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1) Economic Requirement – slides 2 - 8

2) Area Wide Contamination – slides 9 - 11

3) Redevelopment Tipping Point – slides 12 - 14



Rockingham Population:

2019: 4,982 

2022: 4,804

Bellows Falls Population:

2019: 2966

2022: 2773

Data Source- *US Census Bureau

Rockingham Population by 
Age Category 2022:
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Bellows Falls 
Population by 
Decade



*Rockingham Median Household Income              

- 2019: $43,668              2022: $70,165

*Windham County

- 2019: $51,985              2022: $65,473

*Vermont

- 2019: $61,973              2022: $73,991

Bellows Falls **- Neilsberg Research

2019: $38,220                2022: $52,813

Data Source- *US Census Bureau 

Rockingham Median Household Income 2022
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Source: U.S Census Bureau

Data Source- Graphs- *Census Reporter



Rockingham Employment & Wages Data *
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Housing
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Homeowners and Renters % has not changed in 

Rockingham from 2010 to 2020.

2020 Rockingham: 

58% Owner           42% Renter 

Owner 1,261         Renter 922

The % of homeowners has decreased by 1%for the 

State of Vermont from 2010 to 2020. 

2020 Vermont: 

70% Owner            30% Renter 

Owner  190,041     Renter 81,849.

Data Source- *Vermont Housing Finance Agency



New Home Construction and Household Size
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Housing in the Designated Downtown
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Slides from 

Urban3 by Joe 

Manicozzi:

- Population 

increase

- Roads, water, 

sewer, buildout

- Population 

decrease

- Time to 

replace pipes, 

rebuild roads: 

cannot afford it



Bellows Falls – Rockingham’s Designated Downtown
The Square (Town Hall-BFOH) | The Island Post Industrial
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Robertson

Paper 

Company

VT DEC

Brownfields Economic Revitalization Alliance (BERA) -

was an innovative program designed to bring unused or 

underutilized brownfields back into economic productivity.

- End of 2013 

BFADC took 

ownership

- End of 2019 

Ribbon cutting 

for remediated 

brownfield
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Area Wide 

Plan - 2021
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5 Themes:

- Mixed Use – Transit 

Oriented Development

- Canal Walk & Lighting

- CT River Heritage Center

- Gateway & Overlook

- Lower Mill Redevelopment

Schedule – Dependencies

- Site Control – Owner Participation

- Depot St Off Alignment

- Train Station

- Low Hanging Fruit – Priority New 

Market Project

- 0 Bridge St Mixed Use 

- Robertson Paper - Island St –

Consumer & Producer Coops



Commercial Industrial at Robertson Paper Site

Site plan enclosed manufacturing: Producer Grower Food Coop

- Will anchor commercial percentage metric for Mixed Use New Market Tax 

Credit Project 

- Include a Retail Consumer Food Cooperative
12/9/2020

Based on a 20,000 sf Building

Sources of Funds

NMTC 2,869,931$                             

CDBG 1,000,000$                             

Island Holdings LLC 1,150,000$                             

TIF and/or EDA 2,000,000$                             

Windam County 150,000$                                 

Tenant Equipment Financing 150,000$                                 

Northern Borders 1,000,000$                             

Total "Soft" Loan Funds 8,319,931$                             

Bank Loan 2,692,637$                             

Total "Hard" Loan Funds 2,692,637$                             

Total Sources 11,012,568$                           

Uses of Funds

Land Purchase 1,150,000$                             

Transfer Tax -$                                          

Phase One and Phase Two Enviromental -$                                          

Legal Fees/NMTC Soft Costs 800,000$                                 

Building Construction(20,000x $250) 5,000,000$                             

Developer Fee 150,000$                                 

Public Improvements 2,000,000$                             

Brownfield Site Factor 200,000$                                 

Driveway and Parking 150,000$                                 

Storm Water Treatment Pond 75,000$                                   

Specialized Equipment for Tenant 150,000$                                 

Architect and Engineering Fees 400,000$                                 

Civil Engineer and Permitting 75,000$                                   

Geotechnical Engineering 15,000$                                   

Survey 7,500$                                      

Testing and Inspections 30,000$                                   

Project Manager 75,000$                                   

Building Permit - State of Vermont 74,653$                                   

Builder Risk Insurance 20,000$                                   

Bank Inspections 12,000$                                   

Property Taxes During Construction -$                                          

Project Contingency 628,415$                                 

Total Uses 11,012,568$                           

Note: 

No contingency factored on land Purchase, Legal Fees, Developer Fee and Public Improvements
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0 Bridge Mixed-Use – Canal View Commercial Street Level – 33 Residential Units

40,000 mile view – very approx.:

0 Bridge St is less than ¼  the residential space and 

approximately ¼ the commercial space:

Combined Tax = $330,000 annually

Robertson Paper Co: Great River Coop

Grower – Producer Coop: $11 to $15 Million

Consumer Coop: $3 to $5 Million

Another ¼ total value = $330,000 annual combined tax rev
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Town of Rockingham contracts White & Burke
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1. Spring 2024: White & Burke along with Town of Rockingham (TOR)  begin Predevelopment work for End Use 

2. September 2024: Issue RFQ for commercial street level on canal, with 3 floors and 33 units of  mostly market

rate and workforce apartments or condominiums or hotel or a combination sent to approx. 65 developers

3. Only 3 non-responsive responses, that while interested, they could not get it to pencil out.

4. White & Burke and TOR met with the 3 developers to determine the gap and if there is a way we can close it.

5. After much conversation, back and forth with DEW and Rockingham

Selectboard, a predevelopment agreement is signed February 6, 2025

6. Up to 12-month due diligence period for financial feasibility

7. Potential is for a New Market Tax Credit Project that includes as little 

As 20% LMI Housing remainder focus on market rate and workforce

housing in the 0 Bridge St site, with ground floor commercial facing 

the canal, combined in a non-contiguous lot for Consumer and 

Producer Food Coops who will have full time jobs with benefits 

available to LMI households.

Funding Stack: New Market Tax Credits (DEW holds 7-year 

Ownership); Grant applications to NBRC & Economic Development

Administration combined w/TIF for Required Island St Infrastructure 



Questions

February 11, 2025 | 15

If you think of, or any questions or concerns come up later:

Town of Rockingham Development Office 

Gary Fox, Director  802.376.5425

RockinghamVT.org


