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Mass MoCAWhereQ thePublicinvestment Pay Off?

North Adams Massachusetits apostindustrialold factory town with little hope.
North Adams Massachusetts is a vibrant center forats poised to take off.
Which of those two statements is truéfow abou both?

North Adams is one of dozsmf very similar towns spreattross New Englandimilar tosmall Pennsylvania
manufacturing towns which centeresh steel, coal and railroads. Towns like North Adams, Lowell, Pawtucket,
and so on produced a broademge of goodshat supplied the world with textiles, clocks, brass, firearms and
20th century electronic components.

What happened to those New England factory towns is what happened to Pennsylvania and other rustbelt
towns: relocationby major employersshanges in global trading patterns, and subsequent impoverishment
and depopulation for the communities themselves.

A recent article in th&/alley Advoci, an alternative newsweekly serving Central and Western Massachusetts
poseda question: why, after millions of dollars spent and hundreds of thousands of visitorglsence
Massachusetts Museum of Contemporary Afiass MoCJQ @pening in 199%as the city not bnefited as

much as it should have?

The focus of the articleeferences thdilm done by a local universitgam on the damage done by the
postindudrial shift, and posits that the wars in South Asia and the Middle East, recent corporate bailwaits,
income disparity have delayed or halted revival of North Adafiee directorcalls for aonewe New Deal, to
solve the problems of towns like North Adams.

It is clear that such a New Deal is unlikely to happen anytime,sbewer The original New Deal had a finite
existence, and a raunch wuld end as well. The relationship of Mass MoCA to the continuing problems of
North Adams isiot clearcut, but valid issues of urban layout and disincentives to invest are clearly ongoing
problems

Problems and Solutions Closer to home

Regional plannerand urban design experts have noted that the streetscape in North Adams may not be
conducive to attracting visitors to downtown, which has seen many businesses come sindegb999
hoping to capitalize on the presence of so many \uekled visitors.

The planners have a pointve been to North Adams on many occasions, both before and féssMoCA

opened. It does take some work to get from Marshall Street to Main Street. The Mohawk Trail (Route 2) has
the unfortunate effect of diving onto the strégcape before splaying out into a multilane road bordered by

large parking lots, presenting a fairly significant pedestrian barrier just in getting to Main Street.


http://www.valleyadvocate.com/article.cfm?aid=14920&goback=%2Egde_1963009_member_107115291
http://www.massmoca.org/history.php
http://farewelltofactorytowns.com/
http://www.thetranscript.com/ci_20405291/retired-mcla-professor-delves-into-factory-town-history
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Onceon Main Street, thenorth sidepresentsa classic view the late f@arly 20th century mercantile

buildings, and on the south side are esi®ry buildings of fairly receniintage6 02 YY 2yt & Ol f f SR
in development argotand manysurfaceparking los.
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Main Street 185 (public domain)



Main Street, 200@Creative Common®ary)

Interestingly a Google® satellite view of North Adams and its closest analog Pittsfield show that much of
downtown North Adams has already been demolished and emptiedBitisfield,thoughfacing its own
problems, appears to have many fewer vacant lots, althatg@BDs almost as moribund, despitegban
design efforts ad abatements/subsidy programs to revitalize the city.

North Adams, MA Main Streeto 2011 Google © 2011 Tele Atlas



Pittsfield, MAG East Stree® 2011 Google © 2011 Tele Atlas

TKS T At YréderpthnsIb@North Adamsstrike me asearlyirrelevant to a solutionNorth Adams
cannot bedsolved by mored 9 RA T A O Sproje@s\oiLdior® Boernmdrinterventionand support

Economic developmens meant toprovide- as the tired old cliché goesia rising tidethat lifts all boats."
Nope While a community asset like the museum can thrive and attract vistteesnuseum does not have
the ancha tied aroundits neckthat keeps therest of North Adamsethered to the bottom the prohibitively
high cost of doing business.

North Adamdas a business and personal property tax rate of 32.83, nearly tied with Pittsfield.
Massachusetts is nearly wpie in United States in permitting localities to impose two different property tax
rates one on residential and one on nonresidential. The thinking behind this was to spare homeowners from
high property txes, and keep them in town.

Well, that didn't work From a high in 1940 of 22,200 people North Adams has steadily declined to a 2010
census figure of 13,700. When people leave, commerce follows. As the North Adams tax rates show, the
fewer the people and businessdke higher the tax billsUrbanologiss recognize that aa death spiral.



A smallrestaurateur(in a business with razahin margins)who wishes to make a go of it in North Adams will
each and every year have to pay fimes the tax in both buildings and equipment as opposed taGre
Barrington which is low taxed and prosperous.

Hypothetical Tax Bill for $750K in Value

Municipality

PITTSFIELD 24538
NORTH ADAMS 24623
FLORIDA 17,228
ADAMS 15,353
DALTON 13,058
LANESBOROUGH 12,810
SAVOY 12,405
PERU 11,550
LENOX 11,093
WILLIAMSTOWN 10,485
LEE 10,253
GREAT BARRINGTON 9,840
WASHINGTON 9,833
WINDSOR 9,675
SHEFFIELD 9,630
HINSDALE 9,195
CLARKSBURG 8,648
WEST STOCKERIDGE 7,950
NEW ASHFORD 7,943
SANDISFIELD 7,575
RICHMOND 7,275
CHESHIRE 7,200
BECKET 7,133
NEW MARLBOROUGH 6,578
EGREMONT 5,895
STOCKBRIDGE 5723
oTIS 5,085
TYRINGHAM 4 500
MOUNT WASHINGTON 4238
MONTEREY 3,953
ALFORD 3,300
HANCOCK 2,445

Sum of Annual Tax to operate a Restaurant with $750Kin rateables broken down by Municipality. Color shows sum of Annual Tax to
operate a Restaurantwith S750Kin rateables. Size shows details about One (generated). The marks are labeled by sum of Annual
Tax to operate a Restaurant with $S750Kin rateables.

One (generated) Annual Tax to operate a..
- i

2.445 24638



Restaurants, boutiques, galleries and other businesses which one would expect to prosper due the proximity
of the museum start witta nearly insurmountable barrier of taxesT'he fist table showslhe rates on
residential, norresidential and personal property

Combined_BerskhireCO_Tax Rate

Municipality Commercial Residential
ADAMS 20.47 17.26
ALFORD 4.40 4.40
BECKET 9.51 9.51
CHESHIRE 9.60 9.60
CLARKSBURG 11.53 11.53
DALTON 17.41 17.41
EGREMONT 7.86 7.86
FLORIDA 2297 8.25
GREAT BARRINGTON 13.12 13.12
HANCOCK 3.26 3.26
HINSDALE 12.26 12.26
LANESBOROUGH 17.08 17.08
LEE 13.67 13.67
LENOX 14.79 11.17
MONTEREY 5.27 5.27
MOUNT WASHINGTON 5.65 5.65
NEW ASHFORD 10.59 7.28
NEW MARLBOROUGH 8.77 8.77
NORTH ADAMS 32.83 14.82
oTIS 6.78 6.78
PERU 15.40 15.40
PITTSFIELD 32.85 16.11
RICHMOND 9.70 9.70
SANDISFIELD 10.10 10.10
SAVOY 16.54 16.54
SHEFFIELD 12.84 12.84
STOCKBRIDGE 7.63 7.63
TYRINGHAM 6.00 6.00
WASHINGTON 13.11 13.11
WEST STOCKBRIDGE 10.60 10.60
WILLIAMSTOWN 13.98 13.98
WINDSOR 12.90 12.90

Commercial and Residential broken down by Municipality

Table 1Data: Massachussetts Department of ReveB0&2 Tables created by the Center for the Studfy of Economics ©



The following tables split the rates into residential and mesidential, and are also sorted by highest to
lowest tax rates. Not surprisingly, North Adams and Pittsfield maintain the highest tax rates for non
residential parcels, with a corresponding barrier to private capital and labor investment

Table 23 Data: Massachussetts Department of Revenue, Tables created by the Center for the Studfy of Economics ©



