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I. Introduction 
 
T. J. Boyle Associates, LLC, a landscape architecture and planning firm located in Burlington, Vermont, was 
retained by Vermont Transco LLC, and Vermont Electric Power Company, Inc. (collectively “VELCO”), 
and Vermont Electric Cooperative, Inc. (“VEC”) to conduct a visual analysis to evaluate potential impacts 
due to proposed upgrades to a substation, tap station, and 115 kV tap line in the Town of St. Albans, 
Vermont (referred to as the “St. Albans Project” or “Project”).   
 
T. J. Boyle Associates has conducted field investigations, analyzed geographic information system (“GIS”) 
data, USGS maps, aerial photography, detailed design plans, and used the latest computer technologies to 
best understand the Project and how it will alter the visual character of the landscape in which it is located.  
This aesthetic analysis determines whether changes to the landscape’s visual character attributable to the 
proposed Project will be adverse, and if so, whether these changes will also be undue.   
 
 

 
Figure 1:  Oblique aerial view of the existing VELCO St. Albans Substation with the 115 kV tap line exiting the substation to the 
west (top of image). 
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II. Methodology 
 
Section 248(b)(5) of Title 30 of the Vermont Statutes Annotated requires that the Vermont Public Utility 
Commission find a proposed project will not have an “undue adverse effect” on a proposed project site’s 
aesthetics.  This requirement is outlined in the Quechee Lakes Decision (Quechee Lakes Corporation, 
#3EW0411-EB and #30349-EB [1986]). As explained in the Public Utility Commission’s order in Docket 
No. 6860, this Commission applies the Quechee Test in Section 248 proceedings, as follows: 
 

The Public [Utility Commission] 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 will have undue adverse effect on 
the aesthetics of the area, the [Commission] 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 will 
have an adverse impact on aesthetics and the scenic and natural beauty.  In order to find that 
it will 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 will have an “undue” adverse effect on aesthetics 
and scenic or natural beauty is “significantly informed by overall societal benefits of the 
project.”   
 

Petitions of the Vermont Electric Power Company, Inc. (VELCO), Vermont Transco, Docket No. 6860, Vt. Pub. Util. 
Comm’n (Jan. 28, 2005) at 79 (footnotes omitted). 
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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, T. J. Boyle Associates 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 to surrounding areas, which would be an 
unreasonable interpretation and inconsistent with the purpose of the test.  
 
Our study area for visibility of transmission facilities tends to extend approximately two miles from a project 
location. This distance tells us whether a given project 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. We may find that a project has an adverse effect on a particular viewpoint, but that the project 
does not have an adverse impact on the surrounding area as a whole. 
 
In conducting the Quechee Analysis and preparing this report, the following three methods have been used: 
(1) background data collection, (2) GIS viewshed analysis mapping, and (3) field investigation.  The 
background data and field investigation are used to characterize the study area.  The GIS viewshed mapping 
and field investigation are used to identify areas with potential visibility of the Project.  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, zoning ordinances, sub-division regulations, and the regional plan. 

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

used to calculate a GIS viewshed analysis of potential visibility of the Project.  Viewshed analysis 
mapping can identify areas that may have potential views of a project by utilizing a line of sight 
method from a prescribed point (such as the top of solar equipment), or points, representing the 
Project to all other locations within a designated study area.  Figure 2 illustrates how line of sight is 
determined in the viewshed analysis.  The analysis results (portrayed as two viewshed maps), and 
background data review form the basis for organizing the field investigation.  

 
a. First, a “Terrain Viewshed” map (see Appendix A, Map 2) is created to evaluate how the 

land form may block views of Project upgrades.  The map differentiates potential viewing 
areas as “open” areas without forest cover or areas within forest cover.  However, this 
analysis only accounts for intervening landform and does not incorporate how vegetation, 
buildings, hedgerows, street trees or any other vegetation or buildings will screen visibility of 
the Project.  This map represents the maximum potential area from which the Project could 
be visible. 
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b. Next, a second map (see Appendix A, Map 3) is created to represent a “Vegetated 
Viewshed.” This map shows how forest trees, in addition to landform, may block views of 
the Project.  The data used to identify forested areas is based on the 2012 National Land 
Cover Database (NLCD).  This analysis reflects a conservative assumption that the forest 
canopy is only 40’ high, even though the canopy in the study area is typically between 50’ 
and 80’ high.  The screening effect of non-forest land cover (buildings, residential 
landscaping, hedgerows, street trees, and other roadside vegetation) is not included in this 
analysis.  This map represents a more likely potential area from which the Project could be 
visible than the Terrain Viewshed. 

 
When properly reviewed, 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 2 illustrates the difference between the Terrain Viewshed and the Vegetated Viewshed maps. 

 
Figure 2: Terrain Viewshed and Vegetated Viewshed Diagrams. (Please note this diagram is to illustrate the results of a 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 Project.  The purpose of the field investigation is to: 

a. Verify potential visibility as indicated on the viewshed maps 
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b. Photograph views toward the Project from these and any other sensitive areas (parks, public 
facilities, etc.) 

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

d. Record notes concerning each viewpoint where photographs are taken 

e. Identify 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.  Documentation of the field investigation is then 
prepared, which includes: (1) mapping of the routes traveled and locations of photograph viewpoints 
(Appendix A, Maps 1-3), (2) a catalog of photographs (Appendix B), and (3) a planting mitigation plan 
(Appendix C).  All three components are coordinated through indexed viewpoint numbers.  Unless 
specified otherwise, all photos included in Appendix B and throughout the report are captured with a 
‘normal lens’ or a focal length equivalent to 50mm on a full frame camera, to most accurately replicate a 
person’s field of view.  

 
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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III. Project Description 
 
The VELCO St. Albans Project consists of three main components, all within the Town of St. Albans, 
Vermont.  The three components include:  

(1) upgrading VELCO’s existing substation located at 109 Nason Street;  

(2) installing new components inside a tap station fence yard located at 39 McCracken Road; and  

(3) modifying, removing, or replacing six structures associated with a 115 kV tap line, located 
between the substation and tap station 

 

St. Albans Substation 

VELCO’s St. Albans substation is located at 109 Nason Street, in the Town of St. Albans, Vermont, and is 
connected to the VELCO electric transmission network in northwest Vermont and connects to the Green 
Mountain Power (GMP) Nason Street 34.5 kV substation and GMP 34.5 kV system in the St. Albans area.  
The existing St. Albans substation is connected to a 115 kV radial tap line.  The substation contains two 
transformers, 18/24/30 MVA and 30/40/50 MVA, with associated 115 kV circuit switchers and 34.5 kV 
breakers.  The substation includes one 20’ x 20’ control building, disconnect switches, auxiliary equipment 
and structures, and associated bus work, which are all contained within a fenced yard that is shared with 
GMP.   
 
As a result of deficiencies with the existing substation, VELCO proposes the following major upgrades, which 

will have an effect to the visual appearance of the substation: 

• Remove the 115 kV transmission line split outside the substation and remove the associated 115 kV lattice 
bay inside the substation; 

• Replace the existing 20’ x 20’ control building with a new 28’ x 36’ control building; 
• Replace the VELCO owned substation fence and expand the fence to the west by approximately 25 feet; 
• Replace the 18/24/30 MVA and 30/40/50 MVA transformers with one 33.6/44.8/56 MVA transformer, 

that includes secondary passive oil containment; and 
• Install an onsite generator capable of carrying the entire AC station service load 
 
Additionally, VELCO proposes to make upgrades and changes to switches, breakers, and other ancillary 
components, which will have less visual effect to the appearance of the substation.  A diagram of proposed 
upgrades to the St. Albans substation is provided in figure 3. 
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Figure 3:  Proposed Substation Improvements 

 

St. Albans Tap Station 

The St. Albans tap station is located at 39 McCracken Road, in the Town of St. Albans, Vermont and is 
approximately one (1) mile west of the substation.  VELCO constructed the tap station in 2004, and 
includes steel structures, switches and a small control building, all within a fence enclosure.   
 
In order to address deficiencies at the St. Albans tap station, VELCO proposes to construct and operate the 
following major components, all improvements will be made within the existing fenced yard: 
 
• Install a new SCADA RTU inside the existing control house to provide status and control of equipment 

at the tap station; 
• Install a new motor operated 115 kV disconnect, steel structure, foundation, conduits and control cable 

for remote control isolation of the tap line; 
• Install a new 115 kV steel structure, foundation and lightning arresters to support the end of the tap line; 

and 
• Remove the two 115 kV ground switches.   
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Figure 4: Proposed Tap Station Improvements 
 

St. Albans 115 kV Tap Line 

The St. Albans tap line is approximately one (1) mile in length and transports 115 kV power to the 
substation.  VELCO originally constructed the line in 1958, along with the substation.  A manually operated 
line disconnect (switch number 214) is located several hundred feet east of the tap station.   
 
To address upgrades within the St. Albans substation and tap station, six (6) structures will be effected, 
including: 
 
• Removal of Structures XX and 15-1 
• Replace Structures 1, 14 and 15; and 
• Removal of the 115 kV disconnect from Structure 2, and install a cross brace. 
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IV. Evaluation of Adverse Impacts 
 
The VELCO St. Albans Project is within the Town of St. Albans.  The area within a two-mile study area of 
the Project includes a large mix of land uses including St. Albans City, medium and low density residential, 
industrial, commercial, agricultural, forested, and natural areas.  Within close context of the Project 
substation, the area is predominantly residential, although there is a significant presence of electrical 
transmission infrastructure, and the Town of St. Albans Industrial Park is not far south of the Project.  The 
tap line starts and proceeds through medium density residential near the substation, and then proceeds west 
to areas more rural and agricultural.  The tap station is within rural residential area, with agricultural fields 
and a large forested area directly to the west.  
 
Visibility of Project upgrades will generally be possible from locations that have visibility of the existing 
substation, tap station, or 115 kV tap line.  GIS viewshed was used to identify the general area from which 
the substation is and will be visible.  Typically, surrounding obstructions including vegetation and buildings 
screen Project components from areas, with the exception of locations within close proximity of those 
components.  The following provides a detailed review of whether Project upgrades are likely to result in 
adverse impacts to the aesthetics of the surrounding areas. 
 
A. Nason Street | Adverse 
 
Nason Street is a Class 3, paved surface town road.  It connects with US Route 7 within the City of St. 
Albans to the east, and Bronson Road to the west.  It provides access to several residential neighborhoods, 
as well as access to a northern entrance to the Town of St. Albans Industrial Park, directly south of the 
Project substation.  Views along Nason Street include visibility of the existing substation and 115 kV tap 
line.  Visibility of the Project substation begins just west of the town line with the City of St. Albans, 
approximately 500 feet east of the substation.  Views of Project elements continue along the remainder of 
Nason Street for slightly less than one (1) mile continuing west.  Views along Nason Street are illustrated by 
images from Viewpoints 1 through 7, and 14, provided in Appendix B, Photographic Inventory.  Photos 
generally include a panoramic view to provide overall context from the Viewpoint location, as well as a 
single-frame photo to illustrate views towards the Project. 
 
Visibility of the substation is most prominent from locations east of the substation along Nason Street 
looking west, as illustrated from Viewpoints 1, 2, and 3.  Views also include visibility of the GMP substation, 
GMP transmission and distribution lines.  West of the substation, views are more restricted as a result of 
existing vegetation along Nason Street and within and adjacent to the 115 kV tap line corridor.  Viewpoints 
7, 6, 5, and 4 illustrate views proceeding west to east.  As shown in Viewpoint 7, the 115 kV tap line and 
structures are clearly visible along Nason Street.  Viewpoint 14 provides a distant view along Nason Street 
and illustrates the relationship of the existing 115 kV tap line. 
 
Proposed Project improvements will generally result in less visible transmission infrastructure along Nason 
Street.  Specifically, the Project will eliminate the 115 kV transmission line split outside the substation.  This 
will result in the elimination of one of the two tap line structures immediately west of the substation (see 
Viewpoint 5, Appendix B) and removal of a 115 kV lattice bay inside the substation.  Other visible changes 
will include a larger control building to replace the existing building, the fenced yard of the substation will be 
expanded approximately 25 feet to the west, and there will be overall reconfiguration of lower equipment 
and structures within the substation.  The single-frame photo from Viewpoint 3 outlines the 115 kV lattice 
bay and existing control building that will be removed. 
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As part of the Project, VELCO will also be clearing vegetation north and west of the substation, within the 
substation parcel, and further west, within the 115 kV tap line right-of-way (“ROW”).  T. J. Boyle Associates 
have prepared a clearing plan that is included as Exhibit Petitioner DEB-3.  Existing vegetation does not 
meet the VELCO Transmission Vegetation Management Plan or ROW clearance standards.  The effect of 
vegetation clearing will increase visibility of the substation and 115 kV tap line for portions of Nason Street 
west of the substation.  Images from Viewpoint 4, 5, 6, and 7 show how existing vegetation helps to screen 
the substation.  In particular, VELCO will remove one (1) row of a staggered double row of pines along the 
northern side of the substation.  VELCO will need to clear a shrub layer, predominantly sumac, but also 
some box elder and other taller deciduous species (see Viewpoint 4, Appendix B) immediately west of the 
substation.  VELCO will also need to remove several tall arborvitae/white cedar and spruce/fir trees from 
two properties along the 115 kV tap line, to either side of Green Mountain Drive.  VELCO will also remove 
two large poplar trees on the property immediately west of the substation, as well as some lower shrubs.  
Sheets C-2 and C-3 of Exhibit Petitioner DEB-3 illustrates the proposed clearing. 
 
In review, Project improvements will have an effect on the visual landscape along Nason Street.  Physical 
upgrades to transmission infrastructure will actually result in a net reduction in the amount of electrical 
transmission infrastructure in the area.  There is other transmission infrastructure in the area, including a 
GMP substation, within the same fenced substation yard and several GMP transmission and distribution 
lines.  However, removal of existing vegetation will increase visibility of the 115 kV tap line, and particularly 
of the St. Albans substation from locations west of the substation.  As a result of increased visibility from 
clearing, the Project will have an adverse effect to the aesthetics and scenic and natural beauty of the area.  It 
should be noted, that clearing would have been necessary as part of VELCO’s standard ROW maintenance, 
regardless of this Project.  In response to clearing, T. J. Boyle has prepared a proposed landscape mitigation 
plan, as provided in Appendix C.  The plan will re-establish areas with ROW compliant plantings and the 
height of vegetation will be maintained to meet clearance standards. 

 
B. Green Mountain Drive, Vivian Lane | Not Adverse 
 
Green Mountain Drive and Vivian Lane make up the medium density residential neighborhood that wraps 
around the north and west side of the substation.  Both are Class 3, paved surface town roads.  Access in 
and out of the neighborhood is provided by Green Mountain Drive, which connects to Nason Street just 
west of the substation, within the 115 kV tap line ROW.  Residential properties that front along the south 
side of Vivian Lane are separated from the substation parcel by a GMP transmission ROW. 
 
Views from Green Mountain Drive and Vivian Lane are represented by Viewpoints 8, 9, and 10.  Landscape 
vegetation, including mature evergreen and deciduous trees, and the homes themselves significantly screen 
Project components from views within the neighborhood.  Viewpoints 9 and 10 represent some of the most 
apparent views from within the neighborhood.  Viewpoint 8, while more visible, is at the edge of the 
neighborhood.  The largest change will be removal of a small clump of taller evergreen trees, shown towards 
the left side of the single-frame image provided from Viewpoint 8.  This view will benefit from the 
elimination of structure 15-1 and the right 115 kV lattice bay, as viewed from this viewpoint. 
 
While some visibility of the Project substation and 115 kV tap line do exist from Green Mountain Drive and 
Vivian Lane, the extent of visibility is limited.  The Project will not result in a significant change in the 
extent of visibility from these roads.  The Project will result in a net decrease of visible transmission 
infrastructure.  Project components, as well as other adjacent electrical transmission and distribution 
infrastructure are an established part of the visual landscape of these roads and surrounding properties.  The 
Project will not result in an adverse effect to the aesthetics and natural and scenic beauty of these areas. 
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C. Benoit Drive (Emergency Road) | Not Adverse 
 
Benoit Drive is a Class 3, paved town road that provides access to the Town of St. Albans Industrial Park. 
Benoit Drive intersects with Nason Street adjacent to the southern fence line of the substation.  
Development along Benoit Drive, within the industrial park includes large warehouse and manufacturing 
structures.  The closest facility to the Project substation is approximately 700 feet. 
 
Views of the Project substation are possible when traveling north on Benoit Drive, generally north of the 
traffic circle / intersection with Industrial Park Road.  Wooded areas along either side of the north end of 
the road, near the intersection with Nason Street, leave a narrow view of the substation. The road itself 
follows a GMP ROW and includes at least 4 transmission and distribution circuits.  Views along Benoit 
Drive are illustrated by Viewpoints 11 and 12.   
 
Generally, visibility of the Project and in particular, the substation, is not out of character with the character 
of the area along Benoit Drive.  Project components are an established component of the visual landscape 
within these views.  Proposed upgrades will not result in additional visibility of electrical transmission 
infrastructure.   
 
D. Bronson Road | Not Adverse 
 
Bronson Road is a Class 3 paved surface town road.  Within the study area, it serves low density or rural 
residential and agricultural properties.  The Project 115 kV tap line crosses Bronson Road north of the 
intersection with Nason Street.  Open fields along the eastern side of the road allow for distant views 
towards the Project substation and tap line along Nason Street.  Views from Bronson Road are illustrated by 
Viewpoints 13, 14, and 15. 
 
Although there is clear visibility along Bronson Road, there are no proposed upgrades within close 
proximity of the roadway.  Upgrades will be distant and not perceptible in views from the road.  The Project 
will not result in an adverse effect to the aesthetics and scenic and natural beauty along Bronson Road. 
 
E. McCracken Road| Not Adverse 
 
McCracken Road is a dirt surfaced private road that provides access to a limited number of rural residential 
properties.  The Project tap station is accessed from McCraken Road and the 115 kV tap line crosses the 
roadway near the western end of the line.  Within views along McCracken Road, the tap station itself is 
screened by a small intervening ridge, as illustrated in Viewpoint 16.  The tap station is only visible from 
private property and the VELCO access drive, as shown in Viewpoint 17. 
 
Project upgrades will modify structure 2, shown at the center of the image from Viewpoint 16.  The existing 
switch gear, located on what looks like a second cross arm midway up the structure, will be removed and a 
more traditional x-brace will be added.  The change will alter the appearance of structure 2 to a typical 
transmission structure. 
 
Project upgrades will not increase visible electrical transmission infrastructure within views from McCracken 
Road.  Upgrades will reduce equipment on structure 2 of the 115 kV tap line, reducing the prominence of 
that structure.  The Project will not result in an adverse effect to the aesthetics and scenic and natural beauty 
of the area along McCracken Road. 
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Review of Adverse Impacts 
 
Upon review of the overall effect that the Project will have on the aesthetics and scenic and natural beauty 
of the area, the Project will not result in adverse impacts.  Even though the Project was found to result in an 
adverse effect along Nason Street, this is solely in response to vegetation clearing, that without the Project, 
would still be necessary.  The existing substation, tap station, and 115 kV tap line are established 
components within the visual landscape.  Project plans will simplify the visual appearance of Project 
components and will ultimately result in a net decrease of electrical transmission infrastructure. 
 
However, if the Project were found to result in an overall adverse impact, the following sections evaluate the 
Project under the second part of the Quechee Analysis.  
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V. Community Standards 
 
Although local permitting of projects seeking a section 248 Certificate of Public Good is not required, local 
plans and regulations are reviewed under the second prong of the Quechee analysis (described in Section II 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.” Petition of Georgia Mountain Community Wind, LLC, Docket No. 
7508, Order of 6/11/10 at 52. 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. More 
recently the Commission has further clarified that any such standard must expressly “designate the [project] 
parcel as a scenic resource worthy of protection.”  Petition of Rutland Renewable Energy, LLC, Docket No. 8188, 
Order of 3/11/15 at 85-86.   
 
For the St. Albans Project, available local and regional planning documents were reviewed to determine if the 
Project would violate a clear written community standard. The Northwest Regional Planning Commission’s 
Plan for the Northwest Region 2015-2023, effective September 2, 2015 (“Regional Plan”), the Town of St. Albans, 
Franklin County, Vermont Town Plan, adopted by the Town on August 13, 2012 (“St. Albans Town Plan”) set 
forth the community standards at the Project location. The following are excerpts from the Regional Plan, 
and Saint Albans Town Plan that relate to scenic quality.  
  
Regional Plan 

ECONOMIC REGION 
ENERGY 
Goals 

1. 1. Ensure the region’s users have access to reliable, environmentally responsible, affordable and 
diverse energy supplies.  (Regional Plan at 36) 
 
Planning and Reviewing Energy Projects 

1. Aesthetic Concerns and scenic character:  Aesthetic and scenic impacts shall be considered, 
including the character of the proposed site and the degree to which the proposed facility 
would fit with the existing landscape. Proposed projects shall meet the aesthetic test set 
forth under Criterion 8 of Act 250.  (Regional Plan at p. 41) 

  
Goals and Policies: 

1. Ensure the region’s users have access to reliable, environmentally responsible, affordable 
and diverse energy supplies. 
b. Ensure that energy generation, distribution and transmission facilities effectively analyze 

all anticipated socioeconomic, environmental, aesthetic/scenic and public health and 
safety impacts—both positive and negative—and avoid undue adverse impacts in these 
areas. Adverse impacts that cannot be avoided shall be minimized and mitigated.  

d. Upgrade existing and construct new energy transmission/distribution lines or facilities 
when necessary to improve supply, reliability and efficiency.  (Regional Plan at p. 42) 
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PHYSICAL REGION 
NATURAL & CULTURAL RESOURCES 
Goals and Policies 

1. Protect significant natural resources, including air, wetlands, wildlife, lakes, ponds, 
woodlands, earth resources, open spaces, groundwater resources and wildlife habitat. 

2. Protect and conserve historically significant buildings and locations, archaeological 
resources, and important scenic and aesthetic resources identified in local and regional 
plans. 
d. Encourage energy generation and distribution facilities to minimize their visual impact 

on ridgelines, slopes and open areas.  (Regional Plan at 85) 
 
LAND USE 
Goals and Policies 

1. Ensure the region continues to be characterized by compact villages and growth centers 
separated by rural countryside and the working landscape. 
e. Ensure that the scale, siting, design and management of new development respect the 

existing landscape and the character of the area’s built environment. 
2. Maintain healthy and diverse forest and conservation areas as well as a strong working 

landscape, including agriculture and forestry. 
a. Ensure that development respects the physical limitations of the site and avoids negative 

impacts on the natural and cultural features of the landscape.  (Regional Plan at 96) 
 
No clearly written standards or recommendations were found in the Regional Plan that regulate or guide 
aesthetics at the Project site. However, it is clear that supporting reliable transmission and distribution facilities 
is desired, and that any impacts to scenic character should be considered. A review of the Regional Plan maps 
did not identify any specific scenic resources in the area. As the Project would improve the reliability of 
electrical infrastructure at a site with an existing substation, transmission lines, and distribution lines without 
compromising any specific standards related to the aesthetics of the area, it is determined that the Project as 
proposed is compatible with the Regional Plan. 
 
St. Albans Town Plan 

CHAPTER 1 - INTRODUCTION 
1.1 Vision Statement 

As the foundation of the Town Plan, the following “vision statement” describes the 
community the citizens want the Town of St. Albans to be like in the future: 
“The Town of St. Albans would be a town where there is balance between residential, 
commercial and industrial development for robust and sustainable economic growth and a 
town with wholesome neighborhoods, agricultural character and natural, cultural and historical 
resources.” 
 

1.2 Key Concepts (Definitions) 
Several important terms are incorporated in the Vision Statement. An understanding of the 
meaning of these terms and other terms used in the plan is crucial to understanding the vision 
of the community. 

Balance 
The proportioning of each element of the community and environment to 
exist in a complementary and tolerant relationship. 

Agricultural Character 



VELCO St. Albans Project 
 

 15 | P a g e  
 

Allowing agricultural activities to continue and conserving views and open 
spaces. 

Neighborhood 
An area primarily devoted to residential use that is oriented toward children 
and families with common areas or open space areas to create an environment 
conducive to social interaction. 

Wholesome 
An atmosphere in which personal safety is assured and positive interaction 
between neighbors is encouraged including: separation of traffic from family 
facilities; absence of excessive noise excessive light and other disturbances 
caused by traffic, industrial activity, night life, and railroad activity; 
conservation of open space; and promotion of view protection.  (St. Albans 
Town Plan at p. 9) 

 
CHAPTER 3 – Land Use 

3.6 Purpose, Current and Future Planning 
General Planning Standards 
3. Screening - Development proposals could require landscape screening or other 
screening, but this decision should be made on a case-by-case basis based on the type of 
development, the location of the development and other criteria.  (Saint Albans Town 
Plan at p. 41) 
 
Zoning Districts, Overlays and Proposed New Zoning District 
4. Residential District 
Purpose - The purpose of the Residential District is to provide areas for residential 
development that maintains the characteristics of existing neighborhoods and sets aside 
areas for new residential-only development. 
Current - The Residential District encompasses already established residential 
neighborhoods in addition to some undeveloped areas proposed for future residential 
development which could be readily and economically served by public services and 
facilities. 
Future Planning - The current permitted and conditional uses should be reviewed to 
conform with the purpose of this district. The primary use shall be residential and should 
remain so. Any PUD’s should be residential and have an associated HOA. The appropriate 
General Planning Standards should apply to any development in this district.  (St. Albans 
Town Plan at p. 45) 
 

3.7 Policies and Suggested Actions 
Policies 
3. The Town shall continue the existing growth patterns consisting of concentrated high 
density mixed uses in the growth centers at 1-89 exits 19 and 20 surrounded by decreasing 
intensity of use in the residential, rural, conservation, and lakeshore areas.  (St. Albans 
Town Plan at p. 50) 
 

CHAPTER 4 – Transportation 
4.9 Other Roadways 

Scenic Roadways 
There are no local or State designated scenic roadways in the Town of St. Albans. The 
Lake Champlain Byway is a State designated Scenic Byway that travels along the shores of 
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Lake Champlain. Even though there are not any designated scenic roadways, many of the 
roadways within the Town of St. Albans provide scenic views. This is one of many features 
of the Town that attract people and businesses to locate in the Town of St. Albans.  (St. 
Albans Town Plan at p. 61) 
 

CHAPTER 5 – Historic, Scenic and Natural Resources 
5.5 Scenic Resources 

Scenic resources should be a consideration in the development of land; including 
ridgelines, foregrounds of distant views, open lands, vistas and historic village settlements. 
The scenic resources contribute to the attributes that makes the Town of St. Albans an 
attractive place to conduct business, live and visit. 

 
The Town of St. Albans working landscape and agricultural heritage with rolling fields, 
tree lines, and farm buildings are a critical component of the beauty of the area. Lake 
Champlain figures prominently in the sweeping views from the hills on the east of Town, 
to the views along the lakeshore and the beauty of islands. St. Albans Bay’s natural beauty 
and historic village area also contribute to St. Albans Town’s sense of place. 

 
Future Planning 
Decisions on future development for these areas should be balanced by an awareness of 
these sensitive areas with consideration of proper site planning that mitigates negative 
impacts on steep slopes and hilltops, and is in accord with the historic settlement pattern 
of the Town. Implementation of flexible, creative zoning which pays more attention to 
the character of the landscape and the built environment than to strict dimensional 
requirements would allow the Town the flexibility to conserve its scenic resources while 
not putting overly restrictive requirements on new growth.  (St. Albans Town Plan at p. 
68) 
 

5.8. Policies and Suggested Actions 
Policies 
1. The Town shall set community standards for historical structures, culturally sensitive 
areas and scenic areas. 
 
Suggested Actions 
3. Explore setting community standards for protecting scenic resources.  (St. Albans Town 
Plan at p. 79) 
 

CHAPTER 8 – Energy 
8.1. Preface 

The purpose of the Energy Chapter is to ensure that utility services provided by both 
public and private purveyors would be consistent with the Town Plan and be available to 
support the community’s growth and development as anticipated in the Town Plan. This 
chapter has been developed to be consistent with the other chapters of the Town Plan. 
The Land Use Chapter establishes the overall growth strategy for the Town of St. Albans. 
The system design and timing for extension of utility services providing energy should 
promote the land use pattern and policies proposed in the Land Use Chapter.  (St. Albans 
Town Plan at p. 101) 
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Similar to the Regional Plan, no clearly written standards or recommendations were found in the St. Albans 
Town Plan that regulate or guide aesthetics at the Project site. The Town encourages the existing land use 
patterns, and although no specific scenic standards have been enacted, impacts to scenic character should be 
considered.  
 
A review of the various St. Albans Town Plan maps did not reveal any protections or specific scenic resources 
on or adjacent to the proposed Project location. While the Project is located within the Residential zoning 
area, the existing substation and associated infrastructure have already established the existing land use pattern. 
As the Project would not compromise any specific standards related to the aesthetics of the area, it is 
determined that the Project as proposed is compatible with the St. Albans Town Plan. 
 
Based on this review of the Regional Plan and St. Albans Town Plan, the proposed Project would not 
violate any clearly written community standard intended to preserve the aesthetics or scenic beauty of the 
area. These plans generally encourage the reliability of electricity infrastructure and continuity in land uses, 
and do not clearly specify areas or methods for scenic protection. Therefore, the Project as proposed does 
not violate a clear, written community standard intended to preserve the aesthetics or scenic beauty of the 
area. 
 
 
 

VI. Mitigating Elements 
 
The Project includes a number of mitigating elements that help to significantly reduce potential adverse 
aesthetic impacts.  Mitigation for the Project includes: 
 

• The Project will simplify the appearance of electrical transmission infrastructure in the area.  In 
particular, the Project will result in the elimination of the 115 kV line split at the St. Albans 
substation.  This will result in a net reduction of infrastructure components, including a 115 kV 
lattice bay and a 115 kV tap line structure.  This will help improve the visual quality along Nason 
Street. 

• The Project utilizes existing facilities and upgrades by simply replacing existing equipment.  The 
Project does not introduce electrical transmission infrastructure into new areas. 

• VELCO is proposing landscape mitigation plantings to replace existing vegetation that it will 
remove as part of this Project.  By incorporating vegetation clearing as part of this Project, that 
would have otherwise still been necessary, a comprehensive landscape mitigation plan was prepared 
to continue screening the Project from nearby residences and roads.  Proposed plantings will include 
a mix of over 478 evergreen and deciduous trees and shrubs.  Specific plant selections and 
placement are shown on the Landscape Mitigation Plan: L-1, included as Appendix C. 
 

Mitigation incorporated with the Project will reduce and limit the extent of potential adverse impacts and 
represent generally available mitigating steps which a reasonable person would take to improve the harmony 
of the Project with its surroundings. 
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VII. Shocking and Offensive 
 
When evaluating whether a project would offend the sensibilities of the average person, the criteria to make 
this assessment is related back to the first part of the Quechee Test; how the project ‘fits’ within its 
surroundings.  An ‘average person’ is considered a disinterested party, not an affected neighbor.  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.  
 
If the Project was found to result in adverse aesthetic impacts, the level of impact would be very low.  The 
Project would not offend the sensibilities of the average person and it will not be offensive or shocking.  
This determination is based on a number of factors that were assessed during the aesthetic analysis: 
 

• The Project simply upgrades existing electrical transmission facilities that are an established 
component of the visual landscape.   

• Proposed upgrades consist of limited incremental changes to existing equipment, and some 
upgrades result in a net decrease of transmission infrastructure. 

• The Project is located in an area with other electrical transmission and distribution infrastructure and 
is adjacent to the Town of St. Albans Industrial Park. 

• Significant landscape mitigation is being proposed to help offset clearing of existing vegetation 
within the 115 kV tap line ROW and the substation parcel. 

 
Based on these facts we found that the Project will not be shocking or offensive. 
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VIII. Findings and Conclusions 
 
In review of the proposed upgrades included in the VELCO St. Albans Project, we conclude that the 
Project will not result in an adverse impact to the aesthetics and scenic and natural beauty of the area in 
which the Project is location.  The Project proposes to replace existing and outdated equipment which is an 
established part of the visual landscape of the area.  In some cases, existing infrastructure is being 
eliminated, resulting in a net decrease of infrastructure.  At most, only views along Nason Street will be 
impacted, solely as the result of vegetation clearing, that would have been necessary even without the 
Project. 
 
However, if the Project was found to have an adverse impact, it would not result in Undue impacts. 
 

1) The conformance review found that the Project did not violate a clear, written community standard 
intended to preserve the aesthetics or scenic beauty of the area. 

2) The applicant has incorporated generally available mitigating steps which a reasonable person would 
take to improve the harmony of the Project with its surroundings. 

3) For similar reason why we determined the Project would not result in adverse impacts, the Project 
would not be shocking or offensive. 

 
In conclusion, we believe this Project meets the Quechee Test insofar as its impact on aesthetics will be 
NOT ADVERSE. 
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IX. References 
 
 
Plan for the Northwest Region 2015-2023. Adopted by the Board of Regional Commissioners July 29, 2015. 

http://www.nrpcvt.com/Publications/Reports/RegionalPlan/RegionalPlan.pdf 
 
 
Town of St. Albans, Vermont. Town of St. Albans Franklin County, Vermont Town Plan. Adopted by the  

Selectboard August 13, 2012. http://www.stalbanstown.com/wp-content/uploads/2017/04/Town- 
Plan-Signed.8.13.2012.pdf 
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Appendix A 
Project Maps 1-3 
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Appendix B 
Photographic Inventory of Existing Conditions 
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Appendix C 
Landscape Mitigation Plan 
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