












 
 

Capacity Study Comments and Questions 
 

To prepare for the meeting with Dubois & King to review the Capacity for Growth Study, we 
can collect some of the comments and questions in advance and share them with Dubois 
& King. 

 

One option would be a comment form like the draft form at: 
https://forms.gle/dBeYomfE4F7kLg789 

 

This would omit any option for submitting questions on paper, but only for the advance 
period. Questions may still be asked at the meeting by anyone in attendance. 

 

With your approval the comment form will go live at 9:00AM on Tuesday, March 10. 
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Traffic Analysis

As described in Thetford's 2020 Town Plan:

"The private automobile is our primary means of transportation. This has shaped our 
transportation infrastructure and its accompanying energy use. Climate change and the need 
to rein in carbon emission should promote radical changes in the way we get from here to 
there in the coming decades. Nonetheless, road improvements can and do contribute to the 
local, regional, and statewide economy. The Vermont State road standards used by Thetford 
are flexible enough to minimize impacts on important natural and other resources."  

As they may specifically relate to Capacity for Growth, Transportation Goals, Policies and 
Recommendations from the 2020 Town Plan include (numbered per the Town Plan):

Goals
2. Uncongested town roads.

4. Safe pedestrian access in Thetford’s villages.

Policies
2. It is the policy of the Town to maintain a minimum “D” level of service on all

roads in town.

3. It is the policy of the Town to maintain Class 4 roads to state requirements and

also to discourage development on Class 4 roads.

4. It is the policy of the Town that driveways accessing Town roads shall meet state

driveway standards.

5. It is the policy of the Town that developers proposing major traffic generators

shall prepare traffic impact studies.

Recommendations
3. The Town should require traffic impact studies for smaller developments when

there are special concerns, such as safety.

4. The Town should construct sidewalks and crosswalks in village centers to make

these growth centers more welcoming to pedestrians and to development.

The Study team documented Traffic Volumes and High Crash Area in the Study 
Areas. These transportation attributes are shown on the following two pages. 
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AADT = Average Annual Daily Trips

AADT = Average Annual Daily Trips

Thetford Capacity for Growth Study - East Thetford and Academy South
Overview of Traffic and High Crash Locations

Thetford Capacity for Growth Study - Post Mills
Overview of Traffic and High Crash Locations



38 39

Thetford Capacity for Growth Study				           Chapter 5 - Build Out Analysis Maps Thetford Capacity for Growth Study                                              Chapter 5 - Build Out Analysis Maps

3939

Methodology 

The following pages illustrate the product of the study teams analysis in the three Study Areas: 

Study Area 1: Post Mills

Study Area 2: East Thetford

Study Area 3: Academy South (generally south and east of Thetford Hill)

As noted earlier, these three Study Areas do not align with either the Designated Village boundaries, 
or particular Zoning district boundaries-- only Study Area 1 includes the entirety of a Designated 
Village - Post Mills. Rather, they are the product of a collaborative process in which the Committee 
and Study team, through map analysis, identified areas deemed most likely have Capacity for 
Growth. As such, they merited further environmental and parcel-by-parcel analysis. 

In addition, these maps are based, in part, on mathematical calculations of how many new parcels 
each existing parcel could yield, based solely on parcel size and zoning, prior to adjustment for 
environmental or physical constraints. Actual development potential will be established through the 
standard land development application and review process. 

In addition to preparing the following maps of each study area, the Study team ranked as A, B, and 
C, each of the parcels within the final recommended subset of parcels based on their Capacity for 
Growth. The tables that show these rankings, and the method by which the ranking was performed, 
are included in the next chapter. 

For planning purposes, interactive Geographic Information System (GIS) maps that can be 
viewed zoomed-in to the parcel level are available on the Town of Thetford website at https://
next.axisgis.com/ThetfordVT. Layers information on these maps includes zoning districts 
and natural features such as wetlands and floodplains, and soils. Parcel lines are not 
surveyed and information should be verified as part of any land application. 

An additional Vermont statewide resource for planning analysis is the online Natural 
Resources Atlas maintained by the Agency of Natural Resources: https://anrmaps.vermont.
gov/websites/anra5/.

Specific questions regarding the applicability of Zoning provisions should be addressed to 
the Thetford Zoning Administrator; email: zoning@thetfordvt.gov.
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Study Area 1: Post Mills 

This map depicts the parcels that comprise Study Area 1. This Study Area includes the all of the 
state-designated Village of Post Mills, outlined in blue. 
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The map on the preceding page shows the Zoning district for each parcel in Study Area 1, including, 
and in the vicinity of, Post Mills.

Several of these parcels have portions of land in multiple districts. 

According to the Thetford Zoning Bylaws Section 3.06 “A lot located in two or more districts shall have 
the portion of land in each district governed by the rules of that district, provided that there is sufficient 
acreage in such district to allow for a conforming lot.” 

For this analysis, portions of parcels spanning multiple districts were categorized based on their 
respective districts, contingent upon meeting minimum acreage requirements. Parcels failing to meet 
these requirements were entirely assigned to the district where they possess sufficient land to form a 
compliant lot, as stipulated in Section 3.06.

The minimum lot size by zoning district is as follows:

Community Business, Neighborhood Residential, Village Residential: Minimum lot size of 20,000 
square feet.

Rural Residential: Minimum lot size of 80,000 square feet.

Study Area 1: Post Mills / ZONING

4343

Study Area 1: Post Mills / ZONING
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Following the establishment of the maximum number of new parcels under current zoning rules 
as shown on the preceding pages, the next step was to focus on those parcels least affected by 
environmental or other physical limitations. The map to the right displays the presence of several 
valuable or noteworthy environmental figures in and around the Study Area. This desktop analysis 
also follows a town-wide environmental review, performed as part of the study area selection process 
at the outset of this study.

Under Section 6.04 of the Thetford Zoning Bylaws, lot boundaries and development envelopes shall 
be located and configured to minimize adverse impacts on critical natural resources, including wildlife 
habitat, wetlands, riparian areas and forest resources. 

During the development process, the Thetford Development Review Board may require the applicant 
to submit wildlife habitat assessment, and/or, (per Section 3.09(c) in the case of areas that may 
potentially be wetlands) an assessment by the Thetford Conservation Commission, possibly leading 
to a wetlands delineation. 

Such site-level assessments will be unique to the specific parcel, and are beyond the scope of this 
report. However, by reviewing the currently mapped environmental resources in the Study Area, 
a desktop review was able to identify the specific parcels with the least amount of environmental 
constraints. 

This analysis took into account the presence of environmental resources named in Sections 3.09 and 
6.04, as well as other critical or related physical characteristics, including currently mapped FEMA 
flood zones (not shown), river corridors, and steep slopes. 

A significant portion of the mapped area in Post Mills Study Area includes Riparian Areas. 
These extend from the river corridor based on topography. As described by the Vermont 
Department of Fish & Wildlife, the mapping of the Riparian Areas "recognize that rivers are 
dynamic – they naturally flood, change course, and erode their banks.  A healthy riparian 
area acts as a buffer to changes in weather, temperature,  flooding and pollution. They are 
resilient to extreme events, which is critical to reducing flood damage and enhancing fish 
and wildlife survival." The presence of Riparian Areas had a substantial influence on the 
recommendations of this Capacity for Growth Study.

Study Area 1: Post Mills / ENV. CONSTRAINTS
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Study Area 1: Post Mills / ENV. CONSTRAINTS A

On the map at the right and on the following page, 
the green-brown areas are those that do not have 
an overlay of features, where the base aerial im-
age shows through. 
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Study Area 1: Post Mills / ENV. CONSTRAINTS B
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Study Area 1: Post Mills / SOILS
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The presence of high quality soils, particularly those associated with the floodplain of the Connecticut 
River, are one of several reasons that people migrated to current-day Thetford and its environs.  
The following information has been adapted from soil descriptions provided by Vermont's Agency of 
Natural Resources. 

Soils are Prime Farmland if they have the best combination of physical and chemical characteristics 
for producing food, feed fiber, forage, and oilseed crops and are also available for these uses. The 
present land use may be cropland, pasture,  forestland, or other land uses, but not urban and built-up 
or water. Location, tract size, and accessibility to markets and support  industries are not considered 
when making a Prime Farmland determination.

Prime Farmland has the soil quality, growing season, and moisture supply needed to economically 
produce sustained high yields of crops when treated and managed according to acceptable farming 
methods. These soils have an adequate and dependable water  supply from precipitation, a favorable 
temperature and growing season, acceptable acidity or alkalinity, and few or no surface stones or 
boulders. They are permeable to water and air, are not excessively erodible or saturated with water 
for a long period of time, and  don’t flood frequently or are protected from flooding. 

In addition to Prime Farmland, soils that are of Statewide importance are likewise suited for the 
production of food, feed, fiber, forage, and oilseed crops. In Vermont, criteria for defining and 
delineating Statewide Important Farmland has been determined by the appropriate state  agencies, 
working with the Natural Resources Conservation Service. Unlike Prime Farmland soils, soils of 
Statewide Farmland importance have limitations resulting from one or more of the following: 

•	 Excess slope and erosion hazard,
•	 Excess wetness or slow permeability,
•	 A flooding hazard,
•	 Shallow depth (less than 20 inches) to bedrock or other layers that limit the rooting zone and avail-

able water capacity,
•	 Moderately low to very low available water capacity

The letters 'b' and 'f' after some of the Prime and Statewide soils. The 'b' soils have a wetness 
limitation that may be difficult and/or unfeasible to over come. The 'f' soils are frequently flooded. 

Study Area 1: Post Mills / SOILS

On the map at the right, the green-brown areas 
are those that do not have an overlay of features, 
where the base aerial image shows through. 
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Study Area 1: Post Mills / SUBDIVISION POTENTIAL
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Using the zoning districts assigned to each study area parcel, each parcel—or portion thereof—
was evaluated to determine whether it contained sufficient acreage for at least one subdivision. 
Specifically, this meant the parcel or parcel portion was at least twice the minimum lot size required 
by its corresponding zoning district. 

Then, the parcels were compared to documented environmental resources. Section 6.04 of the 
Thetford Zoning Bylaws notes that parcel lines and development shall be located and configured to 
minimize impact on certain environmental resources, including significant habitat, wildlife corridors, 
wetlands, and shorelines. The data used for this evaluation included data from the Vermont Agency of 
Natural Resources and the Thetford Conservation Commission. 

Based on sizing criteria and environmental resources, parcels—or portions thereof— were divided 
into three Subdivision Potential categories, with the following definitions. It should be noted that this 
list is not prescriptive or binding, and that any subdivisions are subject to the will of the landowner and 
the Thetford Bylaws.

No further subdivision is possible: Based on the parcel’s zoning district and size, there is not enough 
acreage to make at least two conforming lots from this parcel (or parcel portion).

Further subdivision is possible: Based on the parcel’s zoning district and size, there is enough 
acreage to make at least two conforming lots from this parcel (or parcel portion).

Further subdivision may be possible: Based on the parcel’s zoning district and size, there is enough 
acreage to make at least two conforming lots from this parcel (or parcel portion). However, the 
parcel overlaps with a significant ecological resource, such as high priority connectivity blocks, or 
wetlands, or the parcel is otherwise conserved. The parcel (or parcel portion) may still be eligible for 
subdivision, pending review by the Thetford Development Review Board.

Study Area 1: Post Mills / SUBDIVISION POTENTIAL
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For parcels—or portions thereof—large enough to be subdivided into at least two conforming lots 
in their respective zoning districts, the area of each was evaluated to determine the maximum 
number of new conforming lots that could be created through subdivision. This calculation aimed to 
determine the total number of new lots that could be created from each parcel. For parcels spanning 
multiple zoning districts, the number of new lots was calculated by summing the maximum number of 
conforming parcels that could be created within each applicable district.

According to Thetford’s bylaws, a parcel in any zoning district may contain one principal structure and 
one accessory dwelling unit (ADU). The principal structure may include one to five or more dwelling 
units, depending on site-specific constraints. While the following chart illustrates the maximum 
number of new conforming parcels, the actual number of dwelling units that could be developed on 
each potential parcel will depend on its individual characteristics. Parcels overlapping with certain 
environmental resources (as shown in Figure 3) may also face development restrictions, subject to 
review by the Thetford Development Review Board. These parcels are represented with a hatch.

Study Area 1: Post Mills / BASE LOT CALCULATIONS

174 Existing Parcels 1,113 New Parcels

76 No development potential --

22 1 new parcel 22 new parcels

15 2 new parcels 30 new parcels

24 3-5 new parcels 91 new parcels

13 6-10 new parcels 106 new parcels

24 10+ new parcels 864 new parcels

5353

Study Area 1: Post Mills / BASE LOT CALCULATIONS
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Study Area 2: East Thetford
This map depicts the parcels that comprise Study Area 2. This study area also includes East Thetford 
Village, outlined in blue. 
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Study Area 2: East Thetford / ZONING
The map on the preceding page shows the Zoning district for each parcel in Study Area 2, including, 
and in the vicinity of, East Thetford. 

Several of these parcels have portions of land in multiple districts. 

According to the Thetford Zoning Bylaws Section 3.06 “A lot located in two or more districts shall have 
the portion of land in each district governed by the rules of that district, provided that there is sufficient 
acreage in such district to allow for a conforming lot.” 

For this analysis, portions of parcels spanning multiple districts were categorized based on their 
respective districts, contingent upon meeting minimum acreage requirements. Parcels failing to meet 
these requirements were entirely assigned to the district where they possess sufficient land to form a 
compliant lot, as stipulated in Section 3.06.

The minimum lot size by zoning district is as follows:

Community Business, Neighborhood Residential, Village Residential: Minimum lot size of 20,000 
square feet.

Rural Residential: Minimum lot size of 80,000 square feet.

5757

Study Area 2: East Thetford / ZONING
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Study Area 2: East Thetford / ENV. CONSTRAINTS
Following the establishment of the maximum number of new parcels under current zoning rules 
as shown on the preceding pages, the next step was to focus on those parcels least affected by 
environmental or other physical limitations. The map to the right displays the presence of several 
valuable or noteworthy environmental figures in and around the Study Area. This desktop analysis 
also follows a town-wide environmental review, performed as part of the study are selection process 
at the outset of this study.

Under Section 6.04 of the Thetford Zoning Bylaws, lot boundaries and development envelopes shall 
be located and configured to minimize adverse impacts on critical natural resources, including wildlife 
habitat, wetlands, riparian and forest resources. 

During the development process, the Thetford Development Review Board may require the applicant 
to submit wildlife habitat assessment, and/or, (per Section 3.09(c) in the case of areas that may 
potentially be wetlands) an assessment by the Thetford Conservation Commission, possibly leading 
to a wetlands delineation. 

Such site-level assessments will be unique to the specific parcel, and are beyond the scope of this 
report. However, by reviewing the currently mapped environmental resources in the Study Area, 
a desktop review was able to identify the specific parcels with the least amount of environmental 
constraints. 

This analysis took into account the presence of environmental resources named in Sections 3.09 and 
6.04, as well as other critical or related physical characteristics, including currently mapped FEMA 
flood zones (not shown), river corridors, and steep slopes. 

A significant portion of the mapped area in East Thetford Study Area includes Riparian Areas. 
These extend from the river corridor based on topography. As described by the Vermont 
Department of Fish & Wildlife, the mapping of the Riparian Areas "recognize that rivers are 
dynamic – they naturally flood, change course, and erode their banks.  A healthy riparian 
area acts as a buffer to changes in weather, temperature,  flooding and pollution. They are 
resilient to extreme events, which is critical to reducing flood damage and enhancing fish 
and wildlife survival." The presence of Riparian Areas had a substantial influence on the 
recommendations of this Capacity for Growth Study.

5959

Study Area 2: East Thetford / ENV. CONSTRAINTS A

On the map at the right and on the following page, 
the green-brown areas are those that do not have 
an overlay of features, where the base aerial im-
age shows through. 
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Study Area 2: East Thetford / ENV. CONSTRAINTS B 
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Study Area 2: East Thetford / SOILS
The presence of high quality soils, particularly those associated with the floodplain of the Connecticut 
River, are one of several reasons that people migrated to current-day Thetford and its environs.  
The following information has been adapted from soil descriptions provided by Vermont's Agency of 
Natural Resources. 

Soils are Prime Farmland if they have the best combination of physical and chemical characteristics 
for producing food, feed fiber, forage, and oilseed crops and are also available for these uses. The 
present land use may be cropland, pasture,  forestland, or other land uses, but not urban and built-up 
or water. Location, tract size, and accessibility to markets and support  industries are not considered 
when making a Prime Farmland determination.

Prime Farmland has the soil quality, growing season, and moisture supply needed to economically 
produce sustained high yields of crops when treated and managed according to acceptable farming 
methods. These soils have an adequate and dependable water  supply from precipitation, a favorable 
temperature and growing season, acceptable acidity or alkalinity, and few or no surface stones or 
boulders. They are permeable to water and air, are not excessively erodible or saturated with water 
for a long period of time, and  don’t flood frequently or are protected from flooding. 

In addition to Prime Farmland, soils that are of Statewide importance are likewise suited for the 
production of food, feed, fiber, forage, and oilseed crops. In Vermont, criteria for defining and 
delineating Statewide Important Farmland has been determined by the appropriate state  agencies, 
working with the Natural Resources Conservation Service. Unlike Prime Farmland soils, soils of 
Statewide Farmland importance have limitations resulting from one or more of the following: 

•	 Excess slope and erosion hazard,
•	 Excess wetness or slow permeability,
•	 A flooding hazard,
•	 Shallow depth (less than 20 inches) to bedrock or other layers that limit the rooting zone and avail-

able water capacity,
•	 Moderately low to very low available water capacity

The letters 'b' and 'f' after some of the Prime and Statewide soils. The 'b' soils have a wetness 
limitation that may be difficult and/or unfeasible to over come. The 'f' soils are frequently flooded. 
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Study Area 2: East Thetford / SOILS

On the map at the right, the green-brown areas 
are those that do not have an overlay of features, 
where the base aerial image shows through. 
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Study Area 2: East Thetford / SUBDIVISION POTENTIAL
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Study Area 2: East Thetford / SUBDIVISION POTENTIAL
Using the zoning districts assigned to each study area parcel, each parcel—or portion thereof—
was evaluated to determine whether it contained sufficient acreage for at least one subdivision. 
Specifically, this meant the parcel or parcel portion was at least twice the minimum lot size required 
by its corresponding zoning district. 

Then, the parcels were compared to documented environmental resources. Section 6.04 of the 
Thetford Zoning Bylaws notes that parcel lines and development shall be located and configured to 
minimize impact on certain environmental resources, including significant habitat, wildlife corridors, 
wetlands, and shorelines. The data used for this evaluation included data from the Vermont Agency of 
Natural Resources and the Thetford Conservation Commission. 

Based on sizing criteria and environmental resources, parcels—or portions thereof— were divided 
into three Subdivision Potential categories, with the following definitions. It should be noted that this 
list is not prescriptive or binding, and that any subdivisions are subject to the will of the landowner and 
the Thetford Bylaws.

No further subdivision is possible: Based on the parcel’s zoning district and size, there is not enough 
acreage to make at least two conforming lots from this parcel (or parcel portion).

Further subdivision is possible: Based on the parcel’s zoning district and size, there is enough 
acreage to make at least two conforming lots from this parcel (or parcel portion).

Further subdivision may be possible: Based on the parcel’s zoning district and size, there is enough 
acreage to make at least two conforming lots from this parcel (or parcel portion). However, the 
parcel overlaps with a significant ecological resource, such as high priority connectivity blocks, or 
wetlands, or the parcel is otherwise conserved. The parcel (or parcel portion) may still be eligible for 
subdivision, pending review by the Thetford Development Review Board.
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