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Introduction

Project Background

The Town of Northfield, MA, is embarking on a forward-looking
initiative to explore the viability of developing a business park?, a
project that may be pivotal to the town’s economic expansion and
future growth. This grant-funded feasibility study represents a
crucial step in transforming Northfield's vision into a tangible
reality, building upon the foundational work previously conducted
in 2019 by the Northfield Business Park Development Committee.
The Committee’s efforts included in-depth research on existing
business parks, evaluation of potential development sites, and
preliminary engagements with property owners.

As the consultant for this study, Westmass Area Development
Corporation is tasked with advancing this groundwork by integrating
insights from local officials, residents, and other stakeholders. Our
goal is to ensure that the proposed business park not only meets
the town's economic objectives but also resonates with the
community’s broader aspirations.

The scope of this study covers key elements such as site feasibility,
financial, legal, and regulatory considerations, environmental and
residential impacts, market opportunities, potential ownership
models, and the development of an action plan and recommended
next steps. Through this multifaceted approach, we aim to provide

! The term "business park" is used throughout this report to reflect the
original project understanding and align with the terminology associated
with the grant funding that supported this study. However, public
engagement sessions highlighted the potential benefit of using alternative
terms—such as "village commons" or "mixed-use area"—to better align

the Town of Northfield with a clear and actionable pathway towards
establishing a business park that will serve as a catalyst for
sustainable growth and prosperity.

The primary motivation for conducting this study is to assess the
potential for a business park to serve as a catalyst for economic
growth in Northfield. By attracting both local and outside
businesses, the park could generate local employment
opportunities, enhance the town’s tax base, and support the overall
economic vitality of the region. Additionally, the study aims to
explore how the development can be aligned with Northfield's
unique character, balancing growth with the preservation of the
town’s natural and cultural heritage. This includes leveraging
opportunities in agritourism and recreation-based economies, both
of which are integral to the local community and present significant
growth potential.

The scope of this feasibility study addresses various critical
elements necessary for informed decision-making. These include:

e Site Feasibility: Detailed analysis of potential sites for the
business park, including geographical, environmental, and
infrastructural considerations.

e Financial, Legal, and Regulatory Considerations:
Examination of the financial viability of the project, legal
frameworks, and regulatory requirements that must be
navigated.

with the community’s vision for a space that fosters collaboration,
recreation, and local business growth. As the project progresses beyond
this study, the terminology may evolve to reflect these aspirations and
ensure broad community support.
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e Market Opportunities: Identification of market
opportunities that could drive demand for the business
park.

e Potential Ownership Models: Exploration of different
ownership structures, including public, private, and public-
private partnership models, to determine the most suitable
approach.

e Strategic Action Plan for Development: Development of a
strategic plan that outlines the recommended next steps
necessary to help bring the project to fruition, ensuring it
aligns with Northfield’s long-term goals.

By addressing these focus areas, the study aims to provide the Town
of Northfield with a clear and actionable pathway towards
establishing a business park that will not only spur economic growth
but also enhance the quality of life for its residents.

Stakeholders

Key stakeholders involved in the study included Andrea Llamas,
Town Administrator; Leslie Roberts, Grant Development Director;
the Town of Northfield's Economic Development Advisory
Committee (EDAC); Thomas Aquinas College; FirstLight Power;
personnel from various town committees and departments;
Clockwork Architecture & Design; and residents and members of
the business community.

To help inform this study, a kick-off meeting with key stakeholders
was held on February 27, 2024, and a Community Listening session
took place on May 1, 2024, to solicit public input and ensure the
project aligns with the needs and aspirations of the Northfield
community.
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Community Overview
Geography

Northfield is a picturesque town located in Franklin County, in the
northern part of Massachusetts near the Vermont and New
Hampshire borders. The town is bisected by the Connecticut River
which runs through Northfield providing scenic views and
opportunities for recreational activities. Northfield is part of the
Pioneer Valley, a region known for its rich agricultural heritage,
rolling hills, and vibrant small-town communities.

Surrounded by natural beauty, Northfield is bordered by the towns
of Bernardston to the west, Erving to the south, Vernon (VT) to the
northwest, and the New Hampshire towns of Hinsdale and
Winchester to the northeast. The area is characterized by a mix of
forested landscapes, farmland, and small residential neighborhoods,
offering a rural charm that attracts visitors and residents alike.
Northfield’s proximity to Interstate 91 and Route 10 provides
convenient access to larger cities such as Greenfield, MA, and
Brattleboro, VT, making it an ideal location for those who
appreciate a quiet, rural environment while still being connected to
regional hubs. The town’s location within the Connecticut River
Valley also places it in a region known for its historical significance,
outdoor recreation, and growing interest in agritourism and eco-
friendly initiatives.

Historical Context

Northfield has a rich history dating back to its founding in 1673,
making it one of the oldest towns in the region. Originally
established as a frontier settlement, Northfield played a significant
role during the colonial period, particularly in the context of
conflicts between European settlers and Native American tribes.
The town was abandoned and resettled several times due to these
conflicts, most notably during King Philip's War in the late 1670s.

One of Northfield’s most notable historical landmarks is the former
campus of Northfield Seminary for Young Ladies, founded by the
renowned evangelist Dwight L. Moody in 1879. The Seminary was
later merged with the Mount Hermon School for Boys in the 1970s,
becoming one school (Northfield Mount Hermon) with two separate
campuses. During its peak operations, the school attracted students
from across the country and around the world, significantly
influencing the town’s cultural and educational landscape. In 2005,
the two campuses were consolidated, and Northfield Mount
Hermon now exists in Gill. The former Seminary campus in
Northfield then sat vacant for more than a decade until it was
donated by the owner (the National Christian Foundation) to
Thomas Aquinas College in 2019 so that they could open an east
coast campus.

Northfield's Main Street, a historic district, is notable for its broad
right-of-way bordered by a generous tree belt between the roadway
and sidewalk. The village’s layout, dating back to the 18th century,
features buildings set back from the road, with many 19th-century
Federal and Greek Revival houses crafted by builders like Calvin and
Samuel Stearns, who arrived in 1799. The Stearns family not only
constructed numerous homes but also trained local builders,
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fostering these architectural styles throughout the region. Today,
Main Street is lined with these historic structures, including
churches and residences that reflect architectural developments
from the 18th to the 20th centuries.

The town also has connections to the Great Awakening, a religious
revival movement in the 18th century, with Northfield serving as a
site for several revival meetings. The spiritual legacy of Dwight L.
Moody, who held large conferences and gatherings in Northfield,
further solidified the town's historical importance in religious and
educational circles.

Throughout its history, Northfield has maintained its rural character
and commitment to preserving its natural and historical heritage.
Today, the town continues to celebrate its past while looking
toward sustainable and thoughtful development that honors its
unique history.

Community Identity

Northfield is a community deeply rooted in its rural heritage,
characterized by a strong sense of tradition, close-knit
neighborhoods, and a commitment to preserving the natural beauty
that defines the town. The cultural fabric of Northfield is woven
from its agricultural roots, historical significance, and the enduring
influence of educational and religious activity, notably through the
legacy of Dwight L. Moody.

The town’s vision for the future is one of balance—seeking to
encourage economic growth and attract new opportunities while
preserving the qualities that make Northfield a special place to live.
As reflected in the town’s Master Plan and recent Economic

Development Survey, residents of Northfield are dedicated to

maintaining the town’s rural charm while also embracing
opportunities for sustainable development that aligns with their
vision of a thriving, yet unspoiled, community. This includes
supporting local agriculture, promoting responsible tourism, and
fostering a community where the values of sustainability, education,
and historical preservation guide all aspects of development.

Demographics

The Town of Northfield offers a rural setting with a population of
approximately 2,866 according to the 2020 Decennial Census. The
town covers about 34.3 square miles, giving it a low population
density of approximately 81 people per square mile (compared to
102 for Franklin County, and 891 for the state as a whole).

Northfield's residents tend to be older, with a median age of 48
years (2022 American Community Survey 5-Year Estimates). About
22% of the population is over 65, compared to 18.5% across the
state. The population is predominantly White (around 98%), with
small numbers of residents identifying as two or more races.

The town has a relatively high median household income of
approximately $94,775, which is comparable to the Massachusetts
state median. Homeownership is high, with about 88.8% of housing
units owner-occupied. The median value of owner-occupied homes
is around $314,000.

In terms of education, about 45% of Northfield's population holds a
bachelor’s degree or higher, reflecting a well-educated community.
Poverty levels are lower than the state and county averages, with
approximately 7.2% of residents living below the poverty line.

This demographic overview is essential for understanding the
workforce, residential preferences, and potential economic
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opportunities for the proposed business park development in
Northfield.

This demographic profile indicates strong economic health in
several ways. High household incomes correlate into relative
financial stability, while high homeownership rates reflect both
economic well-being and long-term community investment. A low
poverty rate further underscores the town’s economic resilience.
Additionally, it is clear the town benefits from a well-educated
workforce, which can attract and support higher-wage employment
opportunities.

However, the aging population suggests future challenges,
particularly in sustaining workforce numbers and meeting the
demand for services tailored to older adults who hope to age in
place. While the town's rural nature and small population can help
preserve a tight-knit community, they also present potential
limitations in economic growth if younger residents leave for more
urban areas.

Overall, Northfield appears to enjoy a strong economic foundation,
but addressing potential gaps—such as expanding local
employment opportunities and services for both younger residents
and retirees—will be critical for maintaining its long-term economic
vitality.

Economic Overview
Local Economy

The current economic landscape in Northfield is reflective of both
its rural character and recreational opportunities, and the ongoing
challenges emerging in a post-COVID-19 environment. As detailed in
its 2021 Local Rapid Recovery Plan (RRP), Northfield's economy has

traditionally relied on a combination of local businesses, tourism,
and agriculture, with the town's scenic landscapes and historic
character being central to its appeal. However, the economic impact
of COVID-19 highlighted vulnerabilities, particularly in the town's
reliance on regional tourism and the limited local customer base.

Today, Northfield faces several challenges, including aging
infrastructure, vacant storefronts, and the need for more diverse
economic activities to sustain its small businesses. Recent planning
efforts, including the LRRP, have emphasized the importance of
revitalizing the Main Street corridor, enhancing the town's appeal
through facade and structural renovations, and leveraging regional
tourism to drive economic recovery. Key recommendations include
promoting Northfield as a regional tourist destination, improving
wayfinding and signage, and exploring the feasibility of a new
visitors' center to support and attract more visitors.

Additionally, the town's demographic profile, with a significant
portion of the population being over 55 years old, suggests a need
for economic strategies that cater to both older residents and
attract young families and entrepreneurs. Northfield can capitalize
on its natural resources by promoting outdoor recreational activities
and enhancing public spaces to support local businesses.

Overall, while Northfield's economy is rooted in its rural and
historical charm, the town is actively seeking ways to adapt and
thrive in a changing economic landscape, with a focus on
sustainable growth and community resilience.

Major Employers

The business environment in and around Northfield’s Village Center
District consists of a diverse mix of independent businesses and
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public institutions, reflecting a relatively balanced workforce and
community size. As of 2023, the 5-mile area around Northfield
center supports a residential population of 6,539 people and
employs an estimated 1,484 individuals across 196 businesses (ESRI
Business Analyst Online). The below graphic shows the 2021
commuting patterns for all jobs in the Town of Northfield, based on
data from the U.S. Census Bureau. Of Northfield's employed
residents, 1,496 commute to jobs outside the town, while 263
people commute into Northfield for work. Additionally, 151
individuals both live and work within Northfield, indicating a
significant outflow of workers to jobs in other communities.

T \\

Northfield

Figure 1. Worker flows in, out, and within the Town of Northfield town. Source: US
Census Bureau (2021)

Northfield’s employment landscape is anchored by a combination of
public sector employers and independent businesses, many of
which have longstanding roles in the community. According to the
latest available data (Table 1), the largest employers in Northfield
include FirstLight Power Resources and Northfield Elementary
School. Key public institutions, such as the Northfield Fire
Department and Pioneer Valley Regional School District, play an
essential role in the community’s infrastructure, each employing 20-
49 staff members. These public services are critical to maintaining
Northfield's quality of life, while also contributing significantly to
local employment.

The town also hosts a number of independent businesses that
support Northfield’s economy. Companies such Mim’s Market,
Northfield Golf Club, and the Brewery at Four Star Acres, among
others, underscore the importance of local retail and recreation to
the town's economy.

In addition to the listed employers, Thomas Aquinas College is
another significant institution, though employee data is not
currently available. As a higher education institution, it contributes
both to local employment and to the overall vitality of the
community, drawing students, faculty, and visitors to the area.

While Northfield’s economy is largely driven by local businesses,
some of the largest employers are located nearby. For example,
Northfield Mount Hermon School nearby in Gill, MA, employs
approximately 320 individuals (ESRI Business Analyst Online).

The major employer data presented in this report was compiled
using the Massachusetts Department of Economic Research and
ESRI Business Analyst Online Tools, complemented by local
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knowledge. While these sources represent the best available data,
they limited in accuracy and completeness. The following table is
provided as a best estimate of major employer data in Northfield,
intended for illustrative purposes and strategic planning.

i NAICS -
Business Name Employees NAICS Description
Code
First Light Power Electrlc. pgwer generation,
50-99 2211 transmission and
Resources .
distribution
Northfield El t
orthfie ementary 50-99 6111 Elementary and secondary
School schools
. . Electric power generation
Northfield Mountain ’
50-99 2211 transmission and
Pumped Storage S
distribution
Northfield Mountain
50-99 7211 Traveler accommodation

Recreation Center

P|oneer\(a||_ey Regional 50-99 6111 Elementary and secondary
School District schools

Northfield Fire Justice, public order and

20-49 9221
Department safety
. Lumber and other
Tree Fellers Timber
. 20-49 4233 construction materials
Harvesting
wholesalers
Whitney Trucking 20-49 4842 Specialized freight
C Northfield Mai i
ar’.np orthfie ain 10-19 7212 RV parks and recreational
Office camps
Condor80 Corp Inc 10-19 2361 | Residential building
construction
Lane Construction-Lab 10-19 2361 Residential building

construction

Mim’s Market 10-19 4451 Grocery Stores

Other amusement and

Northfield Golf Club 10-19 7139 L .
recreation industries

Northfield Mountain

10-19 7211 Traveler accommodation
Cross

Table 1. Employers with 10 or More Employees, Northfield, Massachusetts. Source:
Department of Economic Research, ESRI

Market Analysis

Agritourism and recreation-based tourism are growing sectors
within the tourism industry, driven by increasing consumer interest
in authentic, nature-based experiences. Northfield, with its rich
agricultural landscape and natural beauty, is well positioned to
capitalize on these trends.

The demographic and economic profiles of Northfield provide a
solid foundation for the development of agritourism and recreation-
based tourism. According to the Esri reports, Northfield has a stable
population with a median household income projected to increase
from $90,588 in 2023 to $102,396 by 2028 within a one-mile radius
of the Town’s center. This economic stability suggests a local market
with potentially growing disposable income to spend on
recreational and tourism activities.

Recreation expenditure data highlights significant local spending on
entertainment and recreational activities. For example, the average
amount spent on entertainment/recreation fees and admissions
within a one-mile radius is $820.71 per household, totaling
$311,868. This indicates a local demand for recreational services,
which can be leveraged to attract more visitors through well-
marketed agritourism and outdoor activities.

Globally, the agritourism market is experiencing robust growth. The
market was valued at approximately $69.4 billion in 2023 and is
projected to reach around $208.49 billion by 2032, growing at a
compound annual growth rate (CAGR) of 13% (Expert Market
Research). This growth is fueled by increasing consumer demand for
authentic, educational, and sustainable tourism experiences.

Key Drivers and Opportunities
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e Authentic Experiences: There is a growing consumer
demand for genuine and immersive experiences.
Agritourism offers visitors the opportunity to engage with
agricultural processes, such as farm tours, pick-your-own
produce, and educational workshops, which are increasingly
sought after by modern consumers (Market Research

Reports USA).
e Educational Tourism: Educational tourism is a rapidly

growing segment within agritourism, with an expected
growth rate of 13.2% from 2022 to 2030. This involves
school trips and educational tours that teach visitors about
rural and agricultural lifestyles (StraitsResearch).

e Outdoor Recreation: Outdoor recreation remains the
largest segment in agritourism, contributing significantly to
market growth. Activities such as hiking, horseback riding,
fishing, and camping are particularly popular and align well
with the natural assets of Northfield (Grand View Research).

e Government Support: There is substantial government
support for agritourism, including grants and initiatives

aimed at promoting rural tourism and supporting local
farmers. Such support can be instrumental in developing
and marketing agritourism attractions in Northfield (Market
Research Reports USA).

The integration of local businesses into the agritourism framework
is crucial. Northfield hosts a variety of independent businesses
which can enhance the agritourism experience through partnerships
and collaborative marketing efforts.

Commercial Clusters

The 2014 Northfield Master Plan identifies three key commercial

clusters along Main Street, which were used to also help build upon
past planning efforts and guide the selection of potential Village

Commons sites. These clusters are strategically located along Main
Street to encourage businesses that serve community needs in
designated areas, supporting mixed-use development, enhanced
pedestrian access, and alignment with Northfield’s historic and rural

character.

1. North End Cluster — Encouraging commercial growth and
activity in the area surrounding Thomas Aquinas College.

2. Town Center Cluster — Located around the town’s civic and
cultural core. The Master Plan notes the value of added
design guidelines for commercial and residential properties
in this area.

3. South End Cluster — Best positioned for businesses that may

benefit from proximity to the highway. The Master Plan also
noted the need for more parking in this area for Main Street
businesses.

The proximity of these clusters to existing infrastructure and
community amenities made them key considerations as potential
locations for the business park. Aligning the park with these areas

ensures compatibility with Northfield’s economic goals and
development vision.
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Infrastructure and Utilities
Transportation Infrastructure

Northfield is served by several state routes that connect it to
surrounding towns and cities in Franklin County. Key routes include:

e Route 10/63: This is the primary north-south corridor
running through Northfield, providing direct access to
neighboring towns like Greenfield, MA to the south and
New Hampshire to the north.

e Route 142: This east-west route links Northfield to
Vermont, offering additional regional connectivity.

e Interstate 91: While 1-91 does not pass directly through
Northfield, it is easily accessible via Route 10 and Route 63,
providing efficient connections to major cities like
Springfield, MA, and Brattleboro, VT.

The road infrastructure in Northfield primarily consists of rural
highways and local roads, which are well-maintained but limited in
terms of large-scale urban infrastructure. The town’s rural character
means traffic congestion is typically low, and roads accommodate
light to moderate traffic volumes.

Northfield does not have its own public transit system. However,
the town is served by regional transportation services, such as the
Franklin Regional Transit Authority (FRTA). The FRTA provides
limited bus services to Northfield, mostly connecting to neighboring
towns and the city of Greenfield, where more extensive public
transit options are available.

Northfield also provides access to regional biking routes and hiking
trails, supporting non-motorized transportation. For long-distance

travel, the nearest Amtrak station is located in Greenfield, offering
connections to major cities along the East Coast.

Traffic Data

The most significant traffic flow occurs along Route 10/63, which
handles the majority of commuter and freight traffic. Morning and
evening traffic peaks are relatively mild compared to urban centers,
and the town sees moderate seasonal fluctuations due to tourism
and local events.

Potential development, such as a proposed business park, could
have an impact on traffic flow. Currently, according to MassDOT
data, Route 10 / Main Street experiences more than 8,000 average
daily trips (ADT) as shown in the figure below. This traffic volume
suggests that the area around the north end of Main Street is
strategically important, as it already sees substantial through-traffic
from commuters and freight vehicles. Developing a business park in
this location could capture a portion of that flow, bringing economic
benefits to the town in the form of retail and service revenues from
travelers.

However, the introduction of new businesses may also increase
traffic in the area, particularly during peak hours. It is important to
conduct a detailed traffic impact study to assess whether road
infrastructure improvements, such as enhanced signage, turn lanes,
or traffic calming measures, will be necessary to accommodate the
expected increase in vehicles while maintaining smooth traffic flow.

By situating the business park near high-traffic routes, Northfield
can leverage the existing traffic to boost local revenue, while
proactively managing any potential congestion issues through
strategic planning
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Berpardston

Hales/
Cros@inm

8 217-0044) 8,596
Main Street South of Parker Avenue
° (255327) 7,432
10 Moody Street between Rte 63 and 652
Winchester Road (2170040)
Turners Esri, Tomi[om, Garmin, Saf;& raph, GeoTec W@n‘m 11 Wanamaker Road at NH State Line (2015) 4,191

AADT

Icon Location (ID #) (2023)
1 1-91 at Greenfield (2009) 21,325
2 1-91 North of Rte 10 (2010) 14,875
3 Northfield Road East of 1-91 (2264) 8,997

4 Mount Hermon Station Rd North of Old 1.634
Vernon Road (255328) !

5 Rte 10 West of Rte 63 (RPA 02-217-0046) 8,935

6 Northfield Road at Northfield (2060) 2,064

7 Mount Hermon Station Road at VT State 969
Line (RPA02-217-0015)

Main Street North of Maple Street (RPA02-

Figure 2. Average Daily Traffic (Vehicles per Day). Source: MassDOT (2023).

Utilities and Services

Water: The Town of Northfield’s water system is operated by the
Northfield Water District, which provides clean, potable water to
most residents and businesses. This past summer, the District was
recognized along with 44 other public water systems by MassDEP
for their efforts in maintaining a clean water supply without any
violations. The water supply is sourced from a single well located off
Strowbridge Road, with a stable capacity to meet current demands.

Future infrastructure upgrades may be necessary to ensure that
there is sufficient capacity for both residential and business growth,
particularly if any high-demand industries become part of the
business park.

Sewer: As expressed by residents at public meetings over the
course of this study, Northfield’s sewer system is limited and the
town is actively working to better understand its sewer
infrastructure, including limitations and future maintenance needs.
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For any new development, a detailed assessment will be important
to determine whether sewer capacity can meet increased demand
or if new infrastructure investments, such as expanded septic
systems or a public sewer connection, will be required.

Electric: Northfield’s electricity service is provided by Eversource,
one of the largest utility companies in Massachusetts. It is our
understanding that the capacity and reliability of electricity services
are generally sufficient for current demand, but it is always
important to consider that future industrial or commercial activities
could place additional strain on the grid. Depending on the types of
businesses attracted to the park, the need for upgrades to electrical
distribution lines or the installation of high-capacity transformers
may arise to ensure uninterrupted service.

Telecommunications: While adequate for most residential and
small business needs, internet speeds and capacity may be a
concern for a large-scale business park. If the park attracts high-tech
or data-driven businesses, upgrades to fiber optic networks or high-
speed internet services may be necessary to meet the operational
requirements of tenants. Investing in advanced digital infrastructure
will be crucial to ensure the business park remains competitive and
attractive to modern industries.

Utility Capacity and Reliability in the Context of a Business Park

The capacity of Northfield’s utility infrastructure is generally suited
to its current residential and small business landscape. However,
the development of a business park will likely require strategic
upgrades across multiple utilities, including water, sewer, electricity,
and internet services. Close coordination with utility providers will
be necessary to assess the feasibility of scaling up these services to

support larger commercial operations. Additionally, the town’s
ongoing efforts to evaluate its sewer system will play a pivotal role
in determining the site’s development potential. Ensuring reliable
and sufficient utility services will be key to the success of the
business park, as modern businesses require not only physical
infrastructure but also reliable digital and energy resources. With
proactive planning and potential investment in utility upgrades,
Northfield can position itself to support sustainable economic
growth through this development.
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SWOT Analysis

The SWOT analysis presented in this section provides an overview of
the key factors influencing the development of the proposed
business park in the Town of Northfield. By examining the town's
strengths, weaknesses, opportunities, and threats, this analysis
offers valuable insights into the potential challenges and advantages
that could impact the success of the project. Understanding these
factors is helpful for making informed decisions and ensuring that
the business park aligns with Northfield’s long-term economic and
community goals.

Strengths: Northfield possesses several strengths that position it
well for the development of a business park. The town's scenic and
rural appeal, combined with its proximity to major transportation
routes like Interstate 91 and Route 10, makes it an attractive
location for businesses seeking a tranquil yet accessible
environment. Northfield also benefits from a rich historical and
cultural heritage, and considerable tourism potential, particularly in
the area of outdoor recreation.

Weaknesses: The town also faces certain weaknesses that could
impact the success of the business park. These include a limited
local workforce due to the small and aging population, aging
infrastructure that may require upgrades and expansion, and an
economic dependence on tourism, which can be vulnerable to
external factors. Additionally, the presence of vacant storefronts
and properties in disrepair may deter potential investors.

Opportunities: Opportunities for the business park focus
particularly on leveraging Northfield's natural resources to develop
agritourism and a recreation-based economy. Partnerships with

nearby educational institutions could attract research- and
education-oriented businesses, while regional marketing efforts
could help position Northfield as part of a broader tourist
destination. There is also the potential to design a business park
with sustainable development practices, appealing to eco-conscious
businesses.

Threats: Nonetheless, several threats could pose challenges to the
development. The lingering economic uncertainty following the
COVID-19 pandemic, competition from neighboring towns with
more developed infrastructure, zoning and regulatory challenges,
and potential environmental concerns all need to be carefully
managed to ensure the project's success.

Strengths Weaknesses

«Scenic and rural appeal e Limited local workforce

« Proximity to major routes *Aging infrastructure

*Rich historical and cultural * Economic dependence on
heritage tourism

* Plentiful natural resource and * Vacant storefronts and
recreational areas blighted underutilized

e Tourism potential ATEPRAIES

Opportunities Threats

e Agritourism and recreation-
based economy

e Economic uncertainty
e Competition from
¢ Partnership potential with neighboring towns
educational and non-profit e Zoning and regulatory
institutions challenges
e Regional marketing and
tourism growth
e Sustainable development
practices
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Community Engagement

The community engagement efforts for this project were designed
to ensure alignment with Northfield's vision for sustainable
economic growth while addressing community concerns and
aspirations. These efforts began with a kick-off meeting on February
27, 2024, bringing together key stakeholders to establish priorities
and set the foundation for the study. Throughout the process,
additional input was gathered through a series of stakeholder
interviews with representatives from FirstLight, a local real estate
brokerage firm, the Winchester Economic Development Corporation
(EDC) in New Hampshire to discuss their Stone Mountain Business
Park development, Thomas Aquinas College, Clockwork Architecture
& Design, the Centennial House, the Northfield Economic
Development Advisory Committee (EDAC), and others, to capture a
variety of perspectives.

A Community Listening Session held on May 1, 2024, provided
residents with a platform to share their ideas and concerns. One key
takeaway from the session was the desire for a central business
district that fosters a "small college town" atmosphere, featuring
restaurants, coffee shops, music venues, and mixed-use spaces for
gatherings. Many participants emphasized the importance of
creating community centers and entertainment venues that would
enhance the social fabric of the town.

The session also revealed a strong interest in revitalizing existing
buildings and promoting local businesses, with several participants
suggesting ways to capture traffic from visitors passing through
town or attending events at Thomas Aquinas College. However,
attendees noted that Northfield currently lacks essential businesses,
such as restaurants, grocery stores, and recreational services.

Suggestions included adding bike rentals, kayaking amenities, food
processing facilities, and timeshare kitchens to support small
producers. Concerns about traffic, parking, and maintaining
Northfield's rural character were also raised, along with
observations that residents often gravitate towards nearby towns
like Greenfield, Athol, and Brattleboro (VT) for certain services,
highlighting the need for local economic development.

The engagement process also identified opportunities for tourism
and lodging, as town residents expressed a need for more options
to accommodate visitors attending annual events at Thomas
Aquinas College or Northfield Mountain Recreation Center.
Participants also discussed potential for recreational and cultural
attractions, such as a visitor center or historical programming to
promote Northfield's heritage and enhance tourism.

As part of the project’s iterative process, a public feedback session
was held on October 2, 2024, where preliminary findings were
shared, and community members had the opportunity to provide
further input. These engagement efforts were central to ensuring
the feasibility study aligns with the community's priorities and
creates a development framework that promotes both economic
growth and quality of life for Northfield residents.

oy i“‘li ot
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Key Economic Generators

Identifying and developing sustainable economic generators is an
important step in positioning Northfield for long-term growth, with
a focus on initiatives that align with the town’s natural beauty,
agricultural traditions, and community character. Through this
feasibility study and stakeholder engagement, recreation-based
tourism and agritourism have emerged as two complementary
economic strategies that can support both local businesses and
community well-being. These economic drivers are well-suited to
Northfield’s landscape and cultural assets, enhancing the visitor
experience while also encouraging environmental conservation and
preserving the town’s rural identity. By building on existing
community strengths and capitalizing on outdoor tourism and
agricultural experiences, Northfield has the opportunity to create a
vibrant business park that serves as an economic and social hub.
With targeted investments in infrastructure, collaborative
partnerships, and strategic marketing, these economic generators
can increase tourism, stimulate local entrepreneurship, and create
new opportunities for residents.

This section briefly explores how recreation-based tourism and
agritourism can serve as primary economic engines for the business
park, providing sustainable revenue streams while enriching the
town’s quality of life. The following analysis outlines each strategy
in detail, highlighting potential activities, necessary infrastructure,
marketing opportunities, and partnerships to ensure their success.
Challenges and mitigation strategies are also discussed to ensure
that growth is balanced with environmental stewardship and
community engagement.

Supporting Local Economy through Recreation-

Based Tourism

Recreation-based tourism in Northfield presents a compelling
opportunity to build on the town’s natural beauty, cultural assets,
and outdoor activities. The town’s location along the Connecticut
River, combined with access to town and state forest lands, creates
the perfect backdrop for a range of recreational activities that can
draw visitors throughout the year. With thoughtful development,
these opportunities can generate new revenue streams for local
businesses, foster job creation, and contribute to the town’s long-
term economic sustainability.

Potential recreational activities include hiking and nature trails,
camping, outdoor rock climbing, cycling routes with bike rentals,
and water-based activities such as kayaking, fishing, and
paddleboarding. The Connecticut River provides a natural setting for
expanding Northfield’s water recreation offerings, complementing
the existing infrastructure around the boat launch. Additionally,
winter sports, including cross-country skiing and snowshoeing, can
enhance the town’s tourism potential by attracting visitors during
the off-season. Expanding camping or RV facilities could further
support tourism by encouraging longer stays, while wellness-
focused activities such as yoga retreats and spa services can offer a
distinct attraction for visitors seeking relaxation.

To fully support these activities within a business park setting,
investment in key infrastructure would be essential. Trailheads,
parking areas, restrooms, and safety measures will need to be
implemented to accommodate both residents and visitors.
Accessibility considerations will also play a significant role in
ensuring that recreational amenities are open to all members of the
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community and attractive to tourists. Partnerships with
organizations like FirstLight and collaboration with local and
regional tourism boards can support these efforts, particularly by

promoting Northfield through targeted digital marketing campaigns.

Several small towns in New England have successfully leveraged
their natural and cultural assets to build thriving recreation-based
economies, offering valuable lessons for Northfield.

e Shelburne Falls, Massachusetts — Located just a short drive
from Northfield, Shelburne Falls has become a popular
destination due to its unique combination of natural beauty
and artistic culture. The town is known for its glacial
potholes, the Bridge of Flowers, and a vibrant arts
community. Shelburne Falls has successfully attracted
tourists through events like the annual Bridge of Flowers
Road Race and the Iron Bridge Dinner, which support local
businesses and enhance community engagement. By
focusing on its natural attractions and cultural events,
Shelburne Falls has built a sustainable tourism industry that
benefits the entire town.

e Montague, Massachusetts — Another nearby example is
Montague, a small town that has embraced its rural charm
and outdoor opportunities to develop a recreation-based
economy. The town offers activities like hiking and kayaking
along the Connecticut River and is home to the Montague
Bookmill, a popular spot for both locals and visitors.
Montague has also capitalized on its cultural assets, hosting
events such as outdoor concerts and local artisan fairs,
which draw in tourists and support local businesses. The
combination of outdoor recreation and cultural events has

made Montague an example for rural towns looking to
boost their local economy through tourism.

e Grafton, Vermont — Grafton is a small, historic town that
has effectively used its natural environment and historical
charm to build a recreation-based economy. Known for its
well-preserved 19th-century buildings and scenic
landscapes, Grafton attracts visitors seeking a quintessential
New England experience. The town offers a variety of
outdoor activities including hiking, cross-country skiing, and
biking, while also hosting historical tours and events that
celebrate its heritage. Grafton’s focus on preserving its
history and promoting sustainable tourism has helped
maintain its economic vitality while preserving its unique
character.

Economic benefits from recreation-based tourism can be significant.
The influx of visitors generates revenue for local businesses,
including restaurants, lodging, and retail, and creates new job
opportunities in the hospitality, guiding, and recreational services
sectors. Local businesses can benefit from a multiplier effect, as
increased tourist activity drives demand for secondary services.
Training and development programs can equip residents with the
skills needed to participate in this growing sector, fostering both
employment and entrepreneurship. A case study of similar
initiatives, such as the EPA-supported tourism initiative in Gorham,
NH, demonstrates how recreational tourism can become a catalyst
for rural economic development by leveraging outdoor activities.

Recreation-based tourism also brings environmental and
community benefits. Emphasizing sustainable practices—such as
eco-friendly infrastructure and educational programs—can promote
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conservation while enhancing community engagement. Recreation-
based tourism also strengthens connections between urban and
rural areas, fostering greater appreciation for Northfield’s natural
landscape. By prioritizing the preservation of natural resources, the
town can maintain its scenic character while offering recreational
activities that are both environmentally and economically
sustainable.

While the potential benefits are significant, challenges will need to
be managed. These include land-use and zoning considerations, as
well as ensuring that increased tourism does not compromise
Northfield’s rural charm. Careful planning will be required to
balance infrastructure development with environmental
conservation efforts. Community involvement and feedback
mechanisms will play a vital role in addressing these challenges,
ensuring that the project remains responsive to public concerns.

Agritourism Opportunities and Local Farm Support
Agritourism represents an exciting economic opportunity for
Northfield, building on the town’s agricultural traditions and rural
landscape to attract visitors while generating additional revenue
streams for local farmers. At its core, agritourism involves
welcoming visitors to farms and agricultural settings for
recreational, educational, and commercial activities, such as farm
tours, pick-your-own produce experiences, seasonal festivals,
farmers’ markets, and farm-to-table dining events. This model
benefits both farmers and the broader community, providing
farmers with supplementary income while giving tourists authentic
experiences that help create a deeper connection to local food,
farming practices, and rural traditions.

Northfield’s scenic environment and agricultural heritage provide a
strong foundation for expanding agritourism. As highlighted during
stakeholder engagement, small family-owned farms in the area
produce a variety of crops, including fruits, vegetables, and animal
products, providing a potential existing network for agritourism
activities. With strategic investment in infrastructure and marketing,
Northfield can develop this sector in ways that both preserve its
agricultural heritage and enhance its economy.

Nearby examples from Deerfield and Ashfield, MA, illustrate the
potential of agritourism. At Clarkdale Fruit Farms in Deerfield,
visitors engage in pick-your-own experiences and seasonal events,
while EImer’s Store in Ashfield integrates local agriculture with
culinary offerings through farm-to-table dining. These towns
demonstrate how agritourism can be tailored to each community’s
strengths, providing economic value while preserving local
traditions. With similar efforts, Northfield can build on its
agricultural identity to attract visitors seeking authentic rural
experiences.

To unlock agritourism potential in a business park setting,
infrastructure investments will be needed. Facilities such as parking
areas, visitor centers, and signage will improve access and enhance
the visitor experience, while ensuring that tourism integrates
seamlessly with existing farm operations. Collaborative marketing
efforts with tourism boards and other regional organizations will
further raise awareness of Northfield’s offerings, with social media
campaigns and partnerships playing a key role in driving visitation.

Agritourism also offers broader economic benefits, creating job
opportunities in agriculture, hospitality, and event management.
Training programs for residents can equip them with skills needed
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to work in this growing sector, promoting local employment and
entrepreneurship. The economic impact extends beyond the farms
themselves, with increased tourism supporting ancillary businesses
like restaurants, lodging, and retail establishments. This multiplier
effect benefits the entire community, creating a more dynamic and
sustainable local economy.

However, the expansion of agritourism must be managed carefully
to address challenges such as land use regulations, infrastructure
demands, and balancing tourism with farm operations. A proactive
approach involving policy recommendations, long-term planning,
and community feedback mechanisms will be critical to ensuring
that agritourism grows in alignment with Northfield’s values and
needs.

By embracing agritourism as an economic strategy, Northfield can
preserve its agricultural traditions while fostering sustainable
economic growth. Through collaborative efforts and thoughtful
investment, the town can position itself as a premier destination for
visitors seeking authentic rural experiences, ensuring long-term
benefits for farmers, businesses, and residents alike.
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Local Case Study: Kringle Candle Company,
Bernardston, MA

The Kringle Candle Company, located nearby in Bernardston, offers
a compelling example of how a diversified, community-focused
business model can drive regional economic growth in a rural
setting like Northfield. Founded in 2010, Kringle Candle has become
more than a retail operation; it is a destination that draws visitors
from across New England with a blend of specialty retail, dining, and
experiential attractions. Central to this success is The Farm Table, a
popular restaurant known for its farm-to-table approach. Alongside
the candle store and restaurant, Kringle has cultivated
complementary uses through seasonal events and public gatherings,
creating a lively space for retail, food, and community engagement.

This combination of offerings allows Kringle Candle to appeal to
multiple markets. The location attracts regional tourists traveling
from Western Massachusetts, Southern Vermont, and Northern
Connecticut, leveraging its proximity to Interstate 91. It also draws
local residents who find value in the high-quality dining experience
and social events. The family-friendly nature of the business, with
activities tailored to seasonal visitors, encourages day-trippers
seeking both retail and leisure, making it a recurring stop for many.
The synergy between retail, dining, and community events
transforms a traditional commercial site into an inviting destination,
promoting longer visits and repeat customers.

Kringle Candle’s success extends beyond its immediate business
operations, creating ripple effects throughout the local economy. Its
ability to attract tourism enhances the profile of Bernardston,
benefiting nearby businesses and accommodations while elevating

the town’s appeal as a destination. As a site for seasonal markets
and public gatherings, Kringle also functions as a community hub,
strengthening social connections and fostering local pride.

The development of a business park in Northfield could draw
several lessons from the success of Kringle Candle. A key takeaway
is the value of integrating multiple, complementary uses. Rather
than developing single-use office or industrial spaces, a business
park in Northfield could offer a blend of office environments, light
manufacturing, retail opportunities, and hospitality services. This
diversity would encourage cross-business synergy, drawing more
visitors and clients to the park while fostering a lively and
interconnected atmosphere.

Kringle’s ability to engage with the community also offers insights
into how Northfield’s business park could build local support.
Providing amenities such as event spaces, farmers markets, or
recreational facilities would align the park with community
interests, making it more than just a commercial area. By
positioning the park as a gathering space for both business and
leisure, Northfield can create a destination that resonates with local
residents and encourages community participation.

The location of Northfield offers additional strategic advantages.
Proximity to tourism corridors and institutions like Thomas Aquinas
College and Northfield Mount Herman in Gill provides an
opportunity to attract creative and educational businesses, as well
as boutique retail and destination dining ventures. The business
park could also cater to local artisans and entrepreneurs, further
embedding it within the fabric of the community. Visitor-friendly
elements, such as seasonal festivals or pop-up shops, could ensure
steady foot traffic throughout the year, building a reputation as a
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South Street, Bernardston

dynamic and vibrant business environment. These events would
also benefit Northfield residents, who (through their feedback on a
recent Economic Development Community Survey) stated the
desire for more opportunities to gather and celebrate Northfield’s
heritage, like the town’s 350" Anniversary celebration provided in

Figure 4. Aerial of Kringle Candle Business Campus. Source: Google Earth

2023. Kringle Candle also highlights the importance of maintaining a
connection to the rural landscape. Northfield’s business park can
emulate this by incorporating green spaces, sustainable design
elements, and recreational areas that reflect the town’s natural
beauty and rural identity. Such considerations would not only
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attract businesses with environmental values but also ensure the
park enhances the quality of life for the community.

Local Case Study: The Village Commons, South
Hadley, MA

South Hadley Commons offers another relevant example of how
mixed-use development can be seamlessly integrated and thrive in
a small-town, suburban environment, blending residential charm
with a strong business presence. While South Hadley is less rural
than Northfield, it shares some similarities, particularly in its
connection to a nearby academic institution — Mount Holyoke
College — which serves as a key anchor. This proximity to the college
has fostered a vibrant setting where retail, dining, services, and
community spaces coexist.

South Hadley Commons provides a diverse mix of tenants, including
cafes, restaurants, fitness facilities, and professional services. Its mix
of uses ensure it serves both the college population and local
residents, positioning it as a hub of activity that draws regular
visitors. Additionally, amenities like the movie theater provide
entertainment and a space for social interaction, making the
Commons an inviting space for community gatherings.

The Commons development shows the importance and value of
integrating complementary uses — blending dining, retail and
essential services — into one cohesive site, encouraging visitors to
spend more time in one location. The Commons benefits from foot
traffic generated by Mount Holyoke College, which may provide
lessons for Northfield that could be replicated through engagement
with Thomas Aquinas College. Leveraging the proximity of a college
can enhance the success of commercial and mixed-use spaces by

ensuring a steady flow of users, particularly students, faculty, and
visitors.

The Village Commons also illustrates how small-town developments
can strike a balance between commercial growth and community
identity. The Commons have become more than a shopping area,
functioning as a community anchor where residents and visitors
gather, dine and engage. Similarly, Northfield’s business park could
incorporate retail, hospitality, and public spaces to cultivate year-
round engagement and strengthen local connections.

The success of South Hadley Commons highlights the importance of
placemaking and thoughtful branding. By creating an identity that
reflects both the college and the town, it fosters a sense of
belonging and local pride. Northfield’s business park could benefit
from a similar approach by integrating design elements that align
with the town’s rural character while providing amenities that serve
local residents and visitors. Additionally, opportunities for local
artisans, small businesses, and entrepreneurs can ensure that the
park becomes an interconnected and dynamic community space
that adds lasting value to the town.
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Figure 5. Aerial Overview of the Village Commons, South Hadley, MA. Source: Google Earth
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Design Consideration and Historic Precedents

As the town considers the design and character of a business park in
Northfield, it is recommended to draw inspiration from the
traditional "Big House, Little House, Back House, Barn" design, a
classic New England pattern that reflects the region’s agricultural
heritage. This style emphasizes connected buildings of varying sizes
and functions, closely akin to the Kringle Candle case study, creating
a seamless blend between the built environment and the
surrounding landscape.

BARN BACK HOUSE

CONNECTED FARM

-
e

Figure 6. "The Connected Farm" Classic New England architectural style. Source:
Unknown

Figure 7. The Farm Table (Bernardston, MA). Example of the “Big House, Little
House, Back House, Barn”-Type Design

The proposed development would mirror these patterns to align
with existing buildings and architectural styles in Northfield,
ensuring that the project enhances the town’s character and
respects its historic charm. By following these principles, the
business park can harmonize with Northfield’s rural identity while
offering flexible spaces suitable for modern commercial uses.

By applying these design considerations and learning from local
historic precedents, the business park in Northfield can be more
than a commercial site. It can become a community-oriented space
that reflects the town’s traditions, fosters local engagement, and
promotes sustainable economic growth.
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Assessment of Potential Sites

Introduction

The purpose of this site examination is to evaluate the viability of up
to two potential locations in Northfield for the development of a
business park, Village Commons, or similar economic development
hub. Given the town’s strategic goals for economic growth, it is
essential to carefully consider multiple sites to ensure that the
selected location aligns with both community needs and
development potential.

The need to examine multiple sites arises from the diverse range of
possible uses for the business park, the varying characteristics of
potential locations, and the importance of selecting a site that
offers the best balance of accessibility, visibility, and compatibility
with surrounding land uses. By comparing different sites, we can
better understand the strengths, weaknesses, opportunities, and
challenges each location presents, ultimately leading to a more
informed and strategic decision.

The criteria for site selection were developed based on a
combination of Geographic Information System (GIS) analysis,
stakeholder engagement, and review of relevant planning
documents. The GIS analysis focused on factors such as traffic flows,
infrastructure availability, and proximity to key landmarks and
anchor institutions. Additionally, input from property owners,
interested developers, and local stakeholders was gathered to
ensure that the selected sites align with community interests and
development goals. The criteria also considered insights from past
planning efforts, including the town’s 2021 Local Rapid Recovery

Plan (LRRP), the Northfield Master Plan, and the recently completed
and analyzed Economic Development Survey.

After completing the assessment of multiple sites, this examination
focuses on two primary sites: 0 Main Street (Parcel ID: 10 A2.1 1)
and 65 Winchester Road (Parcel ID: 9B A7 1). Both sites were
identified through the comprehensive process described above and
offer unique opportunities for development. 0 Main Street is a
large, scenic lot with significant visibility and proximity to
recreational amenities, while 65 Winchester Road features distinct
architectural structures and a strategic location near Thomas
Aquinas College. The following sections will explore each site in
detail, comparing their potential for supporting Northfield’s
economic development objectives.

Past GIS Analysis

Planning
Lfforts and
Reports

Priority
Development Sites
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Site 1 — 0 Main Street
A. Site Description

The property identified as 0 Main Street (Parcel ID 10 A2.1 1) is a
vacant lot encompassing 20.76 acres, currently owned by Northfield
Mount Hermon School. This expansive parcel is strategically located
along the northern Main Street area (MA 10; MA 63), offering a
prime location with multiple potential uses. The property is notable
for its proximity to the Connecticut River, providing scenic views
and a tranquil environment that enhances its appeal. The property
is currently assessed at $96,900.

< -

Figure 9. Aerial Image of 0 Main Street. Source: Google Earth

Situated near the Pauchaug Brook Boat Launch and Schell Bridge,
this lot offers easy access to outdoor recreational activities including
potential trail access, making it ideal for development that
emphasizes nature and open space. The ample grounds provide
flexibility for various types of development that may be
complemented with recreational and/or agricultural uses such a
restaurant, café, fitness space, and public gathering spaces.
Additionally, the topography of the land further away from the road
lends itself well to the potential creation of an outdoor
amphitheater or performance space, appealing to town residents
because of the lack of an existing Town Common or park.

The parcel is located directly
across from Thomas Aquinas
College, adding educational and
institutional value to its location.
The combination of scenic beauty,
accessibility, and proximity to
notable landmarks like Thomas
Aquinas College and the riverfront
makes this property an attractive
opportunity for thoughtful
development in Northfield.

To repurpose the property for
business or commercial use,
rezoning would likely be required,
as the current designation is
Residential Agricultural. This
zoning classification restricts the
property to residential
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developments, farming, and certain limited non-commercial uses.
Rezoning the property to a commercial or mixed-use designation
would be necessary to allow for the establishment of businesses,
office spaces, retail outlets, or other commercial enterprises. The
rezoning process would involve discussions with the town staff,
Planning Board and other commissions, as well as Town Meeting to
gauge community support and address any concerns related to the
proposed change in land use.

Given the strategic location of this property, there is significant
potential for a public-private partnership (PPP) to facilitate its
development. One option is to pursue public infrastructure
improvements supported through grant funding programs such as
MassWorks and/or the federal Economic Development
Administration (EDA), which could enhance the property’s value and
appeal to private developers. For instance, grants from state or
federal sources could be sought to fund road improvements,
utilities, or recreational amenities that would support the property’s
commercial use while benefiting the broader community.

Another potential avenue for a PPP is for the Town of Northfield to
explore leasing or purchasing a portion of the property. The town’s
involvement could help attract private investment by reducing
upfront costs for developers or ensuring that public needs are met
alongside private interests.

Both options would require close collaboration between the
property owner (Northfield Mount Hermon School), the town, and
potential private developers to ensure that the development aligns
with community goals and maximizes the property’s potential. The
PPP model could also provide the flexibility needed to tailor the

development to both public and private interests, creating a
mutually beneficial outcome for all parties involved.

B. Conceptual Design

The conceptual site plan for 0 Main Street envisions a strategic
approach to development, concentrating new construction along
the front of Main Street (MA Route 10/63). This location capitalizes
on the benefits of high visibility and easy access for passing traffic,
making the site attractive for businesses that rely on both drive-by
customers and community engagement. The layout creates a
vibrant gateway to the site, supporting economic activity and
inviting visitors into the development.

The buildings are conceptually designed with flexible tenant spaces
to accommodate a range of uses. Spaces could be subdivided or
combined based on tenant needs, ensuring the site remains
adaptable to changing market demands. This flexibility allows for a
mix of smaller retail spaces, cafes, and professional offices alongside
larger tenants or anchor businesses. The variety of tenant sizes
fosters a vibrant commercial ecosystem, meeting the needs of both
local entrepreneurs and larger, more established businesses.

To support the development, parking is proposed around and
behind the buildings, offering convenient access for customers and
employees while minimizing visual impact along the roadway. This
layout preserves an attractive streetscape along the frontage,
promoting walkability and a flow between businesses and open
spaces.

In addition to the built environment, the plan emphasizes
connections to outdoor amenities and open space. Complementary
trail connections could link the site to Schell Bridge and the boat
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launch to the northwest, offering opportunities for recreation and
strengthening Northfield’s outdoor tourism appeal. These
connections align with the town’s goals to promote active lifestyles
and sustainable tourism, providing easy access to natural features
while enhancing the overall visitor experience.

The development will require new roadway construction to
accommodate traffic within the site, along with associated
horizontal infrastructure such as water, sewer, stormwater
drainage, and utility lines. Careful planning will be essential to
integrate these systems efficiently, ensuring that the site meets the
needs of future tenants while minimizing environmental impact.
The stormwater system, in particular, will need to be designed to
manage runoff effectively, especially given the site's proximity to
natural waterways.

This balanced approach to development—combining flexible tenant
spaces, supportive infrastructure, and recreational connections—
positions 0 Main Street as a valuable community asset. The plan
promotes economic growth while maintaining Northfield’s natural
beauty, creating a space where businesses, residents, and visitors
can thrive.
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Site 2 — 65 Winchester Road
A. Site Description

The property at 65 Winchester Road (Parcel ID: 9B A7 1) is an 11.78-
acre site currently assessed at $754,300, with the land valued at
$83,400, buildings at $460,400, and additional features valued at
$210,500. Owned by the Moody Center, Inc., this property is zoned
as Planned Development District, offering flexibility in its potential
uses provided they align with the town's development goals and
zoning regulations.

The property is distinguished by its architecturally unique, barn-like
structures that occupy much of the site. These structures, which add
significant character to the property, present a variety of
opportunities depending on their condition. Selective demolition or
preservation of these buildings could allow for the development of
a mix of complementary uses, such as community spaces, small
businesses, or cultural venues that harmonize with the existing
architecture and rural aesthetic of the area.

Located directly across from the eastern edge of Thomas Aquinas
College, the property enjoys a strategic position that offers visibility
and potential synergies with the college community. However, its
more embedded location within a residential area, compared to
other properties like the 0 Main Street site, necessitates careful
consideration in any development plans. Future uses should be
designed to blend with the residential character of the surrounding
neighborhood, minimizing disruptions while enhancing the area’s
appeal.

The property also features wetland areas, which could be
thoughtfully integrated into the development through the creation

of connected trails or conservation spaces. By designing around
these natural features, the development could enhance the site's
ecological value, providing recreational opportunities and
preserving the natural landscape. This approach would align with
sustainable development practices and could attract interest from
both the community and environmentally conscious developers.
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B. Conceptual Design

The conceptual design for 65 Winchester Road embraces the site’s
unique architectural character while addressing development
constraints and environmental considerations. The plan proposes a
selective demolition strategy, retaining and adapting existing barn-
like structures for reuse while integrating new construction in a
complementary architectural style. This approach preserves the
site’s historical charm and aligns with Northfield’s architectural
traditions, creating a visually cohesive environment for a variety of
mixed-use opportunities.

The site presents several constraints that have guided the planning
process. Development will need to work within the existing building
footprints, ensuring that new structures align with consideration to
the layout of the preserved buildings. Additionally, the presence of
a wetland area to the south must be carefully protected. The design
incorporates open space buffers around the wetlands to mitigate
environmental impact and integrate these natural features into the
development.

The adaptive reuse of existing structures, combined with new
construction, lends itself to the creation of a vibrant mixed-use
development. The site is well-suited for a blend of retail, office, and
community uses, with open spaces and pedestrian paths fostering
walkability. The plan also positions the site as a launch point for
recreational activities. Trail connections are proposed to link the
development with state forest lands to the east, offering enhanced
outdoor opportunities and promoting Northfield’s focus on
recreation-based tourism.

Given the site’s location within a more residential area, careful
consideration will need to be given to traffic mitigation measures to
ensure compatibility with the surrounding neighborhood.
Enhancements to walkability and pedestrian safety will be
prioritized, with potential measures such as sidewalks, traffic
calming features, and dedicated pedestrian paths. These efforts
would help integrate the development seamlessly into the
neighborhood, minimizing disruption while encouraging community
engagement.

The conceptual design for 65 Winchester Road reflects a balanced
approach, combining historical preservation, adaptive reuse, new
construction, and environmental stewardship. With thoughtful
planning around existing constraints, the site can support a thriving
mixed-use development that enhances Northfield’s community
fabric and recreational offerings. By leveraging its architectural
charm, connectivity to state forest lands, and proximity to
residential areas, this site offers the potential to become both an
economic and social hub for the town.
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65 Winchester Road
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Parcel ID 9B A7 1

Lot Size 11.78 acres

Owner The Moody Center, Inc.

Zoning Planned Development District
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Disclaimer: This design is conceptual and not intended for construction.

Westmass Area Development Corporation

Northfield Business Park Feasibility Study
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Strengths

Site Feasibility

Comparative Site Feasibility

0 Main Street (Parcel ID 10 A2.11)

Location and Visibility: Located along North Main Street (MA 10; MA 63), the
site benefits from high visibility and accessibility, making it attractive for
commercial or mixed-use development.

Scenic Views: Proximity to the Connecticut River provides scenic views,
enhancing the site’s appeal for recreational or hospitality-related uses.

Size and Flexibility: The 20.76-acre lot offers ample space for a variety of
developments, with potential for significant infrastructure and landscaping.

Proximity to Recreational Amenities: Close to the boat launch and Schell
Bridge for potential trail access, itis well-suited for developments that
capitalize on outdoor activities.

Commercial Development: The site’s visibility and accessibility make it
ideal for retail, hospitality, or other commercial uses that benefit from the
high traffic.

Proximity to Educational Institutions: Located directly across from Thomas
Aquinas College, the site offers opportunities for development that could

cater to or complement the college community.

65 Winchester Road (ParcelID9B A7 1)

Architectural Character: The property features distinct and architecturally inviting barn-
like structures, which provide opportunities for creative adaptive reuse or redevelopment.

Proximity to Educational Institutions: Located directly across from Thomas Aquinas
College, the site offers opportunities for development that could cater to or complement
the college community.

Zoning Flexibility: Zoned as a Planned Development District, this site offers more
flexibility for mixed-use or specialized developments compared to typical residential
zoning.

Natural Features: The presence of wetlands on the property adds ecological value and
the potential for integrated natural trails, enhancing recreational and environmental
opportunities.

Heritage and Cultural uses: The unique former agrarian structures provide an
opportunity for adaptive reuse as cultural or community spaces.

Proximity to State Forest: access to the state forest and recreational resources within the
state forest offers the potential for integrated natural trails, enhancing recreational and
environmental education opportunities.

Current Zoning: Zoned Residential Agricultural, the site would require
rezoning for business or commercial use, which could be a lengthy and
complex process.

Existing Features: The site has significant slopes down to the Connecticut
River that could affect the scale of future development.

Ownership: Itis not clear if the current owner is interested in working with
the community on this parcel.

Embedded in Residential Area: The site’s location within a more residential area requires
careful planning to ensure that any development is compatible with the neighborhood’s
character.

Building Condition and Demolition Needs: The barn-like structures, while architecturally
interesting, may require selective demolition in addition to extensive renovations, adding
to development costs.

Wetlands: There is a large wetland located on the site as well as hydrological
connections that could impact redevelopment.
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Key Factors Influencing Site Feasibility

e Visibility and Accessibility: 0 Main Street benefits from
greater visibility and easier access due to its location along a
major roadway, making it more suitable for developments
that rely on high traffic and visibility.

e Architectural and Historical Value: 65 Winchester Road’s
unique structures and proximity to Thomas Aquinas College
make it ideal for uses that can capitalize on its architectural
character and educational adjacency.

e Zoning and Regulatory Considerations: The existing Planned
Development District zoning at 65 Winchester Road offers
more flexibility, whereas 0 Main Street would require
rezoning for non-residential uses, presenting potential
regulatory challenges.

e Community Impact: 65 Winchester Road’s location within a
residential area necessitates a more careful and
community-sensitive approach to development, whereas 0
Main Street offers more freedom in design and usage.

e Public-Private Partnerships: Based on preliminary
discussions, 65 Winchester Road has an owner that is willing
to work with the town. At this time, it is less clear if the
owner of 0 Main Street is willing to discuss future
development of the site.

Potential Ownership Models

When considering the development of the business park at either 0
Main Street or 65 Winchester Road, it is important to evaluate
different ownership models to determine the most effective
approach for achieving the town’s economic and community goals.
The three primary ownership models to consider are public

ownership, private ownership, and a public-private partnership
(PPP). Each model presents distinct advantages, challenges, and
potential stakeholders.

Public Ownership
Advantages and Challenges of Public Ownership

Public ownership involves the town or another governmental entity
acquiring and managing the property. One of the main advantages
of this model is that it allows the town to have full control over the
development and use of the site, ensuring that it aligns with
community goals and zoning regulations. Public ownership also
allows for the potential to integrate public amenities, such as parks
or community centers, into the development. Additionally, public
ownership may make the site eligible for certain grants and funding
opportunities aimed at supporting economic and business
development in town.

However, there are also burdens associated with public ownership.
The town would bear the full financial responsibility for acquiring,
developing, and maintaining the site, which could strain public
resources and require significant investment. Additionally, the town
may face limitations in its ability to attract private businesses or
investors, as some may prefer to engage with privately owned
properties.

Potential Public Stakeholders and Their Roles

Potential public stakeholders in this model would include the Town,
which would oversee the site’s development and management,
along with regional entities (e.g., FRCOG, Westmass Area
Development Corp.), state agencies (e.g., MassDevelopment,
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Executive Office of Economic Development, etc.), and potentially
federal agencies (e.g., EDA and USDA) that could provide support in
terms of planning and funding. The town could also engage with
local community organizations to ensure that the development
meets public needs.

Private Ownership
Advantages and Challenges of Private Ownership

Private ownership involves a private entity, such as a developer or
investor, owning and managing the property. The primary
advantage of this model is that it shifts the financial burden and risk
from the public sector to private investors. Private ownership can
also lead to faster development timelines, as private entities may
have more flexibility and resources to invest in the project.
Additionally, private developers often bring expertise in commercial
real estate that can enhance the quality and success of the project.

However, the concern regarding private ownership includes the
potential for the development to prioritize profit over community
needs. Without public oversight, there is a risk that the
development could diverge from the town’s goals or negatively
impact surrounding areas. Furthermore, private ownership may
limit the town’s ability to ensure that the development includes
public amenities or meets certain community standards.

Potential Private Investors and Developers

Potential private investors and developers could include regional or
national real estate development firms with experience in
commercial or mixed-use projects. Local businesses or
entrepreneurs interested in expanding their operations could also

be potential investors. Engaging with private sector stakeholders
early in the planning process can help align the development with
both community goals and market demands.

Public-Private Partnership (PPP)
Explanation of PPP Model and Its Benefits

A public-private partnership (PPP) is a collaborative model where
both public and private entities share ownership, investment, and
management responsibilities for the development. This model
leverages the strengths of both sectors: the public sector’s
commitment to community goals and access to grants or funding,
and the private sector’s expertise, efficiency, and investment
capital.

One of the key benefits of a PPP is that it allows for shared financial
risk and investment, making large-scale projects more feasible. PPPs
can also ensure that developments are aligned with public interests
while still being commercially viable. This model often includes
agreements that outline each party’s responsibilities, ensuring that
both public and private goals are met.

Examples of Successful PPPs in Similar Contexts

There are numerous examples of successful PPPs in small towns and
rural areas. For instance, the redevelopment of the former Vermont
Marble Company in Proctor, VT, into a mixed-use business park was
achieved through a PPP. The town partnered with private
developers to transform the historic site into a hub for small
businesses and community services, blending public and private
investment to achieve mutual benefits. Similarly, in Northampton,
MA, the redevelopment of the historic Northampton State Hospital
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site into Village Hill was accomplished through a PPP, resulting in a
mixed-use community that includes residential, commercial, and
recreational spaces.

In the context of Northfield, a PPP could be particularly effective in
ensuring that the development of either 0 Main Street or 65
Winchester Road aligns with the town’s economic and community
objectives while also attracting private investment and expertise. By
carefully structuring the partnership, the town can maximize the
benefits of both public oversight and private sector efficiency.

Magnitude of Costs

Developing the business park will involve several key cost
components, including site preparation, infrastructure
improvements, selective demolition, and potential capital upgrades.

For roadway construction, with access to public water and sewer
systems, the cost typically ranges between $150 and $300 per linear
foot, covering paving, grading, water, sewer, and stormwater
infrastructure.?3 Site-specific factors, such as topography and the
need for stormwater management systems, may drive these costs
higher. The lower end of these cost ranges would apply to relatively
flat land. However, in areas like 65 Winchester Road, which feature
wetlands and architectural elements requiring preservation,
infrastructure improvements could involve more complex designs
and regulatory approvals.

2 Road Construction Estimates — This source provides an overview of
typical costs for constructing roads, factoring in materials, terrain, and
additional infrastructure needs.

Checkatrade - Road Construction Costs in 2024

The estimated cost of selective demolition and adaptive reuse at 65
Winchester Road will depend on a structural analysis. While it is too
preliminary to identify exact costs, commercial adaptive reuse
projects often range between $90 to $150 per square foot,
reflecting reduced groundwork and demolition costs, though they
may require upgrades such as roof replacements and new windows
to align with modern performance standards. Adding the potential
for hazardous building materials abatement, including lead paint,
piping insulation, and minor miscellaneous items will depend on the
scope of hazardous materials identified during environmental
assessments, in particular a hazardous building materials survey
(HBMS) which may be funded at no cost to the town through an EPA
Targeted Brownfields Assessment (TBA) grant or through
MassDevelopment’s Brownfield Redevelopment Fund.

In contrast, new commercial construction is estimated to range
between $125 to $300 per square foot, incorporating foundations,
modern structural elements, and energy-efficient systems. A pre-
engineered building, with a simple ground-level concrete slab, is
expected to fall on the lower end of this range ($125-$150 per
square foot). In contrast, a multi-story steel-framed building with
concrete slabs poured over steel decking will likely be at the higher
end (S200-5300 per square foot, depending on the exterior
materials). Adaptive reuse is often favored due to its lower cost and
sustainability benefits, such as reduced demolition waste and a
quicker construction timeline. However, unforeseen challenges,

3 private Road Costs and Maintenance — This article discusses the costs
associated with building and maintaining private roads, including
considerations for drainage, curbing, and infrastructure.

Superior Aggregates - Building Private Roads
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https://www.checkatrade.com/
https://superioraggregates.net/

such as structural degradation or complex retrofitting, could drive
up costs.

Additionally, pre-development activities—including environmental
assessments, zoning modifications, and permitting—will represent
initial soft costs. It is recommended that the town leverage grant
programs such as the Site Readiness Program and Rural
Development Fund as part of the MA Community One Stop for
Growth, and the EPA's Targeted Brownfields Assessments (TBA)
program reduce some of these early expenses. A Phase |
Environmental Site Assessment (ESA) and Hazardous Building
Materials Survey (HBMS) are recommended to identify any
remediation needs, especially at 65 Winchester Road given the
presence of older structures. TBA funding may also be used to
provide a structural analysis of the existing buildings on the site.

While total costs will depend on market conditions and proposed
build-out, initial estimates and grant-funded assessments will
provide greater clarity as the project advances into engineering and
design phases. By strategically phasing infrastructure improvements
and leveraging state and federal grants, the town can manage costs
while aligning development with long-term community goals.
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Action Plan

This action plan outlines the next steps following the completion of
the feasibility study, providing a roadmap to move both 0 Main
Street and 65 Winchester Road toward sustainable and productive
redevelopment. These steps emphasize engagement with property
owners, the pursuit of grant funding, design and permitting

activities, and targeted pre-development and capital improvements.

1. Engage with Property Owners
The first critical step is to engage with the property owners of both
sites to discuss redevelopment potential and align their goals with
the findings from this study. These discussions should aim to
explore ownership models and determine whether the owners are
interested in actively participating in development, selling, or
entering a public-private partnership. Understanding the owners'
priorities and level of interest will be essential to shaping the
development path, ensuring that any proposed plans align with
both the property owners' goals and the town’s broader economic
objectives.

2. Pursue Grant Funding Opportunities
Securing grant funding will be vital for advancing pre-development
activities and necessary infrastructure improvements. A range of
state and federal funding programs are available to support site
readiness and redevelopment efforts. Recommended state-funded
programs include:

¢ MA One Stop for Growth Program: Applications open in
Spring 2025 and can provide support for infrastructure
upgrades, site preparation, and economic development
initiatives.

o Rural Development Fund / Site Readiness Program:
These programs are ideal for developing a
comprehensive site master plan and conducting
pre-development activities, such as market studies,
engineering, and zoning analysis.

o Underutilized Property Program: This program can
support architectural analysis and selective
demolition efforts, particularly at 65 Winchester
Road, where targeted demolition could unlock the
site’s redevelopment potential.

Additionally, federal funding opportunities are available through the
EPA Region 1 Targeted Brownfields Assessment (TBA) program,
which offers free environmental assessment services to
communities and nonprofits. It is recommended that Northfield
pursue this opportunity during Winter 2025, beginning with a Phase
| Environmental Site Assessment (ESA) for both sites and a
Hazardous Building Material Survey (HBMS) for 65 Winchester
Road. These assessments will help identify any necessary cleanup
activities and estimate the associated costs, laying the groundwork
for further development.

3. Implement Pre-Development and Capital

Improvement Activities
Recommended pre-development activities include an architectural
analysis of existing buildings at 65 Winchester Road to evaluate
their condition and potential for adaptive reuse. Proposed designs
should align with community needs and complement the
surrounding neighborhood. This analysis will provide the foundation
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for reuse plans, guiding decisions on which structures to retain and
how best to integrate them into the overall site plan.

In parallel, capital improvements should be prioritized for key
buildings, focusing on window and roof replacements to preserve
their integrity and improve their marketability. These targeted
upgrades will ensure that the most valuable assets on the site
remain viable and attractive for future tenants or buyers.

4. Conduct Design, Engineering, and Permitting
Activities

Once initial engagement with property owners and funding efforts
are underway, the next step is to initiate design, engineering, and
permitting activities. These efforts will focus on evaluating the
infrastructure needs of both sites, addressing any deficiencies,
environmental hazards, and ensuring they are development-ready.
For example, changes may be required to existing roads, utilities,
and drainage systems to accommodate new uses.

At 65 Winchester Road, selective demolition will be necessary to
remove underperforming or unsafe structures while preserving
architecturally significant buildings for reuse. These actions will
enhance the site’s flexibility and attractiveness to potential tenants
and investors.

5. Fostering Ongoing Community Engagement
and Aligning Project Branding

One of the key takeaways from the public engagement efforts was
the importance of continuing the dialogue with residents and
stakeholders as the project moves forward. Maintaining these
community connections is essential to ensure that the development

aligns with the needs, values, and vision of Northfield. This includes
staying responsive to public input and providing ongoing
opportunities for feedback as the project advances through
planning and development phases.

During the Community Listening and Feedback sessions, participants
discussed the drawbacks of the term “business park,” raising
concerns that this term may evoke negative public perceptions or
NIMBY (Not In My Backyard) sentiment. Suggestions included
framing the project as a business commons or mixed-use area,
which could better reflect the community’s vision for a space that
fosters collaboration, recreation, and local business growth.
Adopting a name that resonates more with residents will help
garner broader support and align the development with Northfield’s
identity as a rural and connected community.

Moving forward, it will be important to keep the conversation with
residents open, refining both the branding and design of the
business park to align with community aspirations. This ongoing
dialogue will ensure that the project not only attracts businesses
but also becomes a vibrant, inclusive space that enhances quality of
life for residents and encourages active participation from the
broader community. Looking ahead to other Northfield-focused
planning projects, it is recommended that the findings and
recommendations from this study are also used to inform the
ongoing Placemaking Workshop Series and Rural District Downtown

Management Study.
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Conclusion

The Northfield Business Park Feasibility Study has identified
significant opportunities for economic growth through the strategic

redevelopment of two sites: 0 Main Street and 65 Winchester Road.

Each site offers unique strengths and presents different
development opportunities, ranging from commercial and mixed-
use spaces to recreation-based amenities.

0 Main Street’s high visibility along the Route 10/63 corridor makes
it ideal for retail, hospitality, or other commercial ventures that
benefit from passing traffic. Meanwhile, 65 Winchester Road
provides opportunities for adaptive reuse of architecturally
distinctive structures and the creation of a vibrant mixed-use
community space, though it requires sensitive integration with the
surrounding residential area.

Community engagement efforts have emphasized the importance of

balancing economic growth with Northfield’s rural character and
the preservation of its natural assets. Residents expressed strong
support for initiatives such as recreation-based tourism and
agritourism, both of which align with the town’s identity while
offering sustainable economic benefits.

Next steps include engaging with property owners to explore
partnership opportunities and align development goals with
community priorities. This will be followed by securing grant
funding, initiating design and engineering studies, and completing
any necessary environmental assessments. As these efforts
advance, the business park development will be phased to address
infrastructure needs while maintaining flexibility to accommodate
future market demands.

By following the recommended action plan and remaining
committed to community feedback, Northfield can create a
business park, or mixed-use hub, that serves as both an economic
engine and a vibrant community asset. This development will
enhance the town’s appeal, attract new businesses, and promote
sustainable growth, ensuring long-term prosperity for residents and
visitors alike.
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