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The purpose of this analysis is to find a suitable site for 
relocation of the Cabot Garage, a private business located 
at 3102 Main Street in Cabot, VT. Currently a stream enters 
a culvert just to the east of the business and flows through 
a culvert under it and Main Street. In order to up-size this 
culvert to provide flood reduction benefits, the Cabot 
Garage would need to be relocated.

This study reviews seven potential sites for their feasibility 
for development, as identified by the Town of Cabot and the 
Flood Resiliency Task Force. 

The report begins with a general site analysis of features and 
constraints throughout Cabot (Chapter 2) and then provides 
a site by site summary (Chapter 3) with a comparison matrix. 
Following a review of the site analysis with the project 
Steering Committee and DuBois & King, the Steering 
Committee selected three sites (Sites 2, 4, and 5) to evaluate 

1. INTRODUCTION
for additional zoning and permitting implications. These 
evaluations are included in the Site Analysis page for each 
site, and is summarized in a Zoning & Permit Matrix at the 
end of Chapter 3.

Site 1: Glinka Road

Site 2: 427 Elm Street

Site 3: 2870 Main Street

Site 4: 183 Sawmill Road

Site 5: Whittier Hill Road

Site 6: 421 Danville Hill Road

Site 7: 496 South Walden Road
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2.1 Topography & Soils

Topography
The topography of Cabot Village and the immediate area 
is characterized by rolling hills typical of the Northern 
Vermont Piedmont ecoregion.  Also typical for this region 
are the frequent occurrences of Agriculturally Important 
Soils, which occur regularly though the project area. 

Soils
Sites 1 and 2 have Agriculturally Important Soils covering 
most or all  of the location’s buildable area. Site 1 is more 
sloped, while Site 2 is generally flat compared to the rest of 
the project area.

Site 3 is not on Agriculturally Important Soils, but is located 
on a steep section of land immediately adjacent to Main 
Street.

Sites 4 and 5 are neither on Agriculturally Important Soils, 
nor are their buildable areas particularly steep.

Site 6 is on Agriculturally Important Soil and moderately 
sloped.

Site 7 is mostly on soils that are not Agriculturally 
Important, with the exception of a small area at the south 
corner of the property. The site’s topography is generally 
steep.

Depth to Bedrock 

While there are some instances of bedrock outcrops in 
Cabot, only Site 7 has exposed bedrock within its parcel 
boundaries.

According to the Vermont Soil Survey Units data, Site 1-6 
are on soils where the shallowest depth to bedrock is at 
least 60 inches. Site 7 is on soils with a mapped depth to 
bedrock of 20 -60 inches. 

Hydric Soils
Sites 1 and 3 are on hydric soils, and the depth to the water 
table in these soils is 0 inches- 1.5 feet.

Sites 2, 4, 5, 6, and 7 are not on hydric soils, where the depth 
to the water table varies from as shallow as 1 foot (Parcel 
5) to as deep as 6 feet (Parcel 4). There is a narrow band of 
hydric soils on the southern edge of Site 7’s parcel with a 
depth to water table of 0 inches to 1 foot 6 inches, but this 
band is only a small portion of the overall property.

For a further report of the relevant soil types within the 
project area, see the table and  map on the following pages.

2. SITE ANALYSIS

Steeper topography adjacent to the road at Site 3.

Flatter topography at Site 5.

Clear and flat land at Site 4.

DRAFT

12/12/2025



3

Map Soil 
Key

Soil Name Hydric 
Soils

Agricultural 
Soils

Depth to 
Bedrock

Depth to 
Water Table

Affects Site #

17B Cabot silt loam, 3 to 8 percent slopes Yes Statewide 
(b)

60” 0-1’6” Site 1

55B Nicholville very fine sandy loam, 3 to 
8 percent slopes

No Statewide 60” 1’6”-2’6” Site 2

18C Cabot silt loam, 8 to 15 percent 
slopes, very stony

Yes n/a 60” 0-1’6” Site 3

26C Adams loamy sand, 8 to 15 percent 
slopes

No n/a 60” 6’ Site 4

92D Buckland loam, 15 to 25 percent 
slopes

No n/a 60” 1’-2’ Site 5

17C Cabot silt loam, 8 to 15 percent 
slopes

Yes Statewide 
(b)

60” 0”-1’5” Site 6, Site 5, 
Site3, Site 1

66D Vershire-Dummerston complex, 15 to 
25 percent slopes, rocky

No n/a 20”-60” 6’ Site 7

4A Sunny silt loam, 0 to 2 percent slopes Yes Statewide 
(b)

60” 0”-1’5” Site 7

18C Cabot silt loam, 8 to 15 percent 
slopes, very stony

Yes n/a 60” 0”-1’5” Site 7
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Map 2.1 Soils
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2.2 Water & Flood
Sites 1 and 3 are both adjacent to small streams that are 
direct tributaries to the nearby Winooski River, while 
Sites 2, 4, 5, 6, and 7 are not near any streams or rivers. The 
Winooski River’s corridor is not near Sites 1, 2, 3, 5, 6, and 
7, but the mapped river corridor does pass onto a corner 
of Site 4’s parcel, approximately 300 feet from Site 4’s 
buildable area. It is generally recommended to remain a 
minimum of 50’ from streambanks. This limits the buildable 
area of Site 1.

Sites 1 and 3 are also similarly situated close to a FEMA 
Flood Hazard Zone A. Flood Zone A’s have a 1% chance 
of flooding annually, and are also referred to as “100 year 
flood zones”. This means they are considered having a high 
risk for flooding. This analysis is based on the FEMA Flood 
Insurance Rate Map (FIRM) 50023C0145E, which is effective 
as of 2013, and this data may change when this FIRM is 
updated in the future.

Sites 1, 2, 3, 5, 6, and 7 are not near any currently mapped 
Vermont Significant Wetlands or areas of Wetlands 
Advisory. Site 4 is near an area of mapped Class II wetlands; 

The small stream near Site 1 flows under main street via this culvert, which also happens to be behind the current Cabot 
Garage site.

Although there are mapped wetlands adjacent to Site 4, 
portions of buildable area are approximately 250 feet away.

this wetlands area is approximately 250 feet from the site’s 
buildable area.

Ground Water Source Protection Areas (SPA)
None of the sites are on or near ground water SPAs.
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Map 2.2 Water & Flood
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2.3 Hazardous Materials & Act 250 

Brownfields
Sites 1,2,3 ,4, 5, and 7 are not near any brownfields; Site 
6 is approximately 500 feet from the nearest brownfield, 
which is associated with the former site of the Highway 
Department Garage.

Hazardous Sites & Hazardous Waster Generators
Sites 2, 4, and 7 are not near any hazardous sites. Sites 1, 3, 
and 5 are each near a hazardous site; Site 1 being near the 
current Cabot Garage location, and Sites 3 and 5 being on 
the same grounds as the Cabot Creamery.

Site 1 is also near a hazardous waste generator (the current 
Cabot Garage.) Site 4 is also near a hazardous waste 
generator (the Cabot Recycling center, which shares the 
same parcel.)

Act 250
Sites 1, 2, 6, and 7 are not near any Act 250 permit locations. 
Sites 3 and 5, which are both on the same parcel as the 
Cabot Creamery, are near several Act 250 permit locations, 
all associated with the creamery. Site 4 is also on the same 
parcel as an Act 250 permit location; this Act 250 permit 

Vehicles parked behind the current Cabot Garage, which 
abuts Site 1.

The Cabot Recycling Center, which is on the same parcel as Site 4, and a mapped hazardous waste generator.

relates to the construction of a sawmill on the site, and 
originated in 1979. 

Underground Storage Tanks
Sites 1, 2, 4, 6, and 7 have no mapped underground storage 
tanks nearby. There is one mapped tank on the Cabot 
Creamery property, which is shared by Sites 3 and 5.
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2.3 Hazardous Materials & Act 250 
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2.4 Species & Habitat

Deer Wintering Areas
Sites 1, 3, 4, 5, and 6 are not near any mapped deer wintering 
areas. Site 2 is nearly surrounded by a deer wintering area on 
all four sides, and there is a segment of this deer wintering 
area within the parcel boundaries. Site 7 is intersected by a 
large area of mapped deer wintering areas.

Habitat Blocks and Wildlife Corridors

This analysis used the Habitat Blocks and Wildlife 
Corridors data layer from the Vermont Department of 
Fish and Wildlife, which maps large contiguous areas of 
natural vegetation that remain minimally fragmented by 
development. Each habitat block is assigned a “weighted 
block score” reflecting its biological value and physical 
condition. Sites 6 and 7 are the only sites that directly 
intersect a mapped habitat block—approximately one-
third of Site 6’s area overlaps with a block scoring 3.75, 
and the majority of Site 7 overlaps with a block scoring 3.6 
(compared to a town-wide mean weighted block score of 
4.0). Although Sites 1, 2, 4, and 5 are in proximity to nearby 
habitat blocks and wildlife corridors, they do not overlap. 
The highest-scoring nearby block (4.8 out of a state-
wide high of 8.3) lies closest to Sites 1 and 5, but remains 
separated from their buildable areas.

Rare, Threatened, and Endangered Species (RTE)
There is an element occurrence (EO) of a RTE animal that 
is mapped on or near Main Street in Cabot. Site 3 appears 
to be directly in this corridor, and Sites 1 and 5 are both less 
than 200 feet from this EO. 

There is also a separate EO for a rare animal near Danville 
Hill Road, approximately 750 feet from the edge of Site 6, 
as well as another EO for a rare animal near South Walden 
Road, across the street from the southern edge of Site 7.

Significant Natural Communities
While there are some mapped significant natural 
communities within Cabot, none are in or near the project 
area.

Current Land Cover
Sites 2, 4, and 5 all appear to have buildable areas free from 
trees and other significant woody plants. Sites 1,3, 6, and 7 
all have significant tree coverage.

The road frontage of Site 7, as seen from South Walden Road. Site 7 is largely intersected by Deer Wintering Areas and 
Habitat Blocks, and is mostly forested, except for a small portion of the property around the site’s existing building. Image 
credit Google Streetview.

The road frontage of Site 6, as seen from Danville Hill 
Road. Approximately a third of Site 6’s parcel is Habitat 
Block, and it has significant tree coverage. Photo credit 
Google Streetview.
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2.4 Species & Habitat
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2.5 Utilities

Private Wells
There are no private wells near Sites 1 and 2. There are 
several private wells on the parcel of land shared by Sites 3 
and 5. The parcel Site 4 is on has a private well, and there are 
two more north of the parcel. 

Power Lines
There are Green Mountain Power lines on all of the roads 
adjacent to all five of the sites.

Municipal Water and Sewer
Cabot Village has both municipal water and sewer. Per 
engineering plans prepared by Phelps Engineering and 
dated March 1999, water service extends along State Route 
215 (Main Street) from approximately the crossing of the 
Winooski River to the south through the Village limits to 
approximately Garney Road. It also includes portions of 
Elm Street, Glinka Road, and South Walden Road. Sites Site 
1 and 3 are directly served by municipal water. Sites 2, 5, 
6, and 7 are adjacent to municipal water service and could 
potentially receive extensions. 

Per engineering plans prepared by Phelps Engineering in 
2000, sewer services extends from and including Saw Mill 

Road, where the wastewater treatment facility is located, 
north along State Route 215 to prior to Garney Road. It also 
includes portions of Elm Street, Glinka Road, Danville Hill 
Road, and South Walden Road. Site 1, 3, 4, and 6 are directly 
served by municipal sewer. Site 2, 5, and 7 are adjacent to 
municipal sewer and could potentially receive extensions.      

Wastewater Treatment Facility
The Cabot municipal wastewater treatment facility is 
located on Saw Mill Road.

Engineering plans of the wastewater treatment facility. Phelps Engineering.

Underground septic tanks and recycling facility in the 
background.DRAFT

12/12/2025
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2.6 Physical Spacing

Vermont Designated Village Center
Sites 1, 3, and 6 are within the boundaries of the Vermont 
Designated Village Center, named ‘Cabot Village Center’. 
Site 5 is immediately adjacent to this area, while Sites 2, 4, 
and 6 are further outside of the village.

Regarding this village center, the Cabot Town Plan states 
notes that this is an area where multi-use and dense 
development is encouraged, 

Sidewalks
None of the sites are on roads with sidewalks. However, 
Sites 1 and 5 are immediately off the section of Main Street 
with existing sidewalks. 

Proximity to a Main Road
Site 3 is on Main Street in Cabot, south of an area of denser 
village development. Sites 1, 5, and 6 are not on a main road, 
but they are closer to the dense village development than 
the other three sites. Site 2 is on the corner of a dead-end 
road and a connector road that goes to the neighboring 
Town of Woodbury. Site 4 is off of Vermont Route 215, 
and in a more dispersed and residential setting. Site 7 is 
approximately 1,000 feet from Main Street, also in a more 
dispersed setting, although with fewer buildings than the 
neighborhood near Site 4.

Site 3, as seen from Main Street. Note that this portion 
of Main Street lacks sidewalks or other multi-modal 
connections. It is also on a State Highway, and drivers may 
not be expecting pedestrians on the side of the road.

Site 4, as seen from Saw Mill Road. Site 4 is the furthest site 
from the village, and in a more dispersed, residential area. 
Image credit Google Streetview.

Site 5 is outside, but immediately adjacent to the village. While it does not have any pedestrian or cyclist facilities, it is 
adjacent to Main Street, which has sidewalks. Site 5 is also on a road that receives less vehicular traffic than Main Street.

DRAFT

12/12/2025



13

2.6 Physical Spacing
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3. SITE ANALYSIS SUMMARY
Site 1
Site 1, located on Glinka Road, includes a 0.77 acre parcel 
of undeveloped land (SPAN , 117-036-10873) as well as a 
bordering portion of the current Cabot Town Offices parcel 
(SPAN 117-036-10137). This site is located immediately 
behind the current Cabot Garage site. Both parcels are 
owned by the Town of Cabot.

Site Strengths
A notable strength of this site is its location near the 
current Cabot Garage, within the boundaries of the village. It 
is centrally located, and just off Main Street with sidewalks. 
Were the garage to be relocated to this site, its closeness 
to the original site may make getting to and from the garage 
easier for both workers and customers, compared to a site 
further away. it is served by municipal water and sewer.

Site Challenges

From a physical and ecological perspective, this site has 
several features that may be a challenge to the construction 
of a new garage. 

A 50’ minimum buffer from streambanks is recommended 
for new development, restricting the buildable area and 
requiring use of the Town Office parcel to the west.

The site soils are hydric, with a water table depth between 
0 inches and 1’6”. This soil is also categorized as a farmland 
soil of Statewide (b) importance, so consideration should 
also be given to future impacts on this soil, were a potential 
hazardous waste generator (a garage) to be added to it. It is 
relevant to note here that the current site is categorized by 
Vermont Agency of Natural Resources as a hazardous waste 
generator.

When compared with the other five potential sites, Site 
1 is notable as one of the steeper options, particularly 
within the center of the parcel, and the parcel’s limited size 
leaves little room for avoiding these slopes. It is likely that 
a portion of the Town Office parcel would be required to 
make Site 1 feasible. 

The site is largely covered in trees. While this alone might 
not eliminate a site from comparison, it is relevant to note 
that several other potential sites (Sites 2, 4, and 5) already 
have cleared potions of land on site and it is important 
to take this comparison into consideration. The portion 
of Site 1 that is not covered in trees includes the current 
Town Offices Parking lot, as well as a grassy area behind 
the parking lot with a small playground. The addition of a 
garage in this area would likely impact the playground and 
parking spaces, and would likely result in the removal of the 
playground.

Additionally while this site does not intersect a mapped 
habitat block, it is immediately adjacent to one, and the land 
between Site 1 and this habitat block is unbroken forest. 
Therefore, this land may be providing habitat or buffer value 
as of yet unaccounted for.

Site 1 Summary
Overall, Site 1’s central location and pedestrian accessibility 
are distinct advantages. However, steep terrain, existing 
public facilitates, unsuitable soils, and potential 
environmental concerns significantly limit its feasibility. 
Compared to other available options, the combination of 
these factors makes Site 1 less suitable for development of a 
new garage facility. 

Site 1, as seen from Glinka Road. Note the tree coverage 
and playground.

The playground and parking on/ near Site 1.
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Site 1—Notable Site Features and Constraints
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Site 2
Site 2 is a 19 acre parcel at 427 Elm Street. The parcel SPAN 
is 117-036-10132, and it is owned by the Town of Cabot.

Site Strengths
Of all of the potential sites, Site 2 (along with Sites 4 and 5) 
is one of the flattest. There are no hydric soils, and the site 
depth to water table is mapped at 1’6” to 2’6”. The buildable 
area on site is generally clear of trees and other woody 
vegetation, and while the parcel is near a deer wintering area 
and habitat blocks, the buildable portion of the parcel is not 
within these areas, nor are the site characteristics (free from 
trees) consistent with the characteristics of these areas (i.e. 
forested). While not within the municipal water and sewer 
area, it is closely adjacent to them.

Site Challenges
This site is outside of the village area, in Cabot’s Low 
Density Residential and Agricultural District, approximately 
one-third of a mile from Main Street. Likewise, it is not 
connected to other destinations in the area by pedestrian 
infrastructure. While it is near some homes in the area, the 
street itself is generally quiet, and Site 3 is across the street 
from a cemetery. Therefore, the noise and smells of a garage 
may be out of character for the current neighborhood.

Additionally, while this site is not directly within any 
mapped areas of habitat, it is only approximately 300 feet 
away from the edge of a mapped habitat block, which 
does extend within the parcel boundaries. It is partially 
surrounded by, as well as intersected by, a mapped area of 
deer wintering habitat.

Site 2 Summary
The physical characteristics of Site 2 are generally well 
suited for construction. The site is relatively flat, largely 
cleared of trees, and free of hydric soils, all of which make 
it conducive to construction. The lack of trees in particular 
is advantageous, as clearing would be required, as opposed 
to the more forested options of Sites 1, 3, and 6. Although 
nearby habitat blocks and deer wintering areas are present, 
they do not overlap with the buildable area, and the site’s 
characteristics differ sufficiently from these habitats that 
they are unlikely to be providing similar habitat.

However, Site 2’s location is not ideal. It is outside of 
the village area, and disconnected to existing pedestrian 
infrastructure. This may present challenges for employees 
and customers who prefer to walk or wheel to nearby 
destinations. While this may limit multi-modal access, it 
is possible that many garage employees currently drive 
to work, and customers may already rely on alternative 
transportation after dropping off their vehicles, particularly 
for those who do not live within walking or biking distance 
of the village. As such, the site’s distance from the village 

may not be disqualifying for this reason. 

A separate concern relating to Site 2’s location is the 
existing character of the neighborhood it is in. Located on 
a residential street and across from a cemetery, a garage 
may be inconsistent with the existing neighborhood 
character. This factor alone does not disqualify Site 2, but 
if it advances as a potential option, proactive community 
outreach to nearby residents would be appropriate to 
address potential concerns.

Overall, Site 2 offers many advantages as a potential new 
garage site. However, its location outside the village and 
within a residential area presents notable drawbacks, 
particularly given the availability of another site (Site 5) with 
comparable physical and ecological attributes but closer 
proximity to the village.

Site 2. Note the dirt road and rural character of the 
location.

Site 2. Note the open field and bordering areas of habitat 
blocks.

Additional Zoning & Permitting Evaluation
Following a meeting with the project Steering Committee, 
DuBois & King performed an additional evaluation of 
zoning and permitting implications for Site 2. Site 2 is in the 
Lower Village District of Cabot, according to the Town of 
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Cabot Zoning Regulations (2023). Within the Lower Village 
District “automobile service stations” are a permitted use, 
pending a required Development Review Board (DRB) 
review and zoning permit. The minimum lot size in this 
district is 25,000 square feet (.57 acres), meaning that if 
the owner of Site 2’s parcel (the Town of Cabot) were to 
subdivide a portion of the lot and pass the ownership 
to the current owner of the Cabot Garage, the Town of 
Cabot would need to partition off at least 25,000 square 
feet of this parcel, nearly five times the estimated 5,500 
square feet needed for a new garage. However, as long as 
net disturbance is less than one acre, its creation would 
not trigger the need for a Construction General Permit. 
Additionally, as long as the total area of impervious is less 
than one half-acre, the new garage should also not require 
an Operational Stormwater Discharge Permit.

This district also requires either a 100 foot minimum road 
frontage, or a minimum 20 foot wide access or access 
easement. Given the physical characteristics of the site and 
the available space, either or these requirements should be 
reasonable to meet.

As there are no Act 250 permits associated with this site, 
and it would be less than one acre, building a new garage 
would likely not require any Act 250 permits or permit 
updates. Regardless, a jurisdictional opinion (JO) from the 
District 5 Act 250 coordinator can officially confirm if a 
subdivision on this site is or is not subject to Act 250.
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Site 2—Notable Site Features and Constraints
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Site 3
Site 3 is on a portion of land at the Cabot Creamery 
property, located at 2870 Main Street. The parcel’s SPAN 
is 117-036-10125, and it is owned by the Cabot Creamery 
Cooperative, Inc.

Site Strengths

Site 3 is centrally located in the village on Main Street. It is 
also only 1,000 feet south from the current garage location, 
and therefore closer to the village amenities than some 
of the other possible sites. Although, it is notably further 
south on Main Street than the rest of the village, and is not 
connected to that area by any sidewalks or other pedestrian 
infrastructure. It is directly served by municipal water and 
sewer.

Site Challenges
Site 3 is one of the steepest site options, and would likely 
require significant re-grading to provide adequate facility 
space for a garage. The site is also characterized by hydric 
soils and an incredibly shallow depth to water table. The 
site is also mostly covered in trees and other woody plants, 
requiring clearing to provide room for a future garage.

This site is also close to an area of the property Cabot 
Creamery has stormwater remediation plans for. Notably, 
Site 3 appears to be in a location that is both downhill of 
a proposed gravel wetland treatment area, and uphill of an 
associated gravel wetland. The addition of a garage in this 
location may cause additional pollutants to flow untreated 
from the garage into this proposed gravel wetland.

Additionally, Site 3, along with Site 1, is one of the closest 
sites to the mapped FEMA Flood Zone A associated with 
the Winooski River, and is likewise close to the Winooski 
River corridor. Site 3 is also immediately adjacent to a RTE 
EO, associated with the Winooski River.

Lastly, while Site 3 is not crossed by a mapped habitat block, 
it is less than 100 feet from one, and the area characteristic 
of Site 3 (sloped and forested on hydric soils) is similar to 
the characteristics of that habitat block.

Site Summary
Site 3’s location provides convenient proximity to village 
amenities; however, the absence of sidewalks or other 
pedestrian connections may limit safe and easy access for 
visitors. Compared to the existing facility or more centrally 
located alternatives, such as Sites 1 and 5, Site 3 presents 
greater challenges for pedestrian access.

Site 3 may pose significant physical challenges to 
construction. The steep topography would require extensive 
regrading, and the hydric soils combined with a shallow 
water table may also present construction and drainage 
constraints. The site is also densely vegetated, requiring 
notable clearing to accommodate construction.

Environmental sensitivity further limits the site’s feasibility. 
Site 3 is located near an area where Cabot Creamery has 
proposed stormwater remediation improvements, situated 
downhill from a planned gravel wetland treatment area and 
uphill from the associated gravel wetland. Introducing a 
garage in this location could risk untreated runoff entering 
the proposed system. The site is also in close proximity to 
the FEMA-mapped Flood Zone A and the Winooski River 
corridor, potentially putting the site at risk during future 
extreme flood events. Site 3 is also the site closest to a 
documented RTE EO, associated with the Winooski River. 
If pollutants from this new garage were to escape the site 
and flow into the river, it may threaten the habitat of this 
species.

While the site’s central location is advantageous, the 
combination of steep slopes, poor soil conditions, extensive 
vegetation, and proximity to sensitive environmental 
resources make development impractical.

Site 3. Note the lack of multi-modal connections, and the 
adjacency to the main road.

Site 3. Note the steep slopes and extensive tree coverage.
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Site 3—Notable Site Features and Constraints
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