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Memo 
 

To:   Patrick Olstad, Mark Kane – SE Group 
From:  Doug Kennedy 
Subject:  Vernon – Initial Market Research 
Date: July 9, 2018 
 
 
 
The following is a summary of some early market research with respect to the Vernon 
Village project. The research has not been ‘connected,’ but should give you some talking 
points for your meeting on Wednesday night, following the stakeholder meetings. 
 
I don’t recommend that this be distributed to the client. 
 
Economy 
 

• It would be difficult to describe Vernon’s economy, as the number of businesses and 
employment in the town is limited, with no evident industry concentration. Further, 
the majority of businesses are quite small and often operate on what appear to be 
residential properties that are distributed (geographically) throughout the town: 

 
o Based on a variety of sources, it appears that there are currently around 60 

businesses in the town; the businesses employ 
(full and part-time) around 475 persons. 

 
• The area within a 16+/- minute drive-time of the 

proposed village location (see graphic is active from 
economic perspective, as it includes parts of 
Brattleboro. Major employers in this area include: 

 
o Education & Healthcare – 24 percent of total 

employment; 
o Trade/Transportation/Utilities – 13 percent of 

total employment; 
o Leisure & Hospitality – 5 percent of total 

employment. 
 

• Labor force and employment trends are similar to 
those found elsewhere in Vermont (with the 
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exception of Chittenden County); both the labor force and total employment are 
declining, even as the unemployment rate maintains a low level. A comparison of 
Vernon, Windham County and Vermont shown below. 

 

 
 
 

• A comparison of retail sales per capita shows the limits of Vernon’s commercial 
activity. I divided total retail sales by population to derive these values. 
Comparisons are as follows: 

 
o Vernon - $497 per capita; 
o Windham Cty. - $5,748 per capita; 
o Vermont - $9,618 per capita. 

 
 
Market Reach 
 

• The following communities account for the largest segments of persons who work in 
Vernon: 

 
o Brattleboro – 14 percent; 
o Vernon – 11 percent; 
o Guilford – 10 percent; 
o Hinsdale, NH – 8 percent; 
o Greenfield, MA – 5 percent. 

 
The geographic distribution of persons who work in Vernon is shown graphically 
below (source of workers in orange). 
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• The following communities account for the largest segments of places where 
Vernon residents work: 

 
o Brattleboro – 44 percent; 
o Vernon – 8 percent; 
o Guilford – 8 percent; 
o Greenfield, MA – 3 percent; 
o Keene, NH – 3 percent. 

 
The geographic distribution of where Vernon residents work is shown graphically 
below (work locations in orange). 
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Demographics 
 

• Demographic trends are very similar to those found throughout Vermont – again 
with the exception of Chittenden County. Stable/Declining population and 
households accompanied by significant shifts to upper age brackets. 
Recent/Current/Projected population and household trends are shown for Vernon, 
the Market Area (within 16 minute drive-time), the region (32 minute drive-time) and 
Windham County below. 
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Population 

 
 
Households 

 
 

 
Households by age group (current and projected) shown for the market area below: 
 

Households by Age Group 
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Movers/Migration 
 

• Data for the 2011 to 2015 period show that 2,460 households moved into Windham 
county, while 2,646 households moved out of Windham County1 – thus, there is 
negative migration from the county. Major sources of households moving to 
Windham County include: 

 
o Cheshire Cty., NH – 7 percent; 
o Windsor Cty. – 7 percent; 
o Bennington Cty. – 4 percent; 
o Chittenden Cty. – 4 percent; 
o Worcester Cty., MA – 4 percent. 

 
Major destinations of households moving out of Windham County include: 
 
o Cheshire Cty., NH – 17 percent; 
o Bennington Cty. – 12 percent; 
o Chittenden Cty. – 8 percent; 
o Windsor Cty. – 7 percent; 
o Franklin Cty., MA – 5 percent. 

 
 
Housing and Real Estate Market 
 

• The following shows total housing unit change for: Vernon; Market Area (16 Minute 
Drive-Time); Windham County and Vermont, for the period 2000 to 2018. 

 

 
 
 

• The area residential real estate market has picked up in recent years. The table 
below shows: Transactions; Volume ($Millions) and Median Pricing for all ‘market’ 

																																																								
1 Data not available at the town level. 
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residential sales in Vernon, Windham County and Vermont for the period 2012 
through 2017. 

 

 
 
 

Relative trends for the three areas are shown graphically below, comparing year 
2012 volume levels with sales volumes in subsequent years. 
 

 
 
 

In 2017, Windham County residential sales volume exceeded 150 percent of its year 
2012 volume level; Vernon’s gains have been less consistent, but nevertheless 
reached 125 percent of its year 2012 level in 2017. 
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Early Ideas 
 

• Vernon is so small and its market reach is so limited that it will be difficult 
supporting any straight-up retail. 

 
• The café idea will certainly need volunteer support. It may be possible to introduce 

a commercial element to the operation by enticing an existing area operator to get 
involved as a satellite operation – the Brattleboro Coop would be perfect for this. 

 
o Perhaps the café could be combined with some kind of co-working/meeting 

space, to create more people activity. 
 

• Housing in a relatively concentrated area will need to be a priority, both to create a 
sense of place and to begin to generate some market force. 

 
• I haven’t researched the recreation market at all yet, but it does seem that Route 

142 is a great bike route, as it follows the river and isn’t subject to heavy traffic. 
 



 
 
 
 

Appendix B. 
Market Research Findings 
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Memo 
 

To:   Patrick Olstad – SE Group 
From:  Doug Kennedy Advisors 
Subject:  Market Research Findings 
Date:  October 3, 2018 
 
 
 
As a follow-up to our memo of July 9 and further research and analysis since that date, the 
following memo summarizes findings and recommendations regarding potential uses and 
concepts oriented toward creating an active village center for Vernon. Note the following: 
 

• The findings and recommendations that are summarized below are based on an 
assessment of uses and development ideas from a market perspective; our research 
and analysis indicates that these ideas make sense within the constraints of the area 
market, and that they are supportable; 

 
• It is essential to keep in mind that Vernon is a small community from population and 

market perspectives. The community is directly adjacent to – and within an easy 
driving distance – of Brattleboro, which serves as a regional commercial service 
center. Moreover, the configuration of the regional road network does not result in 
significant traffic being directed through Vernon.  

 
While all of the above factors combine to make Vernon a pleasant place to live, it is 
apparent that there is limited market support for traditional retail and commercial 
ventures, particularly in a global environment in which traditional retail is rapidly 
losing market share to internet transactions. These limitations are already evident in 
the community, which has struggled to support retailing or other public-oriented 
commercial enterprises. 
 

• One of the essentials of creating a village is generating ‘people activity.’ As such, a 
number of the recommendations below are drawn from both a market support 
perspective and experience with uses that have aided other communities in creating 
a more active village atmosphere. In some instances, these recommendations may 
be difficult to achieve in the short term. However, they can serve as longer term 
goals as the village develops over the years. 
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Residential 
 
Any successful village incorporates residential components. In addition to supplying homes 
for community residents, residential use creates local people activity and supplies a built-in 
market for village commercial or service enterprises. 
 
We assessed the potential need for residential use in Vernon as follows: 
 
Household age by income data is by far the most instructive indicator of household 
decision-making/behavior with respect to frequency of moves and residential preferences. 
Not surprisingly, a young, lower income household’s housing need is substantially different 
from that for an upper age, upper income bracket household. The tables below and on the 
following page show three sets of household age/income data for the Market Area as 
defined in our July 9 memo: 
 

• Current (2018) number of households by age/income bracket; 
 
• Projected (2023) number of households by age/income bracket; 
 
• Change in number of households by age/income bracket between 2018 and 2023. 

 
Household Age X Income: Market Area (2018) 

 
 
Projected Household Age X Income: Market Area (2023) 
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Change by Household Age X income: Market Area (2018 – 2023) 

 
 
 
While the overall growth picture in the Market Area is essentially stable, it is important to 
note that there will be substantial increases in the number of households in upper age 
brackets (65+ Years) over the next five years (and beyond) within a broad income range 
(Most significant age/income cohorts highlighted in Green). Households’ residential needs 
change as they age; typically, upper age bracket households are smaller and seek small 
living units with less responsibility for ongoing maintenance. It is also important to note that 
a lesser increase is projected among younger households (25 to 44 Years) in moderate and 
upper moderate income categories. 
 
Residential development in the village area can accomplish several goals: 
 

• Provide the local, aging population with a way to stay in the Vernon community, 
while allowing them to downsize, decrease their home maintenance responsibilities 
and have better access to services and socialization; 
 

• Create first-time ownership and or rental possibilities for younger households. A 
number of Vernon contacts have noted that they would like to attract young families 
to the town; 

 
• Create people activity and a built-in market in the village. 

 
The following residential formats could work in the village area:1 
 

• Small scale apartments oriented toward seniors with fixed or moderate incomes; 
 

• Small ‘cottages’ oriented toward rental or ownership by recently retired households; 
 

																																																								
1 Two recent Vermont examples of living units oriented toward smaller households are: Harrington Village 
in Shelburne - http://www.getahome.org/news/harrington-village; and Black Mountain Estates in 
Brattleboro - http://www.blackmountainliving.com/  
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• Townhouses – oriented toward first-time ownership by younger couples; 
 

• Single Family – single family development would be consistent with the existing 
development pattern along Governor Hunt Road. 

 
 
Public Uses & Commercial/Service Activities 
 
A number of potential uses could enhance the village as the center of community activity 
and create more ongoing activity.  
 
The recommendations include both indoor and outdoor activity.  
 

• While the existing green space to the immediate south of the town offices offer a 
well-located space for outdoor activities, we feel that this space could be enhanced 
by:  

 
o Creating a strong link to the town offices by changing the traffic circulation 

pattern and making strong pedestrian connections; 
 

o Creating an activity venue with a simple structure and landscaping; 
 

o Appropriate utility connections; 
 

• Both the Governor Hunt House and the old Grange building to the south of the 
town office offer potential spaces for indoor activities. While the Governor Hunt 
building appears to be more readily adaptable to public use, it is less centrally 
located with respect to village activity center.2 

 
The following public uses are recommended: 
 

• Local Farmers’ Market – while adjacent Brattleboro has an established farmers’ 
market on a larger scale, a local farmers market would showcase Vernon’s 
agricultural heritage. A regular market would need adequate parking, and a base of 
operations. The activity venue noted above could serve this purpose. 
 

• Meeting space – for town events, use by local clubs or rental by non-profits or other 
groups; 

 
• Craft Space – space for local crafts persons to work, showcase their products, etc.; 

																																																								
2 Note the effective use of an historic residential structure as a historical exhibit and community center in 
Norwich, Vermont – see: http://norwichhistory.org/  
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• Working Space – a number of community members may seek flexible office space 

that could offer occasional workspace, an opportunity to meet with other local 
business owners; 

 
Commercial/Service Uses 
 

• Café – although the Vernon market is not sufficient to support a full-time, for-profit 
café business, there are a number of examples of community-supported cafés that 
offer a limited range of products (Coffee/Beverages, Baked Goods, etc.). These 
enterprises typically operate with limited hours, using volunteer labor and can be 
supported through purchases, local subscription or other means. Ideally, the cafe 
would have sufficient space for Point-of-Purchase and seats/tables for customers. 
Further, access to kitchen facilities would facilitate the use. This use could be 
housed in either the Governor Hunt house or old Grange building, where kitchen 
facilities would augment to support community meetings, social gatherings, etc.3 
Finally, a small café component could be incorporated in a community store. 

 
• Post Office – a post office is a traditional and effective means of generating people 

activity in village and downtown areas. While Vernon’s post office is clearly 
established in a different location in town, the inclusion of the post office in the 
designated village area should be a long-term goal. 

 
• Community Store – our assessment of the Vernon market makes it clear that the 

community does not currently have sufficient market power to support more than 
one community store operation; the Cold Brook General Store currently serves this 
purpose. Again, a long-term goal could be to locate this operation in the 
designated village area. 

 
• Markets & Events – a Farmers’ Market (as noted above) could be augmented by 

regular crafts fairs, music events, etc. These events bring activity to the village, and 
have the potential to introduce new people to the community. 

 
 
Recreation 
 
Vernon’s recreational assets are distributed throughout the town and have varying amounts 
of visibility to both residents and visitors. With a strong recreation program and recreation 
center already in place, the village area is unlikely to become the center of the community’s 

																																																								
3 See background data regarding community supported enterprises at: 

http://www.ptvermont.org/community_supported_enterprises/communitysupported.php 
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recreational activity. Nevertheless, there appear to be several opportunities to enhance the 
function of the village while making existing recreational assets more visible/accessible: 
 

• Develop a kiosk or other information source showing hiking trails, river access 
points, natural areas, etc. This facility could also offer a stop point for bikers, with 
water, simple tools, etc.; 
 

• To the extent possible, connect the village center with existing hiking trails – in 
particular, it will be important to link the village with the river; 

 
• Think forward to the future of the Vermont Yankee site. While the ultimate use of 

the site is not yet clear, a defunct nuclear site has the potential to be a visitor draw 
in future years. 
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S T A K E H O L D E R  I N T E R V I E W S  S U M M A R Y  
131 Church St .  Sui te  300 Bur l ington,  VT  80443 

Of f ice:  802 .862.0098 |  www.segroup .com 
 

DATE: 07/11/2018 
PROJECT: Vernon Village Center Plan 
SUBJECT: Stakeholder Questions 

LOCATION: Vernon, VT 
 
DEMOGRAPHIC SUMMARY: 
Most of the stakeholders had been in Vernon a very long time. Only a few had children in the 
school. Many of the stakeholders were retired; a few who did work commuted to the nearby 
communities of Brattleboro and Keene, NH. 
 
PLANNING QUESTIONS: 
What would you say unites Vernon residents? What divides them? 
The stakeholders felt that the small-town pride, the town events and gatherings, and the strong 
recreation department and school system were the major unifying forces. Others mentioned the 
interest in agriculture, town heritage, and the familiarity amongst residents. Stakeholders 
suggested that dividing forces include differences in socioeconomics, occupation, and length of 
residency of Vernon, and many of these demographic differences can be attributed to Vermont 
Yankee. Politics, both local and national, were also mentioned as dividing forces, with recent 
contentious fights over school budgets, the police department, and other town priorities.  
  
If some one asks you where you live, what do you tell them about Vernon? 
When telling others where they’re from, many stakeholders harped on Vernon’s small size, 
quiet, family-oriented lifestyle, farmland, and engaged community. Others mentioned proximity 
to Brattleboro, Vermont Yankee, the interstate, services, and shopping. 
 
What do you take pride in about Vernon? 
The stakeholders took pride in the town’s history, governance, and character. Many mentioned 
its early history of hydropower and trains, its fiscally responsible and well-run government, and 
its independent spirit and boldness. Stakeholders were also proud of the services and 
infrastructure the government provides – the school, the library, and the recreation department.  
 
What would you like to change about Vernon? 
Many stakeholders expressed a strong interest in developing a village/community center to 
create a physical heart and gather the community. Others were interested in the preservation of 
historic buildings, developing industry to replace Vermont Yankee, and changing town attitudes 
around willingness to change, community engagement, and self-reliance. 
 
What existing needs of residents are unmet by current infrastructure or resources? 
Stakeholders highlighted the need for a gathering place to chat with friends and neighbors, such 
as a store, café, or coffee shop. Others mentioned internet service, an ATM, a transit system, 
and things to accommodate both the teenage and senior populations.  
 
What do you think Vernon could offer that the surrounding towns do not? 

http://www.segroup.com/


The stakeholders felt that the town could offer a trail network, library, recreation 
programs/facilities, river access, and a quiet, relaxed lifestyle and sense of community that other 
surrounding towns cannot match. The school and school choice program and easy access to 
the interstate and local commuting destinations (Brattleboro, Keene, Greenfield) are unique 
assets that could draw new residents and businesses to the town.  

Talk about how Vernon’s various assets should play a role in the future Village Center – the 
arts, recreation, agriculture, forestry. How should they be integrated? 
The stakeholders repeatedly emphasized the importance of agriculture in the Village Center. 
There was interest in a farmers market or perhaps a community garden, store or restaurant that 
showcases local farms’ goods. There was also strong support for emphasizing outdoor 
recreation with trails and river access and displaying arts/crafts. 

What about the town would you like to show off in the Village Center? 
Stakeholders were interested in showing off the nice community, the creativity of residents, the 
agricultural heritage, and historic structures. 

How does the Village Center fit into your overall vision for the town? 
With a general desire to promote a tight-knit community, the stakeholders strongly expressed a 
desire for the Village Center to be a gathering place that could support community events. 
Multiple stakeholders expressed a need to move the Post Office to the Village Center. Some did 
not see the need for a Village Center. 

What should the Village Center provide for residents? For visitors? For both? 
For residents, stakeholders reiterated that the Village Center should be a community gathering 
place. For visitors, most stakeholders felt it should be a welcoming stop – a place to get food or 
a drink and learn about the town’s history – but not a destination. 

What type of civic spaces (indoor or outdoor) do you think are needed in the Village Center? 
The stakeholders suggested many different types of civic spaces and levels of development. 
Some suggested an indoor gathering space such a modern-day grange, which could serve as a 
flexible multi-purpose space that could support events. Others thought a café/store/restaurant 
could serve as a central community space. Others wanted the town to work with what they have 
rather than construct new – perhaps adding some benches to the existing green.  

What types of uses do you think could be integrated into the Village Center? 
Many of the stakeholder responses focused on questions related to residential use. Responses 
were divided with some stakeholders opposed to all housing, concerns for low income housing, 
with others enthusiastic about multi-generational walkable housing of different types (single-
family, apartments/condos, etc.). Others mentioned mixing residential and business uses, 
including incubator space, and most mentions were supportive of some business in the Village 
Center. Other potential uses mentioned include a bed and breakfast, an info center (about local 
history, trails, and agriculture), and a garden. 

ADDITIONAL COMMENTS: 
Multiple stakeholders expressed strong opposition to introducing zoning to Vernon. Given the 
divisiveness present in Vernon, many want this process and Village Center to be known for 
inclusivity. Some expressed concern with drawing enough people to Village Center businesses, 
given its location.  
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OPPORTUNITIES AND CHALLENGES

OPPORTUNITIES
• Develop a central gathering space for 

residents of Vernon to congregate indoors and 
outdoors and enhance a feeling of community.

• Create a walkable village neighborhood with  
mix of uses in the heart of Vernon, which will 
boost the level of activity and add vitality to 
the village.

• 
relocation of other public services such as 

social interaction.

• Integrate aspects of Vernon’s agricultural 
tradition into the Village Center. 

• Promote outdoor recreation through new 
amenities in the Village Center and/or 
connections to existing.

• Develop a place for performances and displays 
of local art. 

• Develop a small café/store that would sell 
basic provisions and provide a place to grab a 

• Provide a coworking space to promote social 
interaction, networking, and professional 
collaboration for residents who normally work 

CHALLENGES
• Limited geographic area for new development, 

property ownership, working around existing 
buildings. 

• Economic viability of retail business in the 
Village Center could be challenging.

• Funding for municipal improvements. 

• Utility infrastructure requirements to be 
determined (possible challenge).

• No zoning to control standards for 
development. 

• Future of Vermont Yankee site and how it 
relates to the Village Center.

• Developer interest in project unknown. 
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COMMUNITY AND MARKET PROFILE

KEY FINDINGS
• No main industry in Vernon, instead lots of small businesses

 º Many of these businesses operate out of residences

• Almost half of working Vernon residents work in Brattleboro

• The town’s population has declined slightly since 2010, along with the rest of 
the region and state

 º

• The village center’s market reach (areas within a 16 minute drive) includes the 
entire town, the I-91 corridor, and parts of Brattleboro and Bernardstown  

• The real estate market is variable but median home prices have been 
increasing

• There is minimal retail activity in Vernon and residents typically drive 
elsewhere to shop

Total Population: 2,140 Median Age: 49.1 Number of School Age 
Children: 373

Household Median 
Income: $59,432
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STAKEHOLDER INTERVIEWS

charm, needs, and vision for the village center. Their sentiments are below.

KEY TAKEAWAYS
At Vernon’s heart:

• Small town pride, community feel, and events

• Farmland and agriculture

• An independent spirit and boldness

• Family-oriented lifestyle

• Socio-economic and political diversity

• Excellent school, library, and recreation department

The Village Center:
• Community gathering place

• Welcoming stop for visitors

• Accommodates the youth and senior populations

• Supports community events and the creativity of residents

• Mixes residential and business uses

• Incorporates agriculture, recreation, and the arts

“Quaint little country town”

“Takes care of its own - children to 
elderly”

“Bring people together”

“A place for people to come together”

“Economic hub”

“Industry to replace Vermont Yankee”

“Town spirit”

“Activities for children and adults”“Innovative history”

“Great river access ”

“Needs a vision”

“Connected to recreation opportunities”

“Flexible space”

“Arrival point”

“Promotes local walkability”

“Peaceful atmosphere”
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RECREATION AND MOBILITY
Desired Future

Walking and biking paths to access the river, existing trails, and the surrounding area

Don’t need it Nice to include Gotta have it!

Ice skating rink

Don’t need it Nice to include Gotta have it!

Natural playground

Don’t need it Nice to include Gotta have it!

Horseshoe/Bocce

Don’t need it Nice to include Gotta have it!

Kids pump track (bike track)

Don’t need it Nice to include Gotta have it!

Don’t need it Nice to include Gotta have it!

Vernon is a town with fantastic recreational 
assets, which the Village Center could 
enhance. How do you see recreation and 
mobility being incorporated into the village 
center? Place a dot to rank your interest in 
the following amenities. 
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AGRICULTURE
Desired Future

Farmers market

Don’t need it Nice to include Gotta have it!

Community gardens

Don’t need it Nice to include Gotta have it!

Community orchard

Don’t need it Nice to include Gotta have it!

Store with local farm products

Don’t need it Nice to include Gotta have it!

Don’t need it Nice to include Gotta have it!

Agriculture is at the center of Vernon’s 
culture and heritage. How do you see 
agriculture being incorporated into the 
Village Center? Place a dot to rank your 
interest in the following elements. 
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NEIGHBORHOOD
Desired Future

People living in village centers 
are essential for the vitality of 
these places and contribute 
to the economic success of 
village businesses. How do you 
envision the Vernon village 
center neighborhood? Place a dot 
beneath what you’d like to see in 
the Village Center.

Senior Apartments Mixed Use Buildings

Single Family Cottages Townhomes Triplex +
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Vernon Center Master Plan August 2018

GATHERING SPACE
Desired Future

One of the primary goals of this project is to create 
a gathering space for the Vernon community. What 
does that look like to you? Place a dot beneath the 
types of gathering spaces you envision.

Event Barn General Store Café

Picnic Area Coworking Space Stage/Pavilion
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EXISTING CONDITIONS MAPS
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Appendix E. 
Community Vision Event 
Boards and Comments 



Vernon Community Vision Event Comments 8/20/18  
# Comment

1 Similar to a farmers market, provide stalls for display and sale of crafts and art works
2 farmers market, foodtruck, band in gazebo, eat on a blanket, family and friend event 2x a month over 

summer and fall
3 Breweries, family oriented/food
4 Promote local producers - arts, crafts, agriculture, music, etc
5 Independent senior housing - similar to black Mt. Rd development but walkable to services - P.O., 

library, gathering space
6 In 1971 the school was just the front - now it has an area for public meetins etc.  Instead of building 

new, why not utilize what we have.  Andtherby, control our property taxes and live within our means.  
There is no VY anymore.

7 New River / Picnic / Boat launch on North side of the Dam, Event barn could be part of this on the 
waterfront

8 Beware of debt and gentrification
9 No low income housing

10 Farmer market
11 Ultilize Gov. Hunt House - museum - gift shop - cafe - picnic area
12 Would rather be in a mixed generational housing - it's alive!
13 Move Post Office to Town Offices; build a distillery/brewery in George's Mill w/ nice outdoor seating by 

the water
14 Build a new boat way North of VY/boat area and outdoor seating / café
15 Make "schoolhouse building" a "party" center
16 Put new Thorium plant where VY is now :)
17 Destination restaurant with view of River - decks and outdoor friendly aesthetic
18 Zero depth water park on VY (and taking advantage of H2O access and pump capacity)
19 Marina and swimming access North of dam
20 prioritize the elements that will serve as facilities and catalyst for town based investments
21

I'd love to see Vernon take the space between the gazebo and town office and use it for a bi-monthly 
or weekly weekend location for food, goods, music, etc.  I think a "farmers market" take is so popular 
and family friendly it would be a real draw.  It would be a great opportunity for our agricultural 
products, artisans, musical talents to be emphasized.  Additionally it'd bring together Vernon residents 
of all ages to participate collaboratively.  Thanks for your efforts!











Appendix F. 
Vernon Community Vision 

Survey Results 



 

V E R N O N  C O M M U N I T Y  V I S I O N  S U R V E Y  R E S U L T S  
131 Church Street   Sui te  300  Bur l ing ton,  VT  05401 

Of f ice:  802 .862.0098 |  www.segroup .com 

 
September 17, 2018 
52 completed responses. 25 partial responses. 

RECREATION 

1) Walking and biking paths to access the river, existing trails, and the surrounding area 

 
Average Score: 3.71 
 

2) Ice Skating Rink 

 
Average Score: 3.17
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3) Natural Playground 

 
Average Score: 2.82 
 

4) Lawn Space for Field Games 

 
Average Score: 2.80 
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5) Kids pump track 

 
Average Score: 2.64 
 

6) Horseshoe/Bocce  

 
Average Score: 2.32 
 

7) Do you have any additional ideas for recreation-related facilities you’d like to see in the 
village center? 

• An espresso/ coffee house where people can gather in all weather. It should have 
WiFi and could also serve as a small venue for music and events.  

• facility with a climbing wall and/or Ninja Warrior training  
• Clean up all the towns trails 
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• Create a "Kayak trail" map on / of the CT River. Develop a tri state bike trip map. 
Seek out the dilapidated property across from the dam for developing a bed and 
breakfast or other form of lodging. Seek out small business kayak, canoe rental and 
bike shop. Include "Water Access" signage on town hall property that directs 
cyclists, fishermen and others to park area below the dam. Post warning signs about 
drop off on the right side of Beach below dam.  Include indigenous people living 
history path that includes signs and activities for learning about their life in our area. 
Include an interactive indigenous persons museum in the town hall.  

• Recreation should be kept at the pool area on Pond Road and at  the school.   We 
should not be including more areas that will need supervision, upkeep and 
insurance costs.  I thought that we were worried about taxes and reducing them, 
not increasing our expenses. 

• A cute little cafe would be fun and a nice way for the town to generate revenue! 
• Sidewalks and slower traffic on 142. 
• Indoor fitness center and lap pool 
• One thing I believe would be nice for the town would be a spot to get together to 

play music... 
• These are all nice ideas, but also keeping and improving the existing 

playground/pool area. A nicer playground with more equipment would be great! 
• we already have an overpriced rec area 
• Gym, yoga, Pilates, children's dance class 
• Farms market. Do more things so people will come to Vernon.  
• All around public transport for people who cannot drive  
• Picnic tables, snack bar, outdoor bbq, lighting, place to ice skate / snow shoe / build 

snowmen etc.  bike rack.  Convenience store, cafe. 
• Be sure to slow traffic on Tyler hill, 142  
• So, these are outdoor venues/structures....will there be a main building where indoor 

activities, meetings, etc. can be held? 
• These ideas are pie in the sky!!  We as a town are watching our taxes rise, real 

estate values dropping, budget cuts affecting the town, and you think an ice skating 
rink and horseshoe pits are the way to go????  We have the Vernon rec, why 
duplicate this??????? COME ON!!!!!!!! 

• More Rollerskating  
• Skate park, Gymnastics for all levels. Dance classes all levels. 



 

AGRICULTURE 

8) Farmers Market 

 
Average Score: 3.53 
 

9) Community Gardens 

 
Average Score: 2.93 
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10) Community Orchard 

 
Average Score: 2.72 
 

11) Wildflower/natural gardens 

 
Average Score: 2.88 
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12) Store with local farm products

Average Score: 3.16 

13) Do you have any additional ideas for agriculture-related amenities you’d like to see in the
Village Center?

• We already have a store do not put locals whose family have been in this town for a long
time out of business

• Replace the giraffe at the town hall with a giant cow that says Vernon Vermont for photo
opportunities. Maybe the cow could actually be a unique cow shaped play structure with the
farmers market.  I would like to see the farm fields remain but perhaps a giant field of
sunflowers now and then would be attractive to tourists.

• None!
• Most people who would garden in Vernon already have the space to do so at home. I see

time as a bigger factor than availability of a community garden. I love Cold Brook store and
would want to see this project supporting it. Relocation could be part of that. A farmers
market would be great but I'm wondering why the roadside stands at Miller Farm and others
are gone. If we can't even support those are we going to be able to support a farmers
market?

• We already have a store in town and the plan to move forward should include our store, not
compete with it!

• we have a store, no one goes there, nor did they to the last one
• Allow other small locally owned retail
• We already have a store......why is there such a push to have another store, especially so 

close to the new one?????
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NEIGHBORHOOD 

14) Please select all neighborhood types you’d like to see in the Village Center.

15) Do you have any additional ideas for housing or neighborhood types you’d like to see in
the Village Center?

• Low income
• We don't need low income housing or anymore senior housing we need to get young

professionals to our town to keep the town going we already have a very old population
• I'm not interested in any additional population concentrations. We already have numerous

housing developments that include affordable, elderly, middle and upper incomes. If
anything we should be seeking another single large employer / grand list company that
takes advantage of our existing infrastructure so that we can continue to preserve our
open and agricultural lands. I wouldn't be opposed to creating targeted infrastructure /
district for the right company. We want to avoid losing previously undeveloped lands.

• Must be affordable and allow families and pets.
• none, where do you propose this? in the cow field?
• Zoning OK for a tiny house village as low income / senior housing
• Second floor living with retail/ amenities on the first with appropriate levels of accessibility
• We have Huckle Hill, and an abundance of empty homes in Vernon.  Why build more and

make it harder for people to sell their homes, where it is difficult enough already????
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GATHERING SPACES 

16)  Select all the types of gathering spaces you envision.  

 
 

17) Do you have any other ideas for gathering spaces you’d like to see in the Village Center? 
• A cafe with lots of seating and a WiFi connection is essentially a co-working space during 

the day. 
• Again we already have a store  
• The Vernon Library, the Rec on Pond road and the school are existing gathering spaces. 

Perhaps a public senior center could be added to the senior housing on Huckle Hill. It 
should include noon meals. Have we ever had a Grange?  

• High priority  
• we already have a gazebo that is not used and space at the rec area 
• Would be nice to have some place for the LGBT community to meet and have events 
• Warming hut / snack bar for winter sports 
• We need to utilize the town office building. Currently the lower half is under utilized, 

especially with the building use limits put into effect several years ago. 
• This is getting more ridiculous with each set of questions.  Where is all this money coming 

from to build a cafe, event barn..........and so on?????? 
 

SUMMARY 

18) Let us know if you have any thoughts or concerns you would like to share about a future 
Village Center. Anything we missed? Other ideas to make the Village Center a valuable 
resource for the community? 
• I'm so excited for Vernon's future- thanks for doing this!!! 
• I like a lot of the ideas I saw in this survey! It looks like the main idea is to keep 

Vernon's agricultural and recreational spirit intact, and I love that.  I am worried about 
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the idea of putting in a lot more housing. I understand needing to attract more people 
when you're putting money into a venture like this, but I really balk at the idea of 
adding any kind of low income housing or apartments in general.  I want to preserve 
the FAMILY community we have in Vernon, so I definitely advocate more for single 
family housing units if we really need to bring in more housing opportunities for people. 
I think we want to attract as much family-friendliness as possible and cultivate a 
home-town environment to raise children in. 

• Have more community events, like different festivals listening and music events in this 
space 

• Anything to not raise taxes and bring in low income or more seniors  
• The Peregrine Falcons nesting site the Vermont Yankee stack is in need of relocating. 

Wouldn't it be cool if Vernon made an effort to be a host to birds of prey? Why not 
invite biologists / specialists here to help us do that? We have a super cool ecosystem 
with threatened and endangered species already choosing here as home. What's 
more progressive than including our indigenous wildlife, plants and peoples?  

• My question is how are these ideas going to be funded?  The old Grange Hall was a 
historic building with a rare historic sprung floor.  It would be a building that would be 
worth purchasing and restoring.  Many activities mentioned could be accomplished in 
the building.   

• We do have the naissance of many of these ideas. I would want to make sure that this 
project is informed by and supportive of the folks who are struggling to keep the 
current small versions alive 

• We can't afford more town staff to maintain offerings; people are strapped now.  We 
want to draw people in, but at what cost.  Any options that are low maintenance have 
my vote.  Sports fields can potentially draw income, which will be good, but probably 
come with additional town cost.  We want things but we have to pay for these things.  
Please be thoughtful of the town's current people when adding to our infrastructure 
and staffing. 

• I think this is a great idea! Vernon has remained the same for so long, it's time for a 
refresh. 

• Appreciate efforts  
• Huge waste of money, we need to cut back not build more 
• Consider getting the local radio station or possibly VPR involved with the goal of 

informing the most town people as possible.  The more people that you can get 
involved the better the final project will be!  

• Adequate parking, Senior center,  space for social services support (e.g. tax returns, 
Medicare and other govt. forms help, Community Nurse space. 

• It is too bad that the area doesn't include the Vernon Dam area. First Light has 
cleaned up the picnic, swimming area, perhaps could work with them to further 
improve/ promote that area.  The former Portside Tavern area has a wonderful view 
and would make a nice place for a café. 

• Not at the moment...it's been well-covered so far :) 



• If you need or want a downtown, go to Brattleboro.  The town is cutting jobs, police
coverage, and library hours, but you want the town to build an event barn?

• Gym facilities all ages. ATV trails. Go cart track. Gun safety classes Self-defense
classes. RAD programs. Family fun nights Teen gathering places. Dances, Bingo
nights

• Hands on life skill training. Teen cafe gathering space Comedy nights. Improve plays
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VERNON CENTER 

SUMMARY OF PUBLIC INPUT
MARKET ASSESSMENT OVERVIEW

PRELIMINARY CONCEPTS
October 10, 2018



Community Input Summary
Stakeholder Interviews

Twenty-five members of the community were interviewed on July 11.

KEY TAKEAWAYS
At Vernon’s heart:

• Small town pride, community feel, and events
• Farmland and agriculture
• An independent spirit and boldness
• Family-oriented lifestyle
• Socio-economic and political diversity
• Excellent school, library, and recreation

department

The Village Center:
• Community gathering place
• Welcoming stop for visitors
• Accommodates the youth and senior populations
• Supports community events and the creativity of residents
• Mixes residential and business uses
• Incorporates agriculture, recreation, and the arts



Community Input Summary
Community Vision Event

Approximately 64 members of the public attended the community input event. 



Community Input Summary
Community Vision Event

Approximately 64 members of the public attended the community input event. 



Community Input Summary
Community Vision Event

Approximately 64 members of the public attended the community input event. 
Vernon Community Vision Event Comments                                                                           8/20/18  

# Comment
1 Similar to a farmers market, provide stalls for display and sale of crafts and art works
2 farmers market, foodtruck, band in gazebo, eat on a blanket, family and friend event 2x a month over summer and fall
3 Breweries, family oriented/food
4 Promote local producers - arts, crafts, agriculture, music, etc
5 Independent senior housing - similar to black Mt. Rd development but walkable to services - P.O., library, gathering space

6 In 1971 the school was just the front - now it has an area for public meetings etc.  Instead of building new, why not utilize what we have.  And thereby, control our 
property taxes and live within our means.  There is no VY anymore.

7 New River / Picnic / Boat launch on north side of the Dam, Event barn could be part of this on the waterfront
8 Beware of debt and gentrification
9 No low income housing
10 Farmers market
11 Ultilize Gov. Hunt House - museum - gift shop - cafe - picnic area
12 Would rather be in a mixed generational housing - it's alive!
13 Move Post Office to Town Offices; build a distillery/brewery in George's Mill w/ nice outdoor seating by the water
14 Build a new boat way north of VY/boat area and outdoor seating / café
15 Make "schoolhouse building" a "party" center
16 Put new Thorium plant where VY is now :)
17 Destination restaurant with view of River - decks and outdoor friendly aesthetic
18 Zero depth water park on VY (and taking advantage of H2O access and pump capacity)
19 Marina and swimming access North of dam
20 prioritize the elements that will serve as facilities and catalyst for town based investments

21
I'd love to see Vernon take the space between the gazebo and town office and use it for a bi-monthly or weekly weekend location for food, goods, music, etc.  I 
think a "farmers market" take is so popular and family friendly it would be a real draw.  It would be a great opportunity for our agricultural products, artisans, 
musical talents to be emphasized.  Additionally it'd bring together Vernon residents of all ages to participate collaboratively. Thanks for your efforts!



Community Input Summary

The following received the most community support:
Recreation

• Walking and biking paths to access the river, existing trails, and the surrounding area
• Ice skating rink

Agriculture
• Farmers market
• Store with local farm products
• Community gardens

Neighborhood
• Mixed Use Buildings
• Senior Apartments
• Single Family Cottages

Gathering Spaces
• Café 
• General store
• Picnic area

Online Survey
The online survey, open from Late August to Mid September, received 52 completed 
responses and 25 partial responses.



Market Assessment

• Vernon is a small community from population and market perspectives.

• The community is directly adjacent to, and within an easy driving 
distance of, Brattleboro which serves as a regional commercial service 
center.

• The regional road network does not result in significant traffic being 
directed through Vernon.

• There is limited market support for traditional retail and commercial 
ventures, particularly in a global environment in which traditional retail 
is rapidly losing market share to internet transactions.

Challenges



Market Assessment

• One of the essentials of creating a village is generating ‘people activity.’ 
• The following recommendations are drawn from both a market 

support perspective and experience with uses that have aided other 
communities in creating a more active village atmosphere.

Opportunities



Opportunities

• Provide the local, aging population with a way to stay in the Vernon 
community, while allowing them to downsize, decrease their home 
maintenance responsibilities and have better access to services and 
socialization;

• Create first-time ownership and or rental possibilities for younger 
households. A number of Vernon contacts have noted that they would 
like to attract young families to the town;

• Create people activity and a built-in market in the village.

Residential



Opportunities

Apartments oriented towards seniors with fixed or 
moderate incomes

Townhouses oriented towards first-time ownership 
by younger couples

Small ‘cottages’ oriented towards rental or 
ownership by recently retired households

The following residential formats could work in the village area:

Single family homes consistent with the existing 
development along Governor Hunt Road

Residential Use



Opportunities

Improved Outdoor Event Space

Public Use



Opportunities

Meeting space for town events, use by local clubs, 
or rental by non-profits or other groups

Public Use

Small-scale farmers market to showcase Vernon’s 
agricultural heritage

Flexible office space that could offer occasional workspace 
and opportunity to meet with local business owners

Craft space for local craft persons to work, 
showcase their project, etc.



Opportunities

• Community store – envisioned as the center of village activity
• Café – either community supported or incorporated into the 

community store
• Market and events
• Future opportunities with Vermont Yankee site TBD

Commercial/Service Use



Opportunities

• Develop a kiosk highlighting local bike routes, hiking trails, river access 
points, natural areas, etc.

• Connect to existing trails and improve river access

Recreation



Guiding Principles of the Plan Concepts

• Promote mix of uses (municipal, commercial, residential) at 
higher densities

• Create a walkable village environment
• Cluster uses that will attract people
• Develop enhanced community gathering/event spaces 

(indoors and outdoors)
• Establish connections to surrounding open space areas 

(river, forest, farms, etc.)
• Promoate character compatible with Vernon



Preliminary Plan
Land Use and Connectivity



Preliminary Plan
Concept A



Preliminary Plan
Concept B



Potential Open Space Character



Existing Village Resources



Thank you!
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