compact 

development. Figure 2 below illustrates the cur-

rent zoning in the study area. See Appendix A for a 

summary of existing zoning in the study area.  

	� In Vergennes, five zoning districts apply to the 

study area, but most lack clear design standards 

for building placement, sidewalk orientation, 

or mixed-use form – all essential to creating 

a walkable place. Residential uses are often 

excluded from commercial areas. Planned 

Unit Development (PUD) and Conditional Use 

processes are available, but rely heavily on 

discretionary review, creating uncertainty, delay, 

and additional costs for applicants. 

	� In Ferrisburgh, zoning standards emphasize 

large setbacks and parking requirements. Most 

new residential or non-residential development 

requires Conditional Use approval, and there 

are few objective criteria to guide site design. 

Development flexibility is limited, especially for 

multi-family or mixed-use proposals.

Gaps in Pedestrian and Bicycle Infrastructure 

Sidewalk coverage is inconsistent across the study 

area, with only partial sidewalk facilities along 

Monkton Road, Armory Lane, and some sections 

of VT 22A. Dedicated bicycle facilities are absent, 

although some road shoulders are used informally 

by cyclists. The lack of protected or continuous 

infrastructure for people walking and biking 

diminishes the area’s connectivity and  

multimodal viability.

Figure 2  Existing Zoning in Ferrisburgh and Vergennes 

(Source: State of Vermont Open Geodata Portal, accessed January 2025)
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High Truck Volumes and Freight Conflicts 

VT 22A and US 7 carry significant freight traffic 

and function as primary corridors for north-

south travel in western Vermont. On VT 22A, 16 

percent of daily traffic consists of trucks. This high 

volume affects quality of life, increases safety risks, 

and discourages walking and biking. While the 

Vergennes Planning and Environment Linkages 

(PEL) Study is exploring bypass alternatives, the 

most favored routes under consideration would 

continue to direct trucks through the TOD area.

Traffic Safety Risks 

Three segments within the study area have been 

identified as high-crash locations between 2016 

and 2021. These include:

	� Monkton Road between VT 22A and Crescent 

Drive (six crashes with one injury),

	� US 7 near Monkton Road (10 crashes  

with seven injuries),

	� VT 22A between East Street and Coventry Lane 

(13 crashes with one injury).

Vergennes has the highest crash rate along the 

VT 22A corridor, including the highest rate of 

truck-related crashes among comparable towns. 

These trends reinforce the importance of traffic 

calming and infrastructure improvements to 

enhance safety for all modes.

Limited Municipal Water and  

Wastewater Infrastructure 

Although Vergennes has a municipal wastewater 

system undergoing planned upgrades, the Town 

of Ferrisburgh lacks municipal wastewater service. 

All development in Ferrisburgh depends on-site 

septic systems. This infrastructure limitation 

significantly restricts the feasibility of new com-

pact and mixed-use development and under-

scores the need for inter-municipal collaboration. 

Informal discussions have begun about a potential 

inter-municipal agreement that would allow 

limited wastewater connections in Ferrisburgh, 

particularly near the Vergennes border. Such an 

agreement would be instrumental in enabling 

compact, mixed-use development on both sides 

of the municipal line and is essential to supporting 

the long-term economic and land use vision of 

this TOD Master Plan. Shared or investor-built 

systems, potentially supported by tools like Tax 

Increment Financing (TIF) and the state’s new 

Community Housing and Infrastructure Program 

(CHIP), also present viable opportunities to expand 

wastewater capacity in the area. 

While both the City of Vergennes and parts 

of the Town of Ferrisburgh are served by the 

Vergennes-Panton Water District (VPWD), water 

infrastructure presents additional challenges. In 

Ferrisburgh, water is delivered through privately 

owned water lines, many of which are aging and 

limited in capacity. These lines are not municipally 

owned or managed and do not guarantee new 

connections, making it difficult for new develop-

ment to access water service. Linking Ferrisburgh 

more fully into the VPWD system would require 

the Town to formally (by townwide vote) join 

the VPWD and join in any debt for which the 

VPWD may be responsible. The northern portion 

of the study area is served by the Ferrisburgh 

Fire District #1 (a customer to the VPWD) and 

there may be opportunities to add to this service 

network. Meanwhile, the City of Vergennes’ public 

water system is aging and in need of substantial 

investment to support the scale of future growth 

projected in regional housing forecasts. Expanding 

water service will require careful coordination, 

funding, and long-term planning to support new 

development in both communities.

This plan outlines a series of recommen-

dations and implementation strategies 

designed to address these constraints and 

build on existing opportunities to support 

more efficient land use, improved multi-

modal access, and stronger overall connec-

tivity throughout the study area.
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Community and  
Stakeholder Engagement
A collaborative and inclusive planning process 

shaped the TOD Master Plan and deepened 

understanding of the opportunities and con-

straints in the study area. The project team 

designed engagement efforts to reflect local 

priorities, identify implementation challenges, and 

build support for a shared vision of compact, con-

nected growth near the train station. Throughout 

the process, the team engaged:

	� Local residents and business owners

	� Municipal officials and planning commissioners 

from Vergennes and Ferrisburgh

	� Representatives from the Addison County 

Regional Planning Commission (ACRPC)

	� Housing advocates and developers, including 

representatives from Vermont Housing Finance 

Agency and Addison Housing Works

	� Tri-Valley Transit and other regional  

service providers

Engagement 
Activities
Steering Group Meetings 

The project team convened a Steering Group 

with representatives from the Vergennes Planning 

Commission, the Town of Ferrisburgh, the 

ACRPC, and other community stakeholders. The 

Steering Group met regularly, participated in the 

site visit and design charrette (described below) 

and in January 2025, the group reviewed draft 

recommendations and provided feedback on 

infrastructure coordination, zoning strategies, and 

alignment with Act 181 and growth center poli-

cies. Members highlighted the need for realistic 

phasing, identified political and financial barriers, 

and emphasized the importance of clear short-

term implementation actions.

Design Charrette  

The team hosted a four-day design charrette that 

included a site visit and tour, a public visioning 

session, open studio hours, and a public open 

house. These events provided opportunities for 

community members to directly engage with the 

plan as it evolved, shaping concepts for land use, 

zoning, mobility, and public realm improvements.

Developer Roundtable  

and Developer Interviews 

The project team organized a Developer 

Roundtable and conducted individual interviews 

to gather insight from local and regional housing 

developers, municipal officials, and nonprofit hous-

ing providers. Participants emphasized that zoning 

must support at least 20 dwelling units per acre to 

make projects financially viable. They pointed out 

challenges for development, such as the need for 

more flexibility in permitted uses and site design 

standards, water and sewer uncertainties, and the 

need for performance-based design standards. 

Participants in the Design Charrette (December 2024)
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What We Heard
Across all engagement efforts, several key themes 

emerged. These insights helped shape the plan’s 

district framework, regulatory recommendations, 

and implementation priorities. 

Multimodal Access and Walkability 

There was consistent support for safer, multi-

modal, and walkable streets, with stronger physical 

and visual connections between the train station, 

new development, and downtown Vergennes. 

Stakeholders emphasized the importance of 

improving pedestrian infrastructure, reactivating 

the old rail underpass near Fields Auto, and 

providing alternative access strategies that avoid 

complex coordination with the rail operator. 

Complement Downtown 

Participants shared a clear desire to maintain 

the unique character and role of downtown 

Vergennes and make the role of the new TOD area 

distinct from downtown. The new station-area 

development should serve as a complement to 

downtown Vergennes by offering new housing 

and small-scale services without draining eco-

nomic activity from downtown. 

Diverse and Attainable Housing 

Participants across all sessions emphasized the 

need for a wider variety of housing types and 

formats, especially smaller, more affordable units. 

Developers noted that densities of at least 20 units 

per acre are often needed to make projects viable. 

Stakeholders see strong interest in townhomes, 

duplexes, work-live units, and missing middle 

forms that can integrate into the existing context. 

Infrastructure Challenges  

and Coordination Needs 

Infrastructure, particularly the lack of a clear 

understanding of the capacity in the Vergennes-

Panton Water District, was identified as a major 

implementation barrier. Stakeholders raised 

concerns about insufficient mapping, limited 

intermunicipal coordination, and uncertainty 

around Ferrisburgh relying on Vergennes sewer 

service in the near term. Participants stressed 

the need for a clear phasing and infrastructure 

strategy that reflects these realities while still 

advancing key goals. 

Zoning Predictability and Flexibility 

Participants emphasized that current land use 

and zoning rules are often too narrow or overly 

specific, making it difficult to pursue mixed-use 

or innovative development. They called for 

zoning that allows a broader range of permitted 

uses by-right, particularly for small-scale com-

mercial, residential, and artisan industrial spaces. 

Participants also recommended replacing out-

dated conditional use processes with clear, per-

formance-based, and design standards to guide 

development and reduce uncertainty

Feasibility and Phasing 

Many participants urged the project team to 

identify near-term actions that can be realistically 

implemented without full utility buildout. These 

include incremental zoning updates, exploring 

interim wastewater solutions, and leveraging exist-

ing public parcels near the station. Suggestions 

included securing grants to digitize utility maps 

and developing a shared zoning administrator to 

coordinate cross-jurisdictional permitting.
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Land Use Multimodal Infrastructure Public Realm and Placemaking

District 1 
Deport 
Quarter/ 
Northern 
Gateway 

Compact, transit-supportive 
mixed-use district anchored 
by the Amtrak station. Includes 
residential, retail, civic, and com-
mercial uses with building heights 
up to five stories. Emphasizes 
storefront design.

Integrated with regional bus and 
rail transit. Prioritizes pedestrian 
and bike circulation, transit 
access, and public streetscape 
amenities. Supports parking and 
multimodal intersections.

Creates a sense of arrival with 
civic spaces, active storefronts, 
and coordinated design elements 
such as street trees, lighting, and 
signage. Reinforces identity as a 
gateway to the community.

District 2 
Enterprise 

Flexible employment-focused dis-
trict for small-scale manufactur-
ing, makerspaces, and work-live 
uses. Retains and reuses existing 
buildings where feasible and 
allows a mix of artisan, fabrication, 
housing, and light industrial uses. 

Supports goods movement and 
service access while ensuring 
safe pedestrian routes and 
bikeways. Includes internal 
drives, shared streets, and trail 
connections to Depot Quarter 
and Residential districts.

Supports placemaking through 
informal gathering spaces, 
outdoor work areas, and art-
ist-friendly public realm design. 
Reflects the creative and entre-
preneurial spirit of the district and 
the greater region. 

District 3 
Residential 

Residential neighborhood that 
supports adjacent mixed-use 
areas. Encourages missing middle 
housing types and block structure 
with porches, stoops, and scaled-
down footprints to reinforce 
neighborhood character.

Designed for walkability with 
narrow, well-connected streets, 
sidewalks, and pedestrian-scaled 
intersections. Emphasizes 
internal neighborhood connec-
tivity and transitions to adjacent 
districts.

Neighborhood greens, porches, 
and stoops foster interaction and 
community. Reinforces neigh-
borhood character and sociability 
through shared spaces.

District 4 
Downtown 
Gateway 

Connect the districts to the north 
to downtown Vergennes. Follows 
the existing residential form. 
Supports duplexes, townhomes, 
small multifamily, mixed-use, and 
small commercial. 

Extends the existing neighbor-
hood street grid with added ame-
nities for walkability. Improves 
connections between the station 
area and downtown Vergennes 
with pedestrian crossings, and 
sidewalk and bikeway continuity.

Maintains historic scale and 
character to reinforce continuity 
with downtown. Allows for 
enhancement of streetscape 
with landscaping, porches, and 
civic-scale frontages. 

District 5 
Eastern 
Gateway 

Mixed-use district for larger 
format buildings serving com-
munity-wide needs. Combines 
higher-density housing, office, 
retail, and civic uses. Prioritizes 
redevelopment and infill with 
clear frontage and multi-story 
structures with active ground 
floors/storefronts. 

Handles higher traffic volumes 
and accommodates commercial 
delivery, regional bus circulation, 
and enhanced bus stop ameni-
ties. The trail and bike network 
supports multimodal access to 
the station and nearby districts.

Public spaces include plazas, 
parks, and trailheads that orga-
nize access and movement. 
Supports visibility and orientation 
at key corridors and intersections.

This section introduces a shared vision for the 

Vergennes-Ferrisburgh study area, shaped by 

community aspirations, stakeholder priorities, and 

existing conditions. Building on strong regional 

connectivity, shifting housing demand, and 

development momentum, the vision supports 

a compact, connected, and vibrant station area 

that reflects local character and values. The 

accompanying map expresses this vision spatially, 

identifying five key districts with areas for infill, 

public space, mobility improvements, and redevel-

opment. The five districts are: 

 District 1: Depot Quarter/Northern Gateway 

 District 2: Enterprise 

 District 3: Residential 

 District 4: Downtown Gateway 

 District 5: Eastern Gateway 
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Land Use 
Key Assumptions 

The Plan assumes that all of these areas in both 

Vergennes and Ferrisburgh can be served by both 

water and wastewater. This process is underway 

at the time of this plan’s development, however 

the timing of water and wastewater service in 

both Vergennes and Ferrisburgh is not yet known. 

An interconnected network of streets and side-

walks with streetlights and shade trees on both 

sides is recommended through the study area to 

improve and encourage walkability.

Key goals to be achieved through zoning:

	� Create diverse housing opportunities

	� Foster a vibrant and diverse economy

	� Enable more compact and mixed-use 

development

	� Improve walkability and connectivity

Enabling new opportunities for the creation and 

expansion of residential and non-residential uses 

are fairly self-explanatory when reviewing recom-

mended changes to the zoning. But how we use 

zoning to improve walkability and connectivity 

may be less obvious. 

For a place to truly be “walkable,” it needs to:

	� Give people a PLACE to walk.

	� Give people a REASON to walk.

	� Make the walk ENJOYABLE.

The physical characteristics of a “walkable”  

place include:

	� an interconnected network of streets with 

sidewalks that invite “window shopping” and 

discovery (a PLACE to walk)

	� a diverse array of residential, commercial, and 

community uses all within walking distance (~ 

0.5 mile) of one another (a REASON to walk)

	� diverse building and streetscape features that 

provide visual interest, and invite visitors to 

linger and socialize (make the walk ENJOYABLE)

	� buildings that (also make the walk ENJOYABLE):

	� are set close to the street and sidewalk

	� are set close to one another

	� have entrances facing the street and sidewalk 

that are closely spaced

	� have transparent first-floor windows facing 

the street 

Development Review Objectives: 

In order to effectively attract and facilitate com-

pact and mixed-use development, development 

regulations and processes must be clear, efficient, 

and predictable. The land use and development 

regulations and standards should be:

	� Clear – plain language and highly graphical

	� Objective – more numbers and fewer  

words, measurable

	� Sensible – focused on what is most important 

to facilitating high-quality pedestrian-oriented 

design rather than architectural details and 

subjective aesthetics

And the land use and development processes 

should be:

	� Fair

	� Predictable – less discretionary and more 

by-right

	� Timely and affordable
Existing vibrant street and storefront in downtown Vergennes

22   ||   Implement



Permitted Uses: 

Part of the “secret sauce” for successful mixed-use 

developments is diversity – diverse housing 

choices; diverse shops and businesses; diverse 

household types, incomes, and ages; and diverse 

experiences. Overly restrictive and constrained land 

use options will unnecessarily stifle new oppor-

tunities and are unable to easily anticipate and 

respond to changing demographics, markets, and 

economic trends. Additionally, an over-reliance on 

a discretionary “Conditional Use Review” process 

unnecessarily adds delay, costs, and uncertainty 

that can be an obstacle to new development.

Instead, zoning regulations should allow a wide 

range and array of residential and non-residential 

uses in the Growth Areas as “Permitted Uses” that 

can be permitted “by-right” and without a discre-

tionary review process. Examples include allowing 

all types of attached and detached residential 

uses, most small to medium-sized retail and 

services, hospitality and entertainment, bed and 

breakfasts and hotels, schools and daycare, and 

many small-scale manufacturing and processing. 

In cases where the scale of use may be an import-

ant factor, distinctions between small and larger 

versions of a given use can be made (i.e. Retail up 

to 5,000 sq.ft. and Retail over 5,000 sq.ft.) and as a 

result allow the smaller be permitted by-right and 

the larger be treated as a Conditional Use. Rather 

than relying on an unpredictable Conditional Use 

review process, regulatory tools like form stan-

dards can be used to address building placement, 

scale and massing; Site Plan Review can address 

lighting, parking, and circulation; and, perfor-

mance standards can be used to manage potential 

offsite impacts. When the regulations are written 

clearly and with objective standards, there is little 

need for discretion – the application either meets 

the requirements, or it doesn’t.

Dimensional Standards 

Often, the dimensional standards found in zoning 

governing lot size and width, density limitations, 

and yard setbacks will result in a suburban and very 

land-consuming development pattern because 

they typically do not allow for smaller and compact 

development. Instead, they require large lots with 

buildings widely separated – just the opposite of a 

compact and mixed-use growth center.

As noted above, however, it is the closeness of 

buildings and uses to one another and the street 

that is an essential characteristic of a “walkable 

place.” To facilitate this compact pattern, the  

City and Town are encouraged to make the 

following types of changes to their zoning  

within the study area:

	� Eliminate maximum density limits and minimum 

lot sizes to enable more compact development 

and facilitate more mixed-use, and instead 

use maximum limits on building placement, 

setbacks, and height to manage the scale and 

pattern of new development.

	� Reduce minimum lot setbacks and street 

frontage to enable more compact development, 

bring buildings closer to the street/sidewalk 

and closer together, and enable narrow-lot 

detached houses and attached housing forms 

like townhouses

	� Add maximum lot and building width and front 

setbacks to bring buildings closer together

	� Reduce on-site parking requirements for 

multi-family and consider eliminating it entirely 

for affordable housing, and allow shared parking 

by-right
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Zoning 
Recommendations	
The following are a series of recommended 

changes to the zoning regulations for consid-

eration by the City of Vergennes and Town of 

Ferrisburgh. They are organized into a collection 

of five proposed underlying zoning districts as 

illustrated on in Figure 4.

 District 1: Depot Quarter/Northern  

 Gateway (purple) 

 District 2: Enterprise (blue) 

 District 3: Residential (teal) 

 District 4: Downtown Gateway (orange) 

 District 5: Eastern Gateway (pink) 

Additionally, the wooded knoll at the south-west-

ern corner of the VT 22A and US 7 intersection in 

Ferrisburgh is recommended to be rezoned to a 

form of Conservation District/Overlay that would 

restrict new residential and commercial devel-

opment and maintain the site as important open 

space/habitat/recreation.

Three of the five proposed districts are intended 

to apply in both the City of Vergennes and the 

Town of Ferrisburgh. The proposed Residential 

district applies only in the Town of Ferrisburgh, 

while the Downtown Gateway district applies only 

within the City of Vergennes. For districts that are 

found in both communities, it is very important 

that the regulations mirror one another and are 

consistently applied. One possible approach to 

achieving this would be for the communities to 

agree to share a Zoning Administrator in these 

limited cases.

For each of the proposed districts, the recommen-

dations  cover the overall purpose and intent of 

the district, offer overall characteristics of future 

development, propose a set of recommended 

dimensional standards, and a set of recommended 

land uses. While they may appear quite detailed, 

they are intended to help advance the important 

concepts discussed in the previous section, and 

illustrate possibilities for the communities to 

consider. To actually incorporate them into the 

current regulations will require additional refine-

ment and discussion beyond the completion of 

this plan.

In addition to the proposed changes to the 

underlying zoning, the creation of a Form and Site 

Design Overlay to encompass the entire study 

area is also recommended. This will enable the 

communities to apply a comprehensive set of 

form and site standards across the study area, and 

possibly beyond.

(A)
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Figure 4  Recommended Zoning to 

Support Transit-Oriented Development



 District 1: Depot Quarter/ 
 Northern Gateway 

This proposed zoning district includes portions 

of the current Vergennes “Northern Gateway 

District” concentrated along the west side of 22-A 

in Vergennes, and which is replicated in south 

Ferrisburgh on the Amtrak station property in an 

area currently zoned “Industrial.”

Purpose/Intent
A place to support the multi-modal transportation 

hub with nearby compact mixed-use develop-

ment and services/uses that help to create a 

destination for visitors and new opportunities for 

expanded residential and commercial uses.

Overall Characteristics
	� Buildings are 2 to 5 stories, close to the street 

and one another

	� Building footprint max of ~20,000 sq. ft.

	� Common building types: townhouse, duplex, tri-

plex, quadplex, cottage courts, small multi-fam-

ily, medium multi-family, mixed-use, work-live, 

small commercial, civic

	� “Storefront” characteristics required for ground 

floor of mixed-use buildings (larger windows, 

transparency, etc.) with frontage along 22-A

	� Multiple principal buildings and uses are permit-

ted on a lot

	� Expanded list of uses includes several that can 

be permitted by-right (i.e., office, service, bank, 

retail, residential, etc.)

Figure 5  Deport Quarter/Northern Gateway 

Zoning District
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Land Uses

Lot Area (square feet) NA

Density (dwelling units per acre) NA

Street Frontage (feet) 
(lot width at the frontage)

•  10’ min
•  120’ max

Frontage Occupation  
(% of linear street frontage occupied 
by a principal building facade)

•   60% min

Front Yard Setback (feet)
•  0’ min
•  25’ max

Side Yards Setback (feet)
•  0’min; 10’ min where directly abutting a residential zoning district
•  25’ max (either side)
•  35’ max combined (both sides)

Rear Yard Setback (feet) •  0’ min; 10’ min where directly abutting a residential zoning district

Lot Coverage (% of lot area) •  80% max

Building Height (stories and feet)
•  2 stories and 24’ min
•  5 stories not to exceed 62’ max

Building Height Bonus* •  6 stories not to exceed 74’ max

Permitted Uses Conditional Uses

•  Animal Hospital/
Veterinary Clinic

•  Bank

•  Bed and Breakfast

•  Child Care Facility

•  Dwelling (ADU to 
non-residential Principal 
Use, Multiple-household)

•  Food Processing

•  Hotel

•  Inn

•  Instructional Facility

•  Medical Services Facility

•  Multi-modal Transit 
Facility

•  Municipal Facility

•  Office

•  Personal Service

•  Professional Service

•  Professional Studio

•  Restaurant

•  Retail

•  Community Center

•  Drive-through Businesses

•  Enclosed Manufacturing Industries

•  Motor Vehicle Sales and Service

•  Recreation, Indoor

•  Recreation, Outdoor

*as permitted in accordance with 24 V.S.A. § 4412 for affordable housing.

Dimensional Standards
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Figure 6  Enterprise Zoning District District 2: Enterprise

This proposed zoning district includes the current 

“Industrial District” in Vergennes renamed to 

“Enterprise” to better reflect the intended diversity 

of “making” uses. Concentrated along the east side 

of 22-A on both sides of the rail line in Vergennes, 

and replicated in south Ferrisburgh west of Meigs 

Rd, currently zoned “Highway/Mixed-use.”

Note that the wooded knoll at the south-west-

ern corner of the VT 22A and US 7 intersection 

is recommended to be rezoned to a form of 

Conservation District/Overlay that would restrict 

new residential and commercial development and 

maintained as an important habitat/recreational/

open space

Purpose/Intent
A place to accommodate small/artisan-scale 

assembly, manufacturing, processing and fab-

rication (i.e., food and beverage, woodworking, 

ceramics, metalworks, vehicle repair, etc.) along 

with complementary retail and workforce housing.

Overall Characteristics
	� An emphasis on retaining existing buildings 

where practical to provide affordable space for 

emerging entrepreneurs

	� Multiple principal buildings and uses are permit-

ted on a lot

	� Buildings 1 to 3 stories

	� Building footprint max of 50,000 sq. ft.

	� Common building types: townhouse, duplex, 

triplex, quadplex, work-live, mixed-use, small 

commercial, fabrication/warehouse

	� Residential uses are permitted, either attached 

or detached, especially including work-live units

	� Performance standards are used as the 

primary tool to provide objective limits on 

impacts (noise, smoke, vibration, etc.) not to 

extend beyond property boundary rather than 

Conditional Use Review
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Dimensional Standards

Land Uses

Lot Area (square feet) NA

Density (dwelling units per acre) NA

Street Frontage (feet) 
(lot width at the frontage)

•  10’ min
•  120’ max

Frontage Occupation  
(% of linear street frontage occupied 
by a principal building facade)

NA

Front Yard Setback (feet)
•  0’ min
•  20’ max

Side Yards Setback (feet)
•  0’ min; 10’ min where directly abutting a residential zoning district
•  25’ max (either side) 
•  35’ max combined (both sides)

Rear Yard Setback (feet) •  0’ min; 10’ min where directly abutting a residential zoning district

Lot Coverage (% of lot area) •  80% max

Building Height (stories and feet)
•  1 story min
•  3 stories not to exceed 38’ max

Building Height Bonus* •  4 stories not to exceed 50’ max

Permitted Uses Conditional Uses

•  Animal Hospital/
Veterinary Clinic

•  Child Care Facility

•  Dwelling (ADU, 
One Household, 
Two Household, 
Multiple-household)

•  Enclosed Manufacturing 
Industries 

•  Enclosed Service  
and Repair

•  Food Processing 

•  Artisan/Light Industry.

•  Instructional Facility

•  Medical Services Facility

•  Motor Vehicle Sales and 
Service 

•  Municipal Facility

•  Office

•  Personal Service

•  Professional Service

•  Professional Studio

•  Restaurant

•  Retail

•  Warehouse

•  Community Center

•  Drive-through Businesses

•  Recreation, Indoor

•  Recreation, Outdoor

•  Other Commercial and/or Industrial Uses—
upon findings by the Development Review 
Board that such use is of the same general 
character as those permitted and which will 
not be detrimental to the other uses within 
the district or to the adjoining land uses.

*as permitted in accordance with 24 V.S.A. § 4412 for affordable housing.
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Figure 7  Residential Zoning District District 3: Residential

A new district east of the new Enterprise District 

that is located entirely in south Ferrisburgh and 

currently zoned “Highway Mixed-Use.”

Note that the wooded knoll at the south-west-

ern corner of the VT 22A and US 7 intersection 

is recommended to be rezoned to a form of 

Conservation District/Overlay that would restrict 

new residential and commercial development and 

maintained as an important habitat/recreational/

open space

Purpose/Intent
Provide residential opportunities that offer a diver-

sity of smaller residential building types serving 

a wide range of incomes and support the nearby 

mixed-use districts. 

Overall Characteristics
	� A walkable and compact neighborhood with 

a range of predominantly missing middle 

residential building types (i.e., duplex, triplex, 

quad, townhouse).

	� Buildings 1-2.5 stories

	� All access via Meigs Rd - no access to US 7

	� Frontage width max of 80’ or 150’ except in the 

case of attached townhouses

	� Building footprint max of 4,000 sq. ft.

	� Common building types: single, duplex, town-

house, triplex, quadplex, cottage courts, mixed-

use, work-live

	� Additional principal buildings are permitted on a 

lot either at the frontage, behind a principal build-

ing at the frontage, or as part of a cottage court. 

Porches and stoops are expected at the frontage 

to define the primary entrance and engage the 

buildings with the street and sidewalk
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Dimensional Standards

Land Uses

Lot Area (square feet) NA

Density (dwelling units per acre) NA

Street Frontage (feet) 
(lot width at the frontage)

•  10’ min
•  80’ max

Frontage Occupation  
(% of linear street frontage occupied 
by a principal building facade)

•  50% min

Front Yard Setback (feet)
•  0’ min
•  20’ max

Side Yards Setback (feet)
•  5’ min 
•  20’ max (either side)  
•  30’ max combined (both sides)

Rear Yard Setback (feet) •  10’ min 

Lot Coverage (% of lot area) •  60% max

Building Height (stories and feet)
•  1 story min
•  2 stories not to exceed 30’ max

Building Height Bonus* •  3 stories not to exceed 38’ max

Permitted Uses Conditional Uses

•  Child Care Facility

•  Dwelling (ADU, One Household, Two Household, 
Multiple-household)

•  Office

•  Personal Service

•  Professional Service

•  Professional Studio

•  Retail

•  Community Center

•  Municipal Facility

•  Recreation, Indoor

•  Recreation, Outdoor

*as permitted in accordance with 24 V.S.A. § 4412 for affordable housing.

Land Use    ||   31



Figure 8  Downtown Gateway Zoning 

District

District 4: Downtown Gateway

The current “Residential/Limited Business District” 

along both sides of VT 22-A in Vergennes 

connects the Northern Gateway and Enterprise 

districts to the Central Business District.

Purpose/Intent
Provide connectivity to the downtown area with a 

residential character and scale that closely follows 

the existing patterns.

Overall Characteristics
	� Buildings 1.5-2.5 stories

	� Frontage width max of 80-100’, depending on 

existing pattern

	� Building footprint max of 4,000 sq. ft.

	� Common building types: townhouse, duplex, tri-

plex, quadplex, cottage courts, small multi-fam-

ily, medium multi-family, mixed-use, work-live, 

small commercial, civic

	� Additional principal buildings are per-

mitted on a lot either at the frontage, 

behind a principal building at the front-

age, or as part of a cottage court.

	� Porches and stoops are expected at the frontage 

to define the primary entrance and engage the 

buildings with the street and sidewalk
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Dimensional Standards

Land Uses

Lot Area (square feet) NA

Density (dwelling units per acre) NA

Street Frontage (feet) 
(lot width at the frontage)

•  10’ min
•  80’ max

Frontage Occupation  
(% of linear street frontage occupied 
by a principal building facade)

•  60% min

Front Yard Setback (feet)
•  0’ min
•  20’ max

Side Yards Setback (feet)
•  5’ min 
•  20’ max (either side)  
•  30’ max combined (both sides)

Rear Yard Setback (feet) •  10’ min 

Lot Coverage (% of lot area) •  60% max

Building Height (stories and feet)
•  2 stories and 24’ min
•  3 stories not to exceed 38’ max

Building Height Bonus* •  4 stories not to exceed 50’ max

Permitted Uses Conditional Uses

•  Animal Hospital/Veterinary Clinic

•  Child Care Facility

•  Dwelling (One Household, Two Household, 
Multiple-household)

•  Artisan/Light Industry.

•  Instructional Facility

•  Medical Services Facility

•  Municipal Facility

•  Office

•  Personal Service

•  Professional Service

•  Professional Studio

•  Restaurant

•  Retail

•  Community Center

•  Drive-through Businesses

•  Enclosed Manufacturing Industries

•  Enclosed Service and Repair. 

•  Motor Vehicle Sales and Service

•  Recreation, Indoor

•  Recreation, Outdoor

•  Warehouse 

•  Other Commercial Uses—upon findings by the 
Development Review Board that such use is of 
the same general character as those permitted 
and which will not be detrimental to the other 
uses within the district or to the adjoining 
land uses.

*as permitted in accordance with 24 V.S.A. § 4412 for affordable housing.
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Figure 9  Eastern Gateway Zoning District

District 5: Eastern Gateway

This proposed zoning district combines the 

portion of the Vergennes High Density Residential 

District east of VT 22-A with the portion of the 

Commercial District north of Monkton Road into 

one mixed-use district and duplicates the adjacent 

Highway-Mixed-use district in south Ferrisburgh 

south of the railroad.

Purpose/Intent
A place to accommodate residential and non-res-

idential buildings and uses that typically require a 

larger scale and footprint that canbe accommo-

dated in the central business district, and provide 

important community-wide benefits/services.

Overall Characteristics
	� Attached multi-unit residential, larger format retail 

with complimentary civic, service and office uses

	� Multiple principal buildings and uses are permit-

ted on a lot

	� Buildings 2 to 5 stories

	� Building width max or mixed-use buildings with 

spacing requirements for primary entrances

	� Building footprint max of 50,000 sq. ft.

	� Common building types: townhouse, duplex, 

triplex, quadplex, small multi-family, medium 

multi-family, mixed-use, work-live, small com-

mercial, large commercial, civic

	� “Storefront” characteristics required for ground 

floor of mixed-use buildings (larger windows, 

transparency, etc.)
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Dimensional Standards

Land Uses

Lot Area (square feet) NA

Density (dwelling units per acre) NA

Street Frontage (feet) 
(lot width at the frontage)

•  10’ min
•  120’ max

Frontage Occupation  
(% of linear street frontage occupied 
by a principal building facade)

•  80% min

Front Yard Setback (feet)
•  0’ min
•  20’ max

Side Yards Setback (feet)
•  0’min; 10’ min where directly abutting a residential zoning district
•  25’ max (either side) 
•  35’ max combined (both sides)

Rear Yard Setback (feet) •  0’ min; 10’ min where directly abutting a residential zoning district

Lot Coverage (% of lot area) •  90% max

Building Height (stories and feet)
•  2 stories and 24’ min
•  5 stories not to exceed 62’ max

Building Height Bonus* •  6 stories not to exceed 74’ max

Permitted Uses Conditional Uses

•  Animal Hospital/Veterinary Clinic

•  Child Care Facility

•  Dwelling (One Household, Two Household, 
Multiple-household)

•  Food Processing

•  Artisan/Light Industry.

•  Instructional Facility

•  Medical Services Facility

•  Municipal Facility

•  Office

•  Personal Service

•  Professional Service

•  Professional Studio

•  Restaurant

•  Retail

•  Community Center

•  Drive-through Businesses

•  Enclosed Manufacturing Industries

•  Enclosed Service and Repair 

•  Motor Vehicle Sales and Service

•  Recreation, Indoor

•  Recreation, Outdoor

•  Warehouse 

•  Other Commercial and/or Industrial Uses—
upon findings by the Development Review 
Board that such use is of the same general 
character as those permitted and which will 
not be detrimental to the other uses within 
the district or to the adjoining land uses.

*as permitted in accordance with 24 V.S.A. § 4412 for affordable housing.
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Form and Site Design Overlay
In addition to the changes to the underlying 

zoning districts proposed above, the creation of 

a “Form and Site Design Overlay” is also recom-

mended to enable the communities to apply a 

comprehensive set of form and site standards 

across the study area, and possibly beyond. 

A Form and Site Design Overlay is intended to 

apply in both the City of Vergennes and Town 

of Ferrisburgh, and it is very important that the 

regulations are consistently applied. One possible 

approach to achieving this would be for the com-

munities to agree to share a Zoning Administrator 

in these limited cases. 

The purpose of a Form and Site Design Overlay 

is to provide a comprehensive set of objective 

development standards to facilitate new and more 

compact development that emphasize a more 

efficient arrangement of lots and buildings thereby 

recognizing and enhancing the economic impor-

tance and unique historic qualities of the existing 

buildings and neighborhoods. 

Unlike conventional design and development reg-

ulations, form-based standards use the intended 

built form and physical characteristics of a place 

as the organizing principle or framework, rather 

than separating or concentrating land uses. 

While form-based standards primarily focus on the 

intended physical form and character of a place, it 

is not to say they ignore uses. Form-based regu-

lations carefully encourage a range of uses and 

building scales to maximize compatibility with the 

intended physical form of the area. Form-based 

standards are also typically focused on creating 

and supporting a compact, mixed-use, pedestri-

an-friendly and engaging environment. In many 

cases, the defined physical form and characteris-

tics of a place or building will greatly influence the 

type or scale of a given use.

A form-based approach helps to explain how 

buildings and structures relate to their lots, 

surrounding buildings and structures, and the 

street and other public rights-of-way. This is 

accomplished by providing a range of objective 

standards for the elements of developments and 

buildings that define a place, such as:

	� The relationships between principal buildings 

and accessory buildings

	� Building placement on the lot

	� Principal building orientation and location of the 

primary entrance

	� The proportion of voids on a façade and degree 

of transparency

	� The location and configuration of access and 

parking areas

	� The use and amount of landscaping

	� The location and configuration of loading and 

service areas

A form-based approach is intended to provide for 

a more certain “By-Right” approval by the Zoning 

Administrative Officer whenever a proposed devel-

opment conforms with the objective and prescrip-

tive requirements. As such, the standards are quite 

detailed to ensure a consistent and predictable 

result for both the applicant and the community. 

The City of Vergennes has a number of design 

standards in the Specific Standards applicable to 

the Central Business District, and throughout the 

Illustrated Guidelines found in Sec 1617 of Art. XVI 

of the current ordinance. The project team recom-

mends they be consolidated and reorganized into 

a single Overlay that can be applied across multiple 

zoning districts. Examples include the standards 

and guidelines for Entrances and Storefronts, 

Massing, Scale and Rhythm, Materials, Roof Design, 

and Mechanical Equipment Screening.

(B)

(C)	  (E)
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In addition to applying a set of more prescriptive 

form-based standards, the project team also 

recommends offering applicants an opportunity 

to seek relief from strict conformance with one or 

more standards through a parallel discretionary 

review process that an applicant could utilize 

in situations where site and design constraints 

require greater flexibility, but where seeking a 

Variance may not be appropriate.

In these types of processes, the Development 

Review Board (DRB) is typically authorized to grant 

relief from any non-numerical standard, and any 

numerical standard by no more than 20%, after 

review and a Public Hearing. Decisions by the DRB 

are then made in writing, and upon affirmative 

findings that:

	� the relief sought is necessary in order to accom-

modate unique site and/or Building circum-

stances or opportunities;

	� the relief if granted, is the minimum necessary 

to achieve the desired result;

	� the property will otherwise be developed 

consistent the purpose of this ordinance, the 

intent of the District, the intent and purpose of 

the section that the relief is being sought, and all 

other applicable standards;

	� the relief if granted will not impose an undue 

adverse burden on existing or future develop-

ment of adjacent properties; and,

	� the relief if granted will yield a result equal to or 

better than strict compliance with the standard 

being relieved.

Regulatory Process Changes
Consider expanding the authority of the Zoning 

Administrator under Article IV to include up to 

four-household dwellings, and dividing Site Plan 

Review process under Article VII into a “Minor” and 

“Major” Site Plan Review and allowing the Zoning 

Administrator to review and approve all “Minor” 

Site Plans. The purpose is to allow for a quicker 

and simpler review of smaller projects and make it 

very easy to do the “small stuff.” 

Minor Site Plans can be those projects that meet 

all the following:

	� Involve a Permitted Use;

	� Creates a new structure, or an expansion to an 

existing structure, totaling less than 10,000 gross 

square feet;

	� Does not involve the creation of a new public or 

private Road; and,

	� Does not otherwise require review and approval 

by the Development Review Board.

Other Policy 
Recommendations
Act 250 Jurisdiction
With the passage of Act 181 in 2024, there is an 

opportunity for one or both communities to 

partially, if not fully, exempt all new development 

in the study area from Act 250 jurisdiction. 

Vergennes currently has a state designated 

Downtown that encompasses the City’s 

Central Business District, and a Neighborhood 

Development Area that encompasses the neigh-

borhoods adjacent to the Central Business District 

but excludes the portion of Main St/ 22-A that 

connects the Amtrak station to the Downtown 

and the Commercial area off Monkton Rd.

Under the new Tier system created by Act 181, 

the existing Designated Downtown will likely 

become a “Downtown Center” with some adjust-

ments to the boundary possible. Along with the 

current Neighborhood Development Area, the 

Downtown will also become the center of a new 

“Planned Growth Area” with some adjustments 

to the boundary possible that should fill current 

gaps and capture the schools and Monkton Rd 

commercial area.

(C)	  (E)

(D)
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South Ferrisburgh is not included in any state 

designations, however the Ferrisburgh Village 

Center (~1.5 miles north of the Amtrak station) is a 

designated Village, and likely to continue at least 

as a “Village Center” if not a “Village Area” with 

limited on-site wastewater with some adjustments 

to the boundary possible.

Working with neighboring communities and 

the Regional Planning Commission, the Town 

of Ferrisburgh and City of Vergennes should be 

seeking to have the study area incorporated into 

a “Planned Growth Area,” and pursue Tier 1B - or 

even Tier 1A – designation to eliminate unnec-

essary duplication, cost, and uncertainty in the 

regulatory process.

Official Map
The Envision section presented previously 

describes a proposed interconnected network of 

roads, sidewalks, bikeways, and pedestrian paths 

within the study area to improve connectivity, 

reduce congestion, and provide greater mode 

choice and opportunity. By creating new blocks, 

this network forms the critical framework for the 

organization and placement of future development.

Creating and adopting an “Official Map” by the City 

and Town would serve to articulate and illustrate 

the community’s intent for how new develop-

ment is to be organized, and preserve proposed 

Rights-of-Way (ROW) as development progresses. 

The use of an Official Map does not immediately 

obligate the City or Town to purchase the ROW 

and build the new infrastructure, but does provide 

for a type of “right of first refusal” that preserves 

the option where necessary. By communicating 

the desired network in map form and declaring 

the community’s desires, private development will 

often use it as a template and incorporate the new 

infrastructure into their development plans.

Art. IX of the Vergennes Zoning and Subdivision 

Regulations makes reference to an “Official Map,” 

however it is not found within the ordinance nor 

on the City’s website and therefore it is not readily 

apparent to an applicant what areas of the City 

may be affected.

Public Works Standards
When creating new roads, sidewalks, bikeways, 

and paths, the standards that detail the desired 

amenities, widths, and configurations of new 

infrastructure are a very important part of what 

makes for a successful mixed-use center. Typical 

rural roadway standards will not be sufficient or 

nuanced enough to ensure traffic moves slowly yet 

efficiently; narrow rights of way can accommodate 

cars, bikes and parking; sidewalks are wide enough 

for two strollers to pass and smooth enough for 

pedestrians in heels or with a walker; and, shaded 

during the mid-day sun and well-lit in the evening.

The City and Town are encouraged to develop a 

comprehensive set of public works standards to 

cover both rural and urban roadways, sidewalks 

and pedestrian paths, bike lanes and bike paths, 

streetlights, street trees, furniture, and stormwater 

facilities. Often these include a range of street 

“types” to cover ROW configurations in mixed-

use, residential, high-traffic through streets, and 

low-volume connectors. Having a current set of 

modern standards will be increasingly important 

should the communities want to participate 

in the state’s new Community Housing and 

Infrastructure Program (CHIP), and private devel-

opers may be asked to design and build the new 

infrastructure serving their developments. 

Art. IX of the Vergennes Zoning and Subdivision 

Regulations refers to a City ordinance regarding 

streets, sidewalks, curbs, drainage, and lighting. 

However, such development standards are not 

available on the City’s website, and therefore, it is 

not readily apparent to an applicant what require-

ments may be applicable or if the Official Map 

even exists at all.

(F)

(G)

(H)
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Multimodal Infrastructure
A cohesive multimodal network is essential to 

realizing a walkable, compact, and connected dis-

trict centered around the Ferrisburgh-Vergennes 

Amtrak Station. The vision for infrastructure in 

this area is not only about moving people safely 

and efficiently, but also about supporting a vibrant 

place where walking, biking, transit, and driving all 

work together seamlessly.

Key elements of the multimodal infrastructure 

strategies in the plan include:

	� Street Network and Block Structure 

The proposed street network introduces a 

finer-grained block structure that enhances 

walkability and development flexibility (Figure 

10). Smaller blocks (400 to 600 feet) that provide 

pedestrian crossings encourage local access, 

distribute traffic more evenly, and create more 

engaging, human-scaled environments. Streets 

are framed by sidewalks, shade trees, and street 

lighting, making them safe and appealing for 

pedestrians, bicyclists, and drivers alike.

	� Transit Circulation and Access 

The Ferrisburgh-Vergennes Amtrak station 

anchors the community’s regional transit 

network, offering daily rail service via the Ethan 

Allen Express. Bus routes, including Vermont 

Translines, the Tri-Town Shuttle, and the LINK to 

Burlington provide critical regional access. Future 

enhancements, such as upgraded stops, signage, 

and pedestrian improvements will better con-

nect these services and improve user experience.

	� Bicycle and Pedestrian Connectivity 

A continuous system of sidewalks, trails, and 

shared-use paths enables safe, convenient 

non-vehicular access throughout the com-

munity (Figure 11). Trail corridors link neigh-

borhoods to the train station and commercial 

centers, while internal sidewalks and crossings 

prioritize short walking distances and safe travel 

for all users. Infill development is paired with 

pedestrian-scaled infrastructure to create walk-

able environments that support daily life without 

reliance on a car.

	� Typical Street and Trail Sections 

Typical street types should respond to the 

context of the districts but share a common 

emphasis on multimodal design. For example, 

primary streets in the Depot Quarter and 

Downtown Gateway include travel lanes, 

on-street parking, wide sidewalks, and space for 

trees, lighting, and street furnishings. Residential 

and enterprise areas feature narrower rights-

of-way with shared streets, traffic calming, and 

strong pedestrian orientation. Trail corridors and 

side paths offer an alternative travel network for 

people walking and biking, while also serving as 

green infrastructure and public space.

Key multimodal strategies should include:

	� Establish a connected street grid that supports 

walkability and development flexibility.

	� Expand the pedestrian network through contin-

uous sidewalks, crossings, and traffic calming.

	� Build out a trail and side path network that links 

key destinations and provides recreational value.

	� Design street types that reflect surrounding land 

use and support all modes of travel.

Trail and wayfinding in Chapel Hill, North Carolina
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Figure 10  Street Network



Figure 11  Trails Network



Public Realm and Placemaking
Rooted in a rich rail history and surrounded by 

small-town charm, the Ferrisburgh-Vergennes 

station area is uniquely positioned to become 

a welcoming and connected community hub. 

Placemaking in this effort should focus on 

bringing cohesion to experiences throughout the 

district by celebrating and amplifying local identity 

while supporting future transit-oriented devel-

opment. From neighborhood greens and civic 

plazas to tree-lined streets and shared-use paths, 

the public realm forms the connective tissue that 

binds this district together.

At the heart of this effort is the historic Ferrisburgh-

Vergennes Depot, a rare surviving example of 

early rail architecture that anchors the district both 

physically and symbolically. The plan honors this 

legacy by making the depot a centerpiece of civic 

life – framing it with complementary public spaces, 

prioritizing pedestrian access, and ensuring new 

development enhances rather than overshadows 

its significance. Together these placemaking 

elements can create a layered and inclusive public 

realm that reflects community values while rein-

forcing the area’s function as a multimodal hub.

Frontages on Main Street in Norway, ME

Wayfinding signage in Montpelier, VT  
(source: surfacematterdesign.com)

Key placemaking elements should include: 

	� Active Frontages 

In areas anticipated to have high levels of 

pedestrian activity, such as the Deport Quarter/

Northern Gateway and Downtown Gateway 

districts, development should include store-

fronts, frequent entrances, and transparent 

facades to create “active edges” that animate 

the sidewalk and foster vibrant street life 

throughout the day.

	� Wayfinding 

A system of signage should guide residents 

and visitors throughout the district, whether by 

foot, bicycle, or automobile, and connect them 

to destinations such as the train station, civic 

spaces, trails, and downtown Vergennes with 

clear, consistent visual cues.

	� Gateway Features and District Identity 

Roundabouts, major intersections, and primary 

entries into the districts should incorporate 

coordinated gateway treatments such as 

signage, landscaping, and public art to clearly 

signal arrival and reflect a unified visual identity. 

Figure 12 illustrates potential locations for 

gateway features. 
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Elm Cort Park in Montpelier, VT 
(source: montpelier-vt.org)

Pedestrian-scaled lighting, seating, landscaping, and trees on West 
Main Street in Denison, TX

	� Civic Spaces and Plazas 

Public gathering places like small greens, 

trailheads, and shared community spaces, play 

an important role in bringing people together. 

These spaces do not need to be large or formal 

to be meaningful. The historic train station, 

pocket parks, monuments, and neighborhood 

greens can all offer opportunities for casual 

interaction, community events, or simply a 

place to rest. Future development in the study 

area, should incorporate these kinds of places to 

create a welcoming atmosphere and reinforce 

a sense of local identity. Figure 12 illustrates 

potential locations for civic spaces. 

	� Pedestrian-Scaled Streetscape Amenities  

Across all districts, the public realm should 

include elements such as street trees, lighting, 

and furnishings to enhance safety, comfort, and 

visual cohesion.

Key placemaking strategies should include:

	� Develop a cohesive wayfinding system for all 

travel modes that connects key destinations.

	� Require active ground-floor frontages in mixed-

use areas to enhance sidewalk experience.

	� Include consistent street furnishings and lighting 

in all new infrastructure projects.

	� Preserve and enhance the Depot’s role as a 

historic and civic focal point.

	� Design and implement gateway treatments at 

key arrival points to establish district identity. 

Gateway treatments can include facilities such as 

landscaped roundabouts, or monument signage 

that give a sense of arrival. Figure 12 illustrates 

potential locations for gateway treatments. 

	� Prioritize locating civic spaces such as public 

structures, art, landmarks, public gathering 

spaces, seating, small plazas, or important 

public service and social services buildings at 

focal and visible locations. Figure 12 illustrates 

potential locations where these civic spaces 

could be located.  Pedestrian amenities, crossing, and landscaping in downtown 
Vergennes
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Figure 12  Potential Locations 

for Gateway and Civic Spaces
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