
BERLIN, VERMONT
A TOWN PLAN FOR

being a hub of commerce and industry

developing an identifiable and vibrant town center

preserving rural character and working lands
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Berlin is a town of 

36.9 square miles 

in Washington 

County, Vermont. 

Berlin was chartered 

in 1763; the first 

town meeting was 

held in 1791 when the 

town had 134 residents. 

The population in 2018 was 

about 2,800 people living in 

1,200 households.  

Berlin has become an 

employment and commercial 

center in Central Vermont due 

to its location between the cities 

of Montpelier and Barre, and its 

accessibility from Interstate 89. It 

is home to the regional hospital, 

shopping mall, train station and 

airport. There were approximately 

5,200 jobs based in Berlin in 2016. 

BERLIN

1. INTRODUCTION

1A. Vision
The vision below expresses Berlin’s overall direction and 
is intended to help town government and community 
members connect many small actions and measure 
achievement towards larger objectives. Having a shared 
vision will allow townspeople to come together, set goals 
and evaluate progress over time.

Berlin will be a town:

 L That is a hub of commerce and industry for the 
region with revitalized commercial areas and a 
diverse economic base;

 L With an identifiable and vibrant town center 
– a place where people can live, work, eat, shop 
and gather – that promotes a greater sense of 
community and attracts new residents; and

 L That preserves its rural character and working 
lands – the open spaces, viable farms, working 
forests, low-density settlement pattern, natural 
resources and scenic views that characterize 
most areas of town. 

1B. Purpose
The Berlin Town Plan states the town’s objectives, 
policies and actions for guiding future land use and 
development in the community consistent with the 
vision expressed above. The plan allows decisions to 
be made by considering the future of the community as 
a whole. Planning can help manage the cost of public 
services and ensure that investments benefit everyone. 

This plan will help Berlin continue to provide and 
maintain infrastructure, attract residents and businesses, 
and protect natural resources and rural character. 
More people can choose to live and work anywhere and 
more are looking for places that offer a high quality of 
life. More people want to live in walkable, connected, 
distinctive communities, rather than in generic 
subdivisions or on remote house lots. This plan outlines 
the deliberate steps needed to maintain, improve and 
revitalize Berlin so that it can be a great place to live and 
work now and into the future.

The primary purpose of this plan is to establish and 
communicate public policy. When guided by this 
plan, local decision-making should be transparent and 
predictable. The plan serves as a foundation for Berlin’s 
land use and development regulations. Those regulations 
must implement the vision expressed above and the 
objectives found throughout this plan.

1C. Authority to Plan
The Vermont Planning and Development Act (24 
V.S.A. Chapter 117) grants municipalities the authority 
to prepare and implement a comprehensive plan. It 
establishes minimum requirements for what must 
be included in such plans, and requires plans to be 
consistent with the state’s planning goals (see “1G. State 
Planning Goals” on page 3). Town plans also must 
be compatible with the regional plan (see “Central 
Vermont Region” on page 15).  Once adopted, town 
plans remain in effect for eight years. Having a current, 
adopted town plan is required for Berlin to apply for 
grants and other assistance to fund improvements.

1D. Planning Process
Berlin adopted its first town plan in 1971. This plan has 
been regularly updated and re-adopted since. The town 
plan was most recently re-adopted in 2012. This 2018 
plan represents a significant change to the format of the 
plan, but not a substantial change in the vision and goals. 

The Berlin Planning Commission worked on a 
comprehensive revision of the town’s land use 
regulations for all of 2015 through 2017. That process 
included numerous public meetings and work sessions 
where residents discussed future land use and 
development in Berlin. Those community conversations 
indicated that:

 L The vision to transform the Berlin Mall and 
surrounding area into a town center, which was 
first expressed in the 2005 town plan, remains 
valid and strongly supported by residents;

 L Residents generally want future growth to be 
focused in the northeast quadrant and want the 
remainder of town to maintain its rural character 
and working landscape; and

 L There is interest in seeing the existing 
commercial corridors along Route 2 and Route 
302 evolve so that they are economically 
competitive and attractive locations for 
commercial and light industrial activities as 
shopping and lifestyle preferences change.

The Planning Commission conducted additional public 
meetings and a community survey while working to 
prepare this 2018 town plan that further confirmed 
ongoing support for the overall vision expressed in 
the 2012 plan. Responses to the community survey are 
presented throughout this plan. 

The Vermont Planning and Development Act establishes 
the process by which town plans must be adopted, 
which includes public hearings by both the Planning 
Commission and Selectboard. That process was followed 
to re-adopt this 2018 plan.

1E. Using the Plan
The Berlin Town Plan provides a framework for attaining 
the vision expressed above through capital budgeting and 
public investments, the town’s land use and development 
regulations, participation in various state programs, and 
other implementation measures. In addition to guiding 
local decision-making, the plan is considered by regional 
and state agencies as they plan, develop and fund 
programs, provide services, locate facilities, and enact 
regulations. It is also used in state regulatory proceedings 
such as Act 250 and Section 248 permitting processes to 
determine whether proposed development is consistent 
with community goals and standards.

When using this plan for a regulatory purpose, the 
objectives, policies and actions found throughout must 
be considered in context as part of a whole rather than 
as individual statements meant to stand alone. Berlin, 
as all communities, has competing objectives that must 
be balanced on a case-by-case basis using this plan as a 
guide for those decisions.

This plan is organized into seven chapters. Each chapter 
includes a series of objectives, policies and actions.

 L Objectives are attainable targets for 
accomplishing one or more goals. They should be 
specific and measurable so that the community 
can determine when they have been met. 

 L Policies are definite courses of action to 
attain (or contribute to attaining) one or more 
objectives. They are intended to guide all relevant 
decision-making by town government, and in 
those circumstances where the plan is intended 
to influence regional or state decision-making.

 L Actions are the next steps – concrete activities 
or programs intended to attain (or contribute 
to attaining) one or more objectives that town 
government will implement during the 8-year 
planning period.

Goals are not listed in each chapter because this plan 
incorporates the state’s planning goals as Berlin’s 
planning goals. The objectives and policies from each 
chapter are intended to further those goals (see “1G. State 
Planning Goals” on page 3).

On the 2017 Community Survey, 

residents described Berlin as...
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or federal permits, or undertaken with state or federal 
funding, is proposed that the state may require specific 
actions to preserve a historic resource. For example, 
development subject to Act 250 must demonstrate 
that there will be no undue adverse impact to historic 
resources. Property owners can learn more about how 
best to preserve or rehabilitate a historic structure 
from the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties with Guidelines for 
Preserving, Rehabilitating, Restoring and Reconstructing 
Historic Buildings.

Berlin has an active Historical Society that maintains 
a collection of historic materials and databases, and 
can provide more information about town history and 
historic resources.

Scenic  Resources

Berlin has not conducted a scenic resource or road 
inventory. It is evident from the many public comments 
at meetings and surveys over the years that residents 
value the scenic character of the rural areas of Berlin 
such as: views over farmland in the Dog River Valley to 
the wooded hillsides and ridgelines beyond; views of 
Berlin Pond and the surrounding hills; and the expansive 
views of the Green Mountains from the interstate and 
elsewhere in town. Approximately 85% of respondents 
to the 2017 community survey rated the ability to enjoy 
scenic views in Berlin as excellent or good.

Recreational Resources

The Berlin Conservation and Open Space Map (page 
6) identifies the conserved and public lands available 
for recreational use in Berlin and discusses recreational 
use of Berlin Pond. Other public recreation facilities 
in Berlin include the playground and ballfields at the 
elementary school, and the ice rink at the municipal 
building. More than 80% of respondents to the 2017 
community survey rated their ability to enjoy nature and 
outdoor recreation in Berlin as excellent or good.

Walking and biking are popular recreational activities 
in Berlin, but nearly all roads in town lack sidewalks, 
bike lanes or paths, and/or adequate shoulders to safely 
accommodate pedestrians and bicyclists (see “Bicycle 
and Pedestrian Network” on page 20). More than 60% 
of respondents to the 2017 community survey rated the 
safety of walking or biking on town roads as poor or fair.

Berlin does not have a recreational department or 
offer recreation programs to residents. There was a 
Recreation Board as of 2018, but it was inactive due 
to a lack of members. The Conservation Commission 
was fulfilling the duties of the Recreation Board, which 
included organizing the town’s winter skating rink. Town 
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KEY

 Soils well suited for wastewater treatment
 Soils moderately suited for wastewater treatment
 Soils marginally suited for wastewater treatment
 Soils not suited or not rated for wastewater treatment

Structures Listed on the National Register
The Chauncey B. Leonard house (above) on the corner 

of Crosstown Road and Shed Road was built in 1845 and 

significantly renovated in 1892.

Lover’s Lane Bridge (below) is a rare example of a Warren 

pony truss bridge. It was built in 1918 spanning the Dog 

River and joining Chandler Road to Route 12.
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Future Land Use Recommendations

Rural Berlin

DESCRIPTION MAINTAIN EVOLVE TRANSFORM

JU
N
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The Montpelier-Berlin Train Station anchors an industrial area 
along the eastern end of Junction Road that also extends across 
the river into neighboring Middlesex and Montpelier. West of the rail 
line, industrial uses give way to a mix of residential properties and 
small businesses. A series of transmission lines join at the substation 
on Nelson Drive, where there is also a solar facility. All the land 
between Junction Road and the Winooski is floodplain and/or river 
corridor, as is the land along the Dog River (see “Floodplain and 
River Corridor Map” on page 29).

1. Maintain the existing pattern of low-density rural residential 
properties in the western portion of the area. Generally, the 
land in this area is poorly suited for additional residential 
development because of: the Winooski and Dog River 
floodplains and river corridors; established railyard, industrial 
and business uses, utility corridors and infrastructure; and 
steep slopes.

2. Evolve the mix of uses in the eastern portion of the area 
towards industrial and away from residential to avoid future 
and mitigate existing conflicts.

3. Transform open space not suitable for development for uses 
such as flood storage or renewable energy production.

BE
RL

IN
 P

O
N

D

The immediate shorelands around Berlin Pond are almost entirely 
owned by the City of Montpelier (see “Berlin Conservation and Open 
Space Map” on page 6 and see “Surface Waters and Riparian 
Areas” on page 7). The landscape along Brookfield Road and 
Paine Turnpike South, which ring the pond, retains an agricultural 
character but is largely converted to rural residential use. Where the 
steeper terrain comes close to the road, the land is forested and largely 
undeveloped. While recreational use of the pond is strictly controlled 
and limited, the roads around the pond are popular places for walking, 
biking and nature observation. The Irish Hill Conservation Area west of 
Brookfield Road is also a destination for trail-based recreation.

1. Maintain the existing pattern and density of rural residential 
development.

2. Maintain forest cover in the upland portions of the watershed 
to protect wildlife habitat, water quality and scenic 
character.

3. Maintain the scenic, agricultural character through ongoing 
small-scale farming (hobby farms, homesteading, keeping 
horses, etc.) and preserving existing fields and meadows.

4. Evolve and expand the non-motorized trail network on 
public land to interconnect existing trail systems.

5. Evolve the land use and vegetative cover in the Berlin Pond 
watershed to provide improved riparian buffers, stabilize the 
shoreline and streambanks, filter run-off and remove invasive 
species.

6. Transform the Berlin Pond, its shorelands and surrounding 
roads into a low-impact recreation destination while 
ensuring such activities are commensurate with the use 
of the pond as a public water supply and prioritizing 
the watershed’s natural resource values. Should that use 
terminate, all efforts should be made to preserve public use 
and access to the pond and its shorelands for low-impact, 
non-motorized recreation.

RI
VE

RT
O

N

Riverton is a historic hamlet along the Dog River on Route 12 
that developed as a small industrial center. Some industrial and 
commercial activity remains, but the area is now predominately 
residential. It retains its historic settlement pattern – a small cluster 
of buildings on small lots distinctive from the agricultural pattern 
typical along most of the Route 12 corridor.

1. Maintain the historic character and traditional village 
development pattern of the area.

2. Maintain industrial use at a scale and intensity compatible 
with Riverton’s historic character.

3. Evolve the mix of uses to include additional small businesses 
or civic functions as formerly existed in Riverton.

4. Evolve the design and function of Route 12 to slow and calm 
traffic in recognition of the change in land use and the built 
environment within the hamlet.

Future Land Use Recommendations

Northeast Quadrant

DESCRIPTION MAINTAIN EVOLVE TRANSFORM

RO
UT

E 
2

The Route 2 corridor area is bounded by the Winooski River to the 
north and the ridgeline that separates Route 2 from Route 302 to 
the south.

1. Maintain the eastern portion of the corridor as open space. 
Generally, the remaining undeveloped land along the 
corridor is poorly suited for development because of the lack 
of depth of buildable land along the highway, floodplains, 
and/or steep terrain.

2. Maintain the existing scale and intensity of commercial 
development along the Route 2 corridor.

3. Evolve the existing development pattern along Route 2 to 
improve access management through aligning, narrowing 
and/or eliminating curb cuts.

4. Evolve the siting and design of existing development within 
the flood hazard area to reduce potential risk to life and 
property, and improve resiliency.

5. Transform suitable underutilized or undeveloped land 
off Marvin and Goodnow roads into moderate density 
residential neighborhoods.

PHOTO: TOBY TALBOT
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not renewed in 2018. The department is based in the 
Municipal Building and there were no identified needs 
for facility improvements or additional staffing as of 
2018.

The Berlin Volunteer Fire Department provides fire 
protection and emergency response from a primary fire 
station located adjacent to the elementary school and a 
secondary station in Riverton. There is an ongoing need 
to replace vehicles and equipment, but there were no 
identified needs for facility improvements as of 2018. 
In 2017, the department had approximately 20 active 
volunteer firefighters who responded to more than 
500 calls (65% were rescue and emergency medical, 
only 5% were fires). As with all-volunteer departments 
elsewhere, the Berlin Volunteer Fire Department is 
finding it increasingly difficult to attract and retain 
responders. In 2017, each active firefighter volunteered 
approximately 120 hours in training and response time.

Berlin residents receive emergency medical response 
and transport from ambulance services based in Barre 
Town and Northfield. Barre Town EMS, which serves 
six communities in the region, operates a substation out 
of the Berlin fire department building and serves the 
eastern and norther portions of town, while Northfield 
serves the southwestern quadrant. The Town of Berlin 
makes an annual payment to each service.

Healthcare Facilities

Berlin is home to Central Vermont Medical Center, the 
regional hospital, and associated medical practices, as 
well as the Vermont Psychiatric Care Hospital. This 
concentration of healthcare providers represents a 
significant portion of the town’s employment base and 
ensures residents have convenient access to healthcare 
services. The hospital and related healthcare providers 
and businesses also serve as an anchor for the planned 
town center – generating customer traffic for businesses 
and demand for workforce housing in the town center.

Electricity Infrastructure

Green Mountain Power provides electricity in most of 
Berlin with a small area of town served by Washington 
Electric Cooperative (see “Utilities and Facilities Map” 
on page 21). There was three-phase power available in 
most of the northeast quadrant of Berlin and in Riverton 
as of 2018 (see “Commercial and Industrial Areas” on page 
28). GMP had substations in Riverton and at their 
facility off Nelson Drive. A VELCO 115 kV transmission 
line passed through the northern  portion of town. As of 

2018, there were no plans to significantly upgrade the 
electricity infrastructure serving Berlin.

Telecommunications Infrastructure

Fairpoint provided landline phone service throughout 
Berlin and DSL internet service in many areas of town as 
of 2018. Several companies provided cable television and 
internet service along the major road corridors and in the 
northeast quadrant. Remote areas of town had limited 
access to high-speed internet service. There were at least 
three telecommunication towers in Berlin (see “Utilities 
and Facilities Map” on page 21). Given the terrain, 
there remain areas of town lacking adequate cell service.

Water Supply Infrastructure

A combination of public and private systems provide 
potable water to development in parts of Berlin (see 
“Public Water Systems” on page 22). There were 12 
public drinking water systems in Berlin as defined and 
regulated by the Vermont Agency of Natural Resources 
that have source protection areas (see “Water Resources 
Map” on page 8) as of 2018.  

Wastewater Disposal Infrastructure

Municipal sewer service is available in portions of Berlin 
(see “Utilities and Facilities Map” on page 21 and see 
“Municipal Sewer Service” on page 22).  Through an 
inter-municipal agreement, Berlin purchases sewer 
capacity from Montpelier. The town had approximately 
200,000 gallons of unused capacity in 2018.

Stormwater Infrastructure

Municipal stormwater infrastructure consists primarily 
of open drainage ditches and culverts along town 
highways. Upgrades to this infrastructure and improved 
stormwater management on municipal sites will be 
required over the next decade under new state clean 
water and general road permit requirements (Act 64). 
Berlin’s 2017 Stormwater Management Plan includes 
specific recommendations for improving stormwater 
management on municipal sites and town roads.

Until very recently, most private development in Berlin 
was constructed with minimal stormwater management 
infrastructure, which has resulted in untreated 
stormwater discharging directly to roadside drainage 
systems or surface waters. In response, the Planning 
Commission has drafted new stormwater requirements 

for private development that it recommends be 
incorporated into the town’s land use regulations.

The Vermont Agency of Natural Resources has listed 
the Stevens Branch from Barre City to the Winooski 
mainstem,and the segment of the Winooski mainstem 
between the Montpelier sewage treatment plant and 
the Middlesex dam as ‘stressed’ due to urban runoff. If 
runoff from developed land and roadways continues to 
reduce water quality, ANR may classify one or more of 
the watersheds in Berlin as ‘impaired’ due to stomwater, 
which would lead to enhanced stormwater permitting 
requirements for new development requiring a state 
stormwater permit.

Solid Waste Disposal Facilities and Services

Berlin is a member of the Central Vermont Solid 
Waste District (CVSWD). The district’s Solid Waste 
Implementation Plan as most recently adopted is 
incorporated into this plan by reference. By belonging to 
CVSWD, Berlin is meeting its obligation under state law 
to plan for the community’s solid waste disposal needs.

As of 2018, there were no transfer stations or drop-off 
locations in Berlin. A number of haulers provide pick-
up service or residents can take their trash to a transfer 
station or drop-off location in a neighboring community.

4B. Planning Considerations
The Town of Berlin will need to continue its efforts 
to provide water and sewer in the northeast quadrant 
and to address stormwater management to further the 
land use, housing and economic development goals of 
this plan. Provision of this infrastructure in those areas 
planned for service will be primarily the responsibility of 
the town.

Berlin should explore alternative approaches to 
providing emergency response and public safety services 
that would avoid escalating costs and maintain high-
quality service. The town should work with neighboring 
municipalities to study and plan for regionalization of 
these services.

Electricity and telecommunications infrastructure will 
need to be maintained and upgraded on an ongoing 
basis to provide state-of-the-art, reliable, high-quality 
service to Berlin residents and businesses as technology 
advances and evolves. This infrastructure is essential 
to both economic development and quality of life. 
Necessary repairs and improvements will be primarily 
the responsibility of the utilities and service providers.

Public Water Systems

Municipal Sewer Service

Vermont classifies any water system with 15 or more 

service connections or that serves 25 or more people 

as a public water supply. There were around 20 active 

public water supplies in Berlin as of 2017. The number 

of public water supplies has been decreasing as 

Berlin expands municipal water, and it is anticipated 

that more will connect to town water in the future. This 

opens up land previously unavailable for development 

or other use due to well buffer requirements, 

particularly in the airport business park.

Three of these systems comprise what is commonly 

considered municipal water in Berlin:

 L The Berlin Municipal Water System served 95 

customers in the northeast quadrant as of 

2018. The town’s three wells went online in 

2015 and together supply 150 gallons per 

minute. The system was at capacity as of 

2018. The town was planning to drill a fourth 

well to expand capacity.

 L The Berlin Water Company is a private 

company that provides water along the 

eastern portion of the Route 302 corridor. 

The town was discussing acquisition of the 

company in 2018 and incorporating it into 

the municipal system.

 L The Montpelier city water system provides 

service along the western portion of the 

Route 302 corridor. It is anticipated that 

Montpelier will extend their water service to 

the northern segment of Route 12 in 2018.

Berlin operates a municipal sewer system, but 

does not have its own treatment plant. The town 

purchases sewage treatment capacity from 

Montpelier. Berlin had an allocation of 600,000 

gallons per day of treatment capacity, 200,000 

gallons of which was unused, as of 2018. Further, 

Montpelier’s sewage treatment plant was operating 

at less than 30% of capacity as of 2018 suggesting 

that it could accommodate any additional capacity 

Berlin may need for the foreseeable future.

PHOTO: TOBY TALBOT
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5. ENERGY

5A. Current Energy Use
Energy use in Berlin reflects the community’s role as 
an employment and service center for the region. The 
commercial and industrial sector represents a much 
larger percentage of total energy used in Berlin than the 
residential sector. While accurate data is not available 
to determine how total energy use (electricity, thermal, 
transportation) is split between the sectors, the data 
available for electricity use provides evidence that energy 
usage in Berlin is driven by the commercial and industrial 
sector, which is not typical of most Vermont towns  (see 
“Electricity Use by Sector, 2015” on page 24).

The best available estimate of the total amount of 
energy being used in Berlin suggests that in 2015 
nearly 824 billion BTUs of energy were consumed for 
electricity, thermal (heating and cooling buildings), 
and transportation (see “Berlin Total Energy Use, 2015 
Actual” on page 24). The figures for thermal and 
transportation energy are rough estimates based on 
statewide averages and Census data, while detailed 
statistics are kept about electricity use by the utilities. 
More accurate data may become available in the future 
that will provide a clearer picture of how energy is being 
used in Vermont and how that use is changing over time.

Information about energy use in Berlin is available from:

 L The Energy Action Network’s Community 
Energy Dashboard, which tracks the progress of 
each Vermont community towards the state’s goal 
of meeting 90% of local energy needs through 
efficiency and renewable energy by 2050.

 L The Central Vermont Regional Planning 
Commission’s energy maps and data, which 
provide current and future energy use data and 
targets, and energy resource and constraint maps 
that were developed to assist municipalities with 
enhanced energy planning under Act 174.

5B. Renewable Energy Resources
Renewable energy sources – hydro, solar, wind, biomass, 
geothermal – are constantly replenished unlike fossil 
fuels, which are finite. To reduce the greenhouse gas 
emissions leading to climate change, Vermont adopted 
a goal in 2011 to obtain 90% of the total energy used 
in the state  (electricity, thermal, transportation) from 
renewable sources by 2050. Berlin was meeting 28% of 
its total energy use from renewables in 2015 (see “Berlin 
Total Energy Use, 2015 Actual” on page 24).

OBJECTIVES

1 Increase the number of commuters traveling 
in or out of Berlin by means other than single-
occupancy vehicles (transit, biking, carpooling).

2 Increase the amount of renewable energy 
being produced in Berlin in a manner that 
is consistent with the goals, objectives and 
policies of this plan.

3 Reduce overall energy use in Berlin through 
conservation and efficiency measures.

POLICIES

1 Promote compact neighborhoods with energy-
efficient housing in the northeast quadrant in 
proximity to transit, employment, shopping and 
services to reduce household energy use.

2 Focus commercial and industrial development 
in the northeast quadrant in proximity to major 
transportation corridors, transit and existing 
population centers.

3 Guide ground-mounted commercial solar 
projects to sites that are not within existing or 
planned water or sewer service areas.

4 Encourage large-scale development or 
redevelopment projects to install solar 
collectors on rooftops and within parking lots.

5 Support individual or residential renewable 
energy projects that are compatible with the 
goals, objectives and policies of this plan.

6 Oppose commercial wind projects in the vicinity 
of the Irish Hill Conservation Area and ridgeline.

7 Consider life cycle costs (initial construction + 
ongoing operation) when planning to construct 
or upgrade municipal facilities.

8 Support programs that assist owners with 
weatherizing and improving the efficiency of 
existing buildings, and/or provide incentives for 
energy-efficient construction or renovation.

9 Encourage owners to manage forestland for 
long-term, sustainable harvesting of wood as a 
renewable fuel source.

ACTIONS

1 Participate in the Section 248 process and 
call upon the Public Utilities Commission 
to make decisions that further the goals, 
objectives and policies of this plan.

PA
IN

E TP
K

E N

A
IR

PO
RT

 R
D

SCOTT HILL RD

PA
IN

E TPK
E S

B
RO

O
K

FI
EL

D
 R

D

EA
ST R

D

H
ILL ST EX

T

CROSSTOWN RD

C
H

A
N

D
LE

R
 R

D

CHASE RD

COX BROOK RD

JUNCTION RD

0 1½
MILES

SOURCE
2017 Act 174 Solar Potential, VCGI
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KEY

 No constraints for wind generation (2% of town)

 Potentially suitable for wind generation  (16% of town) 
 Not suitable for solar generation
 Potentially suitable for solar generation  (13% of town)

 No constraints for solar generation  (3% of town)

NOTES

This data was produced by the state as part of the enhanced energy planning required under Act 174. Areas shown with  solar potential are level or 
south-facing slopes up to 10% that are not subject to high winds. Areas shown with wind potential are those with wind speeds of 10 mph based on the 
best available wind resource maps. As required by statute, certain areas or features were removed (shown as not having potential) including: frequently 
flooded areas, conserved lands, transportation infrastructure, buildings, surface waters, wetlands, deer wintering areas and rare, threatened and 
endangered species, and natural community features. Other relevant factors such as land cover, distance from roads, distance from the power grid, and
regional and municipal land use plans and regulations were not considered. More information about these Act 174 maps is available from VCGI.   

Large- and small-scale commercial wind on the 
Irish Hill ridgeline from Crosstown Road to the
Northfield town line and along Interstate 89 would 
not be compatible with the conservation goals, 
objectives and policies of this plan. 

Large-scale commercial ground-mounted solar or 
wind in planned growth areas would not be 
compatible with the land use, housing and 
economic development goals, objectives 
and policies of this plan.

Seek to locate additional ground-
mounted solar in proximity to
existing projects and power grid.

Potential for Wind or Solar Energy Generation in Berlin

VCGI

23
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Renewable energy projects in Vermont are classified 
based on type and scale as follows:

 L Individual or Residential projects generate 
electricity primarily for their own use. These on-
site installations are typically tied into the grid. 
Most of these projects have a capacity of less than 
15 kW, which roughly equates to up to 50 3’x5’ 
solar panels or a wind turbine up to 80 feet tall 
with blades 18 feet in diameter.

 L Small-Scale Commercial or Community 
projects may generate up to 500 kW of electricity 
to offset the power used by multiple properties 
through group net-metering. This allows 
electricity customers who cannot or do not want 
to install an individual, on-site project to buy 
renewable power produced off-site.  

 L Large-Scale Commercial or Utility projects 
are like conventional power plants with the 
electricity produced going directly into the grid. 
These include solar projects with a capacity up 
to 2.2 MW (this could range from 2 to 20 acres 
of solar panels) and wind projects where each 
turbine typically has a capacity of 2 MW (such 
turbines may be up to 450 feet tall with blades up 
to 350 feet in diameter). 

There are limited areas of Berlin that have potential for 
commercial solar generation (see “Potential for Wind or 
Solar Energy Generation in Berlin” on page 23) due to 
the combination of landform, forest cover, inaccessibility 
of much of the rural land in town, and limitations of 
the power grid and lack of electricity transmission 
infrastructure in most rural areas of town. There are two 
existing commercial solar generation sites in Berlin:

 L A 200-kW solar installation on Nelson Road 
owned by Green Mountain Power. It is located 
on an approximately 4.5-acre site adjacent to a 
substation and transmission corridor. GMP owns 
more land in this vicinity that could potentially 
be used for commercial solar generation.

 L A 150-kW community solar project on Muzzy 
Road operated by SunCommon, which provides 
electricity to Community Solar Array members.

The remainder of the solar energy being generated 
in Berlin is net-metered, individual installations that 
generate electricity primarily for on-site use. There 
were 31 homes and 5 businesses with net-metered solar 
in Berlin as of 2017 with a total capacity of about 545 
kW. Several of the businesses with net-metered solar 
have large roof-top arrays. Given the square footage of 
commercial and industrial buildings, as well as parking 
lots, in Berlin there is substantial potential for roof-top 
solar and solar canopies within parking lots.

There is virtually no potential for commercial wind 
generation (see “Potential for Wind or Solar Energy 
Generation in Berlin” on page 23) in Berlin given 
current turbine technology. Only 25% of the land shown 
as having any wind potential has wind speeds high 
enough to support commercial wind and much of that 
land is part of the Northfield Village Forest, Berlin Town 
Forest or Boyer State Forest where commercial wind 
development would be at odds with the conservation 
goals for those public lands. There are also restrictions 
on constructing tall structures such as wind turbines, in 
the vicinity of the airport and its flight paths.

Berlin is well-suited to produce another form of 
renewable energy – biomass. While it is not known how 
much wood is harvested for fuel in Berlin on an annual 
basis, it is clear that there is considerable potential for 
sustainable biomass production given that the town 
is nearly 75% forested. Wood is a renewable source 
of thermal energy and technological improvements 
have greatly increased the efficiency and reduced the 
pollution associated with burning wood.

5C. Siting Standards
This plan calls for increased renewable energy 
production in Berlin, but those goals and objectives must 
be balanced with goals and objectives related to:

 L Protecting natural resources, environmental 
quality, scenic resources and rural character.

 L Maintaining viable agricultural and silvicultural 
operations, and the working lands needed to 
sustain them.

 L Making efficient use of public infrastructure.

 L Focusing growth and development in the 
northeast quadrant of town.

The availability of three-phase power and proximity to 
the transmission grid are important considerations for 
siting renewable energy projects. Three-phase power, 
which is needed to transport electricity from renewable 
projects to the power grid, is generally only available in 
the northeast quadrant and in the vicinity of Junction 
Road (see “Commercial and Industrial Areas” on page 
28). To generate and transmit electricity efficiently 
and cost-effectively, commercial projects should be 
located where they will be served by and maximize 
the use of existing infrastructure rather than requiring 
significant infrastructure upgrades.

There should be no limitation on the siting of individual 
or residential scale renewable energy projects provided 
that the owner will take reasonable measures to site and/
or screen ground-mounted installations to minimize 
any visual or noise impacts beyond the property 
line, particularly on sites where there is one or more 
neighboring homes in close proximity to the installation. 

Roof-top solar and solar canopies in parking lots, and 
use of land with other development limitations (such as 
brownfields and former gravel pits) for renewable energy 
production should also be encouraged throughout town.

Large-scale commercial projects that are land 
consumptive should be guided away from sites that have 
a higher use value such as land served or planned to be 
served by public infrastructure and suitable for compact 
residential, commercial or industrial use, or high-
quality, productive farmland. Large-scale commercial 
projects should be required to meet equivalent standards 
for setbacks and site design (landscaping, screening, 
lighting, stormwater, etc.) as other light industrial uses in 
the same area of town.

5D. Energy Conservation
Efficiency Vermont offers homeowners and businesses 
various programs and incentives for efficiency (see 
www.efficiencyvermont.com). Opportunities for energy 
efficiency and conservation include:

 L Weatherization of existing buildings. 

 L Replacement of inefficient mechanical systems, 
equipment and vehicles.

 L Siting and designing buildings to take advantage 
of passive solar.

 L Construction that meets or exceeds state 
residential or commercial energy standards.

 L Reducing vehicle miles driven for commuting 
and for daily activities.

5E. Future Energy Use
Future targets for energy use and conservation have been 
set for all Vermont municipalities as part of the state’s 
enhanced energy planning under Act 174 (see “Berlin Total 
Energy Use, 2050 Target” on page 24). This planning 
scenario envisions that total energy consumption in 
Berlin will decrease more than 40% between 2015 
and 2050, and that use of fossil fuels for heating and 
transportation will be almost entirely phased out. 

This plan’s land use, housing and transportation 
goals, objectives and policies call for new housing and 
economic development to be focused in the northeast 
quadrant of town where the availability of public 
infrastructure will allow it to be built at densities that 
will support transit, and where people can live close to 
employment, shopping and services in order to reduce 
energy used for transportation. Encouraging such 
a development pattern through the town’s land use 
regulations and provision of public infrastructure are 
the most effective and direct measures Berlin can take to 
move towards meeting the state’s energy goals.
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Electricity Use by Sector, 2015

Source: 2015 actual energy use and 2050 energy use 
target from the Energy Action Network’s Community 
Energy Dashboard expressed in million of British Thermal 
Units (MMBTUs). 1 MMBTU = 293 kWh.
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7. ECONOMIC DEVELOPMENT

7A. Current Conditions
The availability of developable land, convenient highway, 
rail and airport access, and a central location between 
Montpelier and Barre have made Berlin into a regional 
employment and service center. There were more than 
5,200 jobs based in Berlin in 2016 according to the 
Vermont Department of Labor (see “Jobs & Business 
Establishments” on page 28). Commercial and 
industrial property accounted for approximately 45% of 
the town’s 2016 grand list value.

Berlin’s economy has long been dominated by three 
sectors – healthcare, insurance and retail. More 
information about current economic conditions can be 
found in Berlin’s 2008 Economic Development Plan.

Healthcare and Insurance

Central Vermont Medical Center was built in 1968 and 
is now the largest employer in town with approximately 
1,500 workers in 2018. The hospital has served as a 
magnet attracting other healthcare providers and related 
businesses to locate in Berlin including the offices of 
Blue Cross and Blue Shield Vermont, the largest health 
insurance provider in the state. Approximately 30% of 
job in Berlin were in the healthcare sector in 2016.

Retail

The retail sector accounted for more than 20% of jobs 
and business establishments in Berlin, and generated 
$68 million in taxable receipts in 2016. Retail activity 
in Berlin reflects larger economic trends with growth 
in the early 2000s, followed by contraction during the 
Great Recession, and recovery back to the levels seen in 
the early 2000s by 2015. Retail is focused along Route 
302 and the Berlin Mall off Exit 7 (see “Commercial and 
Industrial Areas” on page 28).

Route 302, a connecting highway between two urban 
centers, has been a preferred location for national and 
regional retailers serving the Central Vermont market for 
more than 50 years. In recent years, there has been some 
turnover in the businesses located along Route 302 and 
redevelopment, but little overall growth. The corridor 
is largely built-out, but proposed changes to the town’s 
land use and development regulations are intended to 
facilitate infill, redevelopment and revitalization (see 
“Future Land Use Recommendations” on page 17).

Berlin Mall was constructed in 1986 as a regional 
shopping destination. The Berlin Mall has been more 

successful than many others in adapting to changes 
in the retail sector. The Wal-Mart, which opened in 
2000, serves as major anchor that generates customer 
traffic for the mall. The addition of Planet Fitness and 
the freestanding Kohl’s department store in the last 
several years suggests that the location is viable for new 
businesses. The mall owner is currently planning to 
transform the Berlin Mall site into a walkable, mixed-use 
town center (see “New Town Center” on page 12).

Light Industry

Much of the recent job growth in Berlin has been in 
industrial sectors such as wholesale trade, transportation 
and distribution, and construction and in businesses 
based in the airport business park. These businesses 
have chosen to locate in Berlin primarily for two reasons: 
the availability of suitable land for development and 
transportation access. The airport business park is now 
fully served by infrastructure, which has opened up 
the possibility for higher density development, and a 
significant amount of buildable land remains available to 
accommodate future growth (see “Utilities and Facilities 
Map” on page 21).

Agriculture and Forestry

While the northeast quadrant of Berlin has become 
a regional center of commerce and industry, much of 
the remainder of town remains rural with a working 
landscape that supports agriculture and forestry 
businesses. There were 10 farm parcels and 44 woodland 
parcels on the 2016 grand list accounting for nearly 20% 
of the land in town. Approximately one-third of the land 
in town is farm or forest land enrolled in Current Use (see 
“Berlin Conservation and Open Space Map” on page 6).

Agriculture in Berlin, once dominated by dairy farms, has 
diversified. Berlin is home to poultry farms, horse farms, 
vegetable farms, and a vineyard. Managed forests are 
producing timber and other forest products like maple 
syrup. Agri-tourism and agri-education businesses are 
a growing market segment building upon the success 
of Vermont-branded farm and food products. There are 
also many hobby and homesteading farms that are not 
primary income sources for their operators but which 
are essential to supporting Berlin’s agricultural economy 
and maintaining rural character.

7B. Planning Considerations

Taxes

Berlin’s 2008 Economic Development Plan recommended 
that Berlin enact a local option tax and consider 
eliminating the business equipment and inventory tax the 
town currently imposes. A local option tax would have 
the greatest impact on larger retail businesses due to their 
sales volume. A 1% local option tax would have raised 
about $535,000 and could have reduced the amount 
raised through property taxes by more than 20% in 2016. 
If town center plans are realized, the amount to be raised 
through a local option tax would likely increase.

Development Regulations

The 2008 Economic Development Plan  also 
recommended that Berlin adjust zoning district 
boundaries to better align with the town’s vision (see “1A. 
Vision” on page 1), revise zoning district standards 
to allow for higher-density workforce housing in 
appropriate areas, and strengthen the regulation’s site, 
building and sign design standards to enhance the quality 
and aesthetics of new development and redevelopment. 
The Planning Commission’s proposed zoning changes 
are intended to implement those recommendations.

Infrastructure Improvements

Berlin’s economic success is dependent on the provision 
of high-quality infrastructure. The town is actively 
working to provide water and sewer to support future 
growth in the northeast quadrant of town. As discussed 
in Chapter 3. Transportation (page 19), improvements 
to transportation infrastructure – particularly major 
state highway intersections – will also be necessary to 
further the town’s economic development objectives.

On-Farm Businesses

The proposed changes to Berlin’s land use regulations 
would allow for expanded on-farm businesses in 
recognition that agriculture is diversifying and 
nontraditional agricultural businesses improve the 
economic viability of farming and contribute to 
maintaining working lands and the town’s rural character.

OBJECTIVES

1 Focus commercial and industrial growth in the 
northeast quadrant.

2 Revitalize existing commercial areas in the 
northeast quadrant to enhance aesthetics, 
improve access, and increase economic 
competitiveness. 

3 Increase the amount of workforce housing in 
Berlin so that more people who work in town 
can live in town. 

4 Maintain the base of working farm and forest 
land outside the northeast quadrant necessary 
to support viable farming and forestry 
businesses.

5 Maintain a balanced tax base that generates 
the revenue necessary to provide municipal 
services without overburdening property owners.

POLICIES

1 Ensure that town government supports economic 
development, maintains a strong relationship 
with the town’s business community, and assists 
business growth and development.

2 Work with prospective developers and 
entrepreneurs to identify suitable sites for new or 
expanded businesses in Berlin and navigate the 
permitting process.

3 Support proposed development projects seeking 
state permits that conform to the objectives and 
policies of this plan and Berlin’s land use and 
development regulations.

ACTIONS

1 Continue to implement the 2008 Economic 
Development Plan’s recommended strategies, 
including pursuing a local option tax. 

2 Seek a new town center designation from the 
state for the Berlin Mall and surrounding area.

3 Continue to extend municipal water and 
sewer in the northeast quadrant to support 
future economic development in a manner 
consistent with smart growth principles (as 
defined in statute).

4 Adopt land use and development regulations 
that will implement the economic development 
objectives and policies of this plan.

5 Maintain an up-to-date inventory of property 
available for commercial and industrial 
development, infill and redevelopment.

6 Work with Vermont state and federal elected 
representatives to again petition the U.S. 
Postal Service to re-establish a post office 
and zip code for Berlin.
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evidenced by its recent initiatives including programs to identify and install electrical 

efficiency measures in homes demonstrating high and moderate electricity use, 

such as: dairy farms, schools, small businesses, and new construction, as well as its
 

recently released Interim Integrated Resource Plan. WEC is a member-owned utility

run by a 9-person board elected by co-op members.
 

A small number of Central Vermonters residing in the Towns of Calais and Wood- 

bury are serviced by the Hardwick Electric Department. This utility serves about 

4,300 residential customers and 307 commercial customers total with a 2005 out- 

put of 32 million KWh3. The department is planning to expand its customer base in

both of these towns.
 

The Northfield Electric Department serves about 1900 customers in Northfield and

part of Roxbury with service to 1,646 residential customers and 254 commercial 

customers and a 2005 output of 27 million kWh3. 
 

The Vermont Electric Power Company, Inc. (VELCO) provides the bulk of electrical 

transmission network (voltages 115 kv and above) for the entire state of Vermont.

VELCO serves 14,705 residential customers and 547 commercial customers and 50

industrial costumers throughout the state. In the Central Vermont region VELCO has

a 115 kv transmission line which leads from Wilder, Vermont, connecting with sub- 

stations in Williamstown, Barre, Berlin, and Middlesex before continuing on to Essex

with a 1999 output of 1238 million kWh. VELCO also maintains a 230 kv line ex- 

tending from its Williamstown substation to Comerford, New Hampshire3. 
 

To reinforce its transmission system VEC installed a static compensator in Essex. 

VEC in recent years has also increased the voltage the major transmission line be- 

tween Cavendish and West Rutland to serve the growing electrical load. It is com- 

pany policy to use existing transmission corridors to accommodate expansion

"wherever possible."
 
 
 
 

Wastewater Systems
 
 

The proper treatment of wastewater is essential to a safe, healthy environment. To- 

day, we do a better job treating waste than ever before. Treatment plants built in
 

3 2008 Data 
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3. Work with the region’s small water supply systems to build administrative capac- 
ity, coordinate with each other and develop capital improvement plans and budgets.

 
A.  Encourage participation in VT DEC’s Asset Management trainings.

 
B.  Incorporate outreach and education regarding water and wastewater infrastruc- 

ture planning into Municipal Transportation Capital Improvement Planning task 
in the Transportation Planning Initiative. 

 
4. Inter-municipal water supply agreements are encouraged. The sharing of water
resources can be a cost effective method of insuring that water supply adequately
supports the municipal plan. 

 
5. CVRPC encourages municipalities that have not already done so, to identify and
protect backup or alternative sources of water. 

 
A. Assist such efforts at the request of local officials.

 
B. Raise awareness of groundwater mapping resources available from the VT 
Agency of Natural Resources and U.S. Geological Survey.

 
6. Water service area expansions should be designed to encourage development in
areas where growth is appropriate including Regional Centers, Town Centers, Ham- 
lets, Resort Centers, Rural Commercial and Industrial areas and growth centers as 
identified by town plans.

 
7. Capacity expansion and water quality improvements to existing water supply sys- 
tems are encouraged where such problems are impediments to concentrated 
growth.

 
8. CVRPC urges communities when designing and constructing public water systems
and, to require the site engineer to provide "as-built" plans so as to ensure exact 
knowledge of the placement of underground collection lines. when the need for re- 
pair or replacement arises.

 
 
 

ELECTRIC POWER GOAL: Improvement, and expansion of electric power 
generation methods and infrastructure so as to provide adequate service, 
conserve energy, maximize benefits of public investment, minimize impacts 
on aesthetic, ecological and recreational resources, and protect public 
health.

 
Policies:

 
1. CVRPC supports the concepts of "demand side management" and "least cost inte- 
grated planning" as mechanisms to reduce electrical power consumption, and its
attendant costs (both financial and environmental) through conservation and en- 
ergy efficiency

 
2. CVRPC encourages the development and use of renewable energy sources to
meet the region's electrical power needs, while minimizing impacts on aesthetic,
ecological and recreational resources (see Energy element of this Plan). 

 
3. CVRPC encourages diversity in the region's future power supply so as to establish
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flexibility and avoid reliance on any single source. 
 

4. CVRPC encourages utilities and the Public Service Board to give greater consid- 
eration to making service territories more flexible by allowing for inter-utility con- 
nections and deregulation where there will be beneficial impact to the consumer and
the environment. Such flexibility will help promote the Region's goals regarding set- 
tlement patterns, and save money as well. 

 
5. Proposals to introduce extra high voltage and ultra high voltage transmission
lines (capacity greater than 345 KV, AC or DC) to Central Vermont should be care- 
fully scrutinized pending satisfactory resolution to the health and safety issues con- 
cerning their operation. 

 
6. The Commission encourages adherence to environmentally and ecologically
sound utility line maintenance practices.

 
Plans and designs for utility infrastructure and corridors should incorporate climate
projections and be reviewed for long-term reliability, safety and economic, social 
and aesthetic impacts. 

 
7. The corridor concept is generally supported by this Plan. As such, the location of
new transmission lines should share existing power line routes as illustrated on the
Central Vermont utilities map. However, it is recognized that existing routes may 
not always be optimal for additional or expanded transmission lines. It is also recog- 
nized that the construction of distribution lines within, or adjacent to, public high- 
way rights-of-way may, in some instances, have more negative aesthetic impacts 
than would a parallel route away from the road. 

 
8. Utility infrastructure and corridors shall be sited so as to minimize aesthetic im- 
pacts, particularly in areas of local and regional scenic importance. 

 
A.  Wherever practicable, utility lines will be installed underground or behind struc- 

tures in downtowns and village centers 
 

B.  The use of wood support structures, appropriate conductor colors for the back- 
ground, and landscape compatibility techniques are encouraged. 

 
C.  Municipalities, in their plans, should consider the visual impacts of the siting of

utility poles. Traffic safety and water quality issues may also be pertinent in cer- 
tain locations.

 
9. Resource areas, as identified by this Plan, shall be avoided wherever possible, in
the location or routing of new substation or transmission facilities.

 
10. Substation facilities should be located in industrial areas or in those planned for
industrial use whenever practical. In any case, such facilities should be sited as un- 
obtrusively as possible. 
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Currently, there are two Federal quarantine regulations that are relevant to the movement of woody biomass 
(including chips, cordwood, and logs) from New York and Massachusetts.  These include the emerald ash 
borer and the Asian longhorned beetle.  Additionally, the State of Vermont has quarantines for external 
firewood and the hemlock woody adelgid.  All of these factors need to be considered to ensure a sustainable 
supply of woody biomass can be sourced as locally as possible to limit the spread of these invasive species that 
could adversely impact the forest cover.  

Central Vermont enjoys rich natural and scenic resources.  This is represented by the peaks of the Worcester 
and Green Mountain ranges (including Camel’s Hump State Park), which are characteristic of many Vermont 
communities.  These areas are important to Central Vermont not only for their natural, scenic, and recreational 
value, but also for the predominance of critical plant and animal habitat that exists in the undisturbed forest 
blocks.  In support of the protection of these areas, the 2016 Central Vermont Regional Plan identifies critical 
resources areas including wildlife habitat, steep slopes, and lands above 2,500 feet in elevation.  These areas 
are specifically identified for their value as a regional resource. 

With this in mind, the Central Vermont Regional Planning Commission has determined that industrial-scale 
wind development is not compatible with the future land use patterns of Central Vermont.  For the purposes of 
this plan, industrial-scale wind development will include any wind turbine with a hub height greater than 125 
feet (excluding the blades).  Additionally, wind energy development will be restricted above 2,500 feet in 
elevation consistent with the 2016 Central Vermont Regional Plan’s future land use plan.  

For the purposes of this energy plan, a 125 foot hub height is expected to accommodate both residential and 
commercial wind generation.  Hub heights above 125 feet will be considered industrial in scale and not fitting 
for Central Vermont.  This height restriction is intended to reduce the visual impact of wind generation 
facilities while still permitting commercial and residential land uses to incorporate wind generation as 
appropriate.  Additionally, the height restriction will limit the amount of land needed to accommodate wind 
generation and help maintain the sensitive natural resources throughout the region where industrial-scale wind 
resources have been identified.  

To further support this limitation on industrial-scale wind generation, the 2016 Central Vermont Regional Plan 
identifies two distinct planning areas that encompass a significant portion of the region and includes almost all 
of the resource areas identified for wind generation.  These planning areas are Rural and Resource and are 
delineated on the Future Land Use Map in Appendix A of the 2016 Central Vermont Regional Plan. These 
planning areas  are described as:

Rural – These areas encompass much of the Region’s large forest blocks, sand/gravel/mineral deposits, and 
prime agricultural soils that, when in productive use, contribute to the working landscape and have significant 
economic value.  Rural areas also include residential, small-scale commercial and industrial, and recreational 
uses.

Resource – These areas are dominated by lands requiring special protection or consideration due to their 
uniqueness, irreplaceable or fragile nature, or important ecological function. These include, protected lands; 
elevations above 2,500 feet (elevations above 1,700 feet in Waitsfield, as regulated); slopes of 25% or more; 
rare, threatened or endangered species and significant natural communities; wetlands; special flood hazard 
areas; and shoreline protection areas.  As a subcategory of Resource lands, this plan recognizes critical 
resource areas as key sites that are particularly sensitive and should be given maximum protection.
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