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SECTION 1—INTRODUCTION

Economic development is a critical component of Brookline’s vision for the future. This chapter begins
by outlining that vision and offers an economic summary of Brookline, along with other municipalities
in the Nashua Region and Massachusetts to provide context. It then highlights desired economic
development in Brookline as well as the Town’s strengths, opportunities, challenges, and threats to
economic growth. The chapter ends with economic development goals, strategies, and
recommendations.

SECTION 2—BROOKLINE’S ECONOMIC VISION

An important component of the overall vision for Brookline is a community that supports local business
opportunities. Yet residents are apprehensive about Brookline’s current lack of commercial development.
A primary concern is high taxes for the school system and municipal operations, which may result in
residents being unable to afford to stay in Brookline. Expanded business development is seen as a way to
offset the high tax burden placed on residential property owners. It will also help the community to
achieve its vision of becoming more self-sustaining.

At the same time, economic development should not take place indiscriminately. Brookline residents are
attracted to the Town'’s traditional New England look and feel. Therefore, any decisions about Brookline’s
economic development must be made in the context of maintaining and enhancing its quaint, rural
community character. Big box stores and chains, for example, should not be encouraged. Instead,
Brookline should support a simple, walkable town center and should encourage additional businesses to
open in Town, such as a grocery store, cleaner, restaurant, carwash, laundry mat, hardware store, garden
store, and toy shop. Providing these retail amenities will limit the number of trips Brookline residents
must make out of Town and will help support the local economy.

SECTION 3—ECONOMIC SUMMARY OF BROOKLINE
3.1 ~ Employment and Wage Data

Inflation Adjusted Annual Income, 2014

e Per capita income = $42,594

e Maedian 4-person family income = $116,833

e Median household income = $109,006

e Maedian male earnings (full time, year round workers) = $83,323

e Median female earnings (full time, year round workers) = $54,037

Source: American Community Survey 2010-2014

Location of Employment

e Percentage of working residents working in community of residence = 17.5%
e Percentage of working residents commuting to another NH community = 56.6%
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e Percentage of working residents commuting out-of-state = 25.9%

Source: 2010 Census

Labor Force
Annual Average 2005 2014
Civilian Labor Force 2,484 3,157
Employed 2,399 3,038
Unemployed 35 119
Unemployment Rate 3.4% 3.8%

Source: NH Employment Security, Economic and
Labor Market Information Bureau, Community Profiles

Employment and Wages

Annual Average Covered Employment 2004 2014

Goods Producing Industries

Average Employment 361 162

Average Weekly Wage $810 $1,017

Services Providing Industries

Average Employment 227 234

Average Weekly Wage $610 $998

Total Private Industry

Average Employment 587 396

Average Weekly Wage $733 $1,105

Government (Federal, State, and Local)

Average Employment 184 192

Average Weekly Wage $415 $652

Total, Private plus Government

Average Employment 771 587

Average Weekly Wage $657 $890

Source: NH Employment Security, Economic and
Labor Market Information Bureau, Community Profiles
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Summary

A majority of Brookline residents work outside of Brookline. Employment opportunities in Brookline

have not kept pace with growth in the labor force but unemployment rates have noticeably decreased

from 2009-2014. Average weekly wages have slightly increased in some industries or have somewhat

decreased in others since 2014, however, total average unemployment has fallen in Brookline.

3.2 ~ Tax Data

Property Taxes

e 2015 Total Tax Rate (per $1000 of value) = $31.05

e 2015 Equalization Ratio =92.1

e 2015 Full Value Tax Rate (per $1000 of value) = $28.53
e 2015 Percent of Local Assessed Value by Property Type

0 Residential land and buildings = 94.1%
0 Commercial land and buildings = 4.2%
0 Public utilities, current use, and other =1.7%

Source: NH Dept. of Revenue Administration

3.3 ~ Inventory of Existing Businesses in Brookline

Largest Businesses in Brookline (as of 2017)

Fabrications

Business Name Product/Service Employees Established
Bingham Lumber Inc. Lumber 38 1969
Donavan Engineering Constructllon of process 35 1934
mechanical systems

Northeast Retail Convenient Store and Tobacco

13 2008
Development, LLC Products
Superior Steel Steel pre-fabrication 8 1992

Source: NH Employment Security, Economic and Labor Market Information Bureau, Community Profiles
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Goods and Services Available in Brookline (as of 2017)

Product/Service

Business Name

Air Conditioning & Heating

=  Absolute Mechanical Systems
= Homeworks Hearing & Air Conditioning
* |ndoor Comfort Systems, LLC

Auto Sales, Service, Auto Body,
Inspection Station

= DNG Auto and Truck Equipment
= Fine Lines

=  Hour Mechanic

= New Hampshire Superior Repair
=  Pete and Son Auto Repair

= Two Daves Auto, Inc.

Auction Gallery

= Brookline Auction Gallery, LLC

Banking

= TD Bank

Beauty Salon/Hair Dresser

= Divine Hair Design

= Kelci’s Hair Salon

= Brookline Haircrafter
= Hair By Monica

Boat/Craft Restoration

= Inland Boat Works

Blacksmith

=  The Old Smithy Shop

Cleaning

= Bill's World Class Cleaning Service (residential,
commercial)

= The Cleaning Connection (residential,
commercial)

= Ultimate Green Cleaning (carpet, upholstery)

Convenience Stores

= Brookline Village Store (on the market)
= Caryn’s Convenience Store
= Route 13 State Line Mart Store

Daycare/Preschool = After School Program
= Little Laurel Pre School
= Scribbles

Earth Products

(gravel, mulch, loam) * C.E. Corey

Electrician =  Brian Fessenden
=  Wilson Technologies
Engineering =  Donovan Engineering & Construction

=  Epsilon Engineering (consulting)
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Product/Service

Business Name

= LaBombard Engineering (civil / structural)
= R.L. Ouellette (civil)

Excavation

= Scott Brooks Excavation, LLC

Firewood

=  Brookline Firewood
=  Burbee Firewood & Logging Company

Fishing/Ice Fishing

= The Ice Hole (live bait & tackle shop)

Function Hall = Brookline Events Center

= Big Bear Lodge

= The Cozy Tea Cart (smaller gatherings)
Gas Station = Sunoco

= CITGO

Gift Shops / Flowers

=  Country Culture
=  The Brick House Barn & Boutique
= The Cozy Tea Cart

Home Construction/Remodeling

=  Artistic Exteriors (deck, siding, window)

= CMG (remodeling)

= Danny D. Construction (carpentry, remodeling)

= David Homoleski (foundations)

=  Farwell Construction (general)

= Gavin Construction, Inc. (new homes,
remodeling)

= Glendale Homes, Inc. (new homes)

= Keep Dreamn’ Carpentry, LLC (carpentry,
handymen)

=  Pico-Line Construction

=  Razzaboni Builders (new homes)

Home Decoration, Rugs, Furniture

= Caspian Oriental Rugs Importers
= Country Culture

Home Inspections

=  Premier Hope Inspection Services, LLC
= Stone Wall Home Inspections

Irrigation

= Anrik Irrigation
= Dynamic Irrigation & Lighting, LLC

Jewelry

= Alexander James Jewelry

Landscaping

=  Four Season Design, LLC

= Get It Done Property Maintenance & Landscape
= JP Lawn & Landscapes

= Liberty Property Maintenance
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Product/Service

Business Name

= New Hampshire Rocks
=  Wilson’s Ground Maintenance, LLC

Liquor/Wine * NH Liquor Store (State Line Convenience Store)
Lumber * Bingham Lumber

Machinery = Ermel Precision Machining, Inc.

Martial Arts = Neil Stone Karate Academy

= Souhegan Valley Karate Club

Massage, Holistic, Wellness

= Bridget Papadimatos

=  Evergreen Holistic Therapies (massage)

= Restorative Massage Therapy

= Healthy Voyages (holistic health, nutrition)

Motorcycle, Retail, Inspection

= Fast Trak of New England, LLC
= Motorcycle Inspection Station, Dana Georges

Pets Grooming, Training, Daycare

=  Annette Quimby
=  Artistic Dog Grooming

Plumbing and Heating

=  Elly Austin Plumbing and Heating
=  Richard H. Austin Plumbing
=  Tucker Plumbing & Heating
=  Whitcomb Plumbing and Heating

Real Estate

=  Marcia Farwell Real Estate

Recording Studio

=  Metronome LLC

Recreation, Camping

= Field & Stream RV Park
=  Camp Tevya

Restaurant, Food Service

= Chef Reid Services (Home Chef and Catering
small events)

=  Chrysanthi’s Restaurant (Greek cuisine, pizza,
breakfast)

=  Donut Express

= Dunkin Donuts

= Juanita’s (Mexican)

= Kun Garden (Chinese)

= State Line Convenient Mart Deli

= The Cozy Tea Cart

= Val’s Subs and Pizzas

Seal Coating

=  Kinney & Son Seal Coating
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Product/Service

Business Name

Self-Storage

=  Self-Storage Development
= Stoney Ledge Self-Storage

Septic System

= CL Farwell Construction
=  Scott Brooks Excavation, LLC

Small Engine, Lawn Equipment
Service & Repair

= Steve’s Small Engine

Sport Equipment

= SportStop

Stable/Training/Boarding

= Covered Bridge Farm, LLC
= |n Harmony Dressage, LLC
= |rish Luck Stables, LLC

= Sherwood Stables

Tobacco, Cigar Parlor

= Tobacco Haven

Tree Services

= Souhegan Valley Tree Service

Truck Rental

=  U-Haul

Trucking Services

= Ben Senter Trucking
= V&G Freight Brokers

Veterinary Hospital

=  Brookline Animal Hospital

Vineyard/Winery

= Averill House Vineyard

Wood Pellets

= The Stove Keeper — Temple Garden

Home Businesses

= Art Framing

= Accounting

= Carpentry

= Catering

=  Counseling

=  Consulting

= Daycare

=  Dog Grooming / Kennel
=  Gift Shops

= Home Bake Goods

= Home Décor / Interior Design
= Massage Therapy

=  Travel

= Photography

=  Website Design
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SECTION 4—REGIONAL ECONOMIC COMPARISON
4.1 ~ Employment and Wage Data

Inflation Adjusted Annual Income, 2014

Municipality Ptler:c(;ar:iata Median lllr-‘rc)z:zn Family Media::cl-cl)c:::ehold
Ambherst $47,291 $123,354 $115,898
Brookline $42,594 $116,833 $109,006
Hollis $51,216 $124,318 $107,333
Hudson $37,065 $98,139 $84,448
Litchfield $36,021 $105,093 $96,071
Lyndeborough $35,033 $85,833 $76,250
Mason $37,748 $92,143 $87,656
Merrimack $39,833 $104,357 $91,429
Milford $31,913 $80,714 $63,203
Mont Vernon $39,279 $93,841 $93,841
Nashua $32,842 $80,793 $66,818
Pelham $36,031 $103,346 $87,359
Wilton $32,642 $89,559 $72,250

Source: American Community Survey 2010-2014
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Location of Employment

% of working % of working % of working
Municipality residents wc_>rking in residents commuting resi-dents

community of to another NH commuting out-of-

residence community state

Ambherst 19.5% 64.6% 15.9%
Brookline 17.5% 56.6% 25.9%
Hollis 20.5% 51.3% 28.2%
Hudson 18.8% 48.5% 32.7%
Litchfield 10.2% 68.3% 21.5%
Lyndeborough 12.2% 75% 12.8%
Mason 16.1% 46.6% 37.3%
Merrimack 31.4% 52% 16.6%
Milford 25.5% 61.2% 13.3%
Mont Vernon 11.7% 76.6% 11.7%
Nashua 41.8% 29.1% 29.1%
Pelham 16.2% 29.5% 54.3%
Wilton 26.1% 62.2% 11.7%

Source: 2010 Census
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Annual Average Labor Force, 2014

Municipality Civil::i\)?c:abor Employed Unemployed Unemployment Rate
Amherst 6,147 5,901 246 4.0%
Brookline 3,157 3,038 119 3.8%
Hollis 4,068 3,897 171 4.2%
Hudson 14,381 13,631 750 5.2%
Litchfield 4.573 4,350 223 4.0%
Lyndeborough 990 950 40 5.6%
Mason 766 729 37 4.0%
Merrimack 15,635 15,008 627 5.9%
Milford 8,852 8,494 358 4.0%
Mont Vernon 1,429 1,377 52 3.6%
Nashua 48,851 46,377 2,474 5.1%
Pelham 7,335 6,894 441 6.0%
Wilton 2,057 1,975 82 4.0%

Source: NH Employment Security, Economic and Labor Market Information Bureau, Community Profiles

10
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Employment and Wages, 2014

Goods Producing Industries | *°"\ % FECCINS (ocal, Sate, Federal)
Municipality Average Average Average Average Average Average
Employment Weekly Employment Weekly Employment Weekly
Wage Wage Wage
Ambherst 870 $1,062 2,911 $749 581 $976
Brookline 162 $1,017 234 $998 192 $652
Hollis 637 $1,073 822 $1,111 470 $894
Hudson 3,758 $1,339 4,948 $802 909 $970
Litchfield 208 $1,205 373 $734 346 $759
Lyndeborough 26 $1,249 50 $940 30 $439
Mason 21 S646 122 $584 43 $599
Merrimack 3,081 $2,004 12,829 $1,826 1,098 $861
Milford 1,823 $1,077 3,332 $647 691 $873
Mont Vernon 16 $566 71 $1,519 71 $631
Nashua 7,712 $1,744 38,461 $1,007 4,668 $1,185
Pelham 595 $1,078 1,317 $738 471 $826
Wilton 489 $885 574 $748 200 $783
Source: NH Employment Security, Economic and Labor Market Information Bureau, Community Profiles
Summary

Of the thirteen communities in the Nashua Region, Brookline has the 3™ highest per capita income

and the 2™ highest median household income.

Brookline is ranked 8" for having the lowest

percentage of working residents that are employed in the community where they live. Only one

community in the Nashua Region has a lower unemployment rate than Brookline. Brookline has the

7™ highest average weekly wages in the goods industry and the 5" in the services industries.

However, Brookline ranks 10™" for its average weekly wages among government jobs.

4.2 ~ Tax Data

Among communities in the Nashua Region, Brookline has the 2" highest total tax rate and the 4%

highest percentage of local assessed value from residential land and buildings.

11
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Property Taxes, 2015

Percent of Local Assessed Value by Property Type
Total Tax
Municipalit Rate (per Public
unicipality $1000 of Residential Commercial stilities
value) Iaer .and Iarfd .and current u;e,
buildings buildings and other
Ambherst $26.48 84.8% 12.7% 2.5%
Brookline $31.05 94.1% 4.2% 1.7%
Hollis $23.02 93.6% 4.7% 1.6%
Hudson $21.25 75.6% 19.4% 5.0%
Litchfield $20.38 91.2% 3.8% 5.0%
Lyndeborough $25.29 94.5% 3.4% 2.0%
Mason $23.78 97.3% 0.9% 1.7%
Merrimack $24.72 74.3% 22.5% 3.2%
Milford $28.56 79.2% 19.3% 1.5%
Mont Vernon $29.45 97.8% 1.0% 1.2%
Nashua $24.53 64.0% 32.6% 3.4%
Pelham $23.26 90.2% 6.7% 3.1%
Wilton $26.34 87.3% 11.1% 1.6%

Source: NH Dept. of Revenue Administration

4.3 ~ Inventory of Existing Businesses

Lyndeborough, Mason and Mont Vernon do not have any businesses with more than 50 employees.

Largest Businesses in Nashua Region (over 50 employees) - (as of 2017)

Business Name Municipality Product/Service Employees
Fidelity Investments Merrimack Financial services 6,000
BAE Systems North Nashua Tactical com.munlcatlons, 3,100
America surveillance

12
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Business Name Municipality Product/Service Employees
southern NH Medical Nashua Health care services 2,217
Center
Nashua School District Nashua Education 1,679
St. Joseph Hospital Nashua Health care services 1,675
PC Connections, Inc. Merrimack Computer resale 1,077
BAE Systems Merrimack Defense systems 1,000
Merrimack Premium Merrimack Retail stores 900
Outlets
City of Nashua Nashua Municipal services 808
I\/!err'lmack School Merrimack Education 800
District
Signal analysis & jamming
BAE Systems Hudson 678
technology
Hudson School District Hudson Education 571
Anheuser-Busch, Inc. Merrimack Brewery, distribution 531
Hitchiner . Milford Ferrous, non-ferrous castings 500
Manufacturing
Kollsman Instrument Merrimack Electra optics 500
Company
Fede'ra.l Awaﬁon Nashua Air traffic control 490
Administration
Amphenol Nashua Backplane connection systems 439
Milford School District Milford Education 436
US Post Office Nashua Postal services 385
APW Enclosures Hudson Sheet metal fat?rlcatlon & 300
integration
Wakefield Engineering Pelham Aluminum extrusion 300
Pelham School District Pelham Education 258
Brookstone, Inc. Merrimack Mail order marketer, retailer 256

13
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Business Name Municipality Product/Service Employees
St. Gobain Merrimack PTFE coated fabrics 253
Presstek Hudson Printing, imaging technology 230
Town of Merrimack Merrimack Municipal services 215
:Lalzr:cﬁiisre Hills Sports Milford Health & Fitness Club 212
The Telegraph Nashua Daily newspaper 211
Wal-Mart Amherst Retail store 200
Cirtronics Milford Electromechanical assemblies 164
Label Art, Inc. Wilton Pressure sensitive labels 160
GT Solar, Inc. Merrimack EquiprT\ent for ph(.)tOVOH?iC & 150
semiconductor industries

Alene Candles Milford Candles 130
H&M Metals, Inc. Amherst Steel metal fabrication 130
Hendrix Wire & Cable Milford High voltage power cables 120
Morins Landscaping Hollis Landscaping contractor 100
Diacom Corporation Ambherst Fabric-elastomer diaphragms 93
Hannaford Brothers Pelham Supermarket 85
g;;}iarlgtlzlloichine Wilton Injection molding 85
Puritan Press, Inc. Hollis Commercial printing 75
NE Small Tube Litchfield Manufacturing 70
Quality Assured Cable Pelham Cabling 70
Genesis Health Care Milford Elder care services 65
g:;)t(:ilzllne School Brookline Education 63
Diamond Casting & Hollis Machined aluminum 60

Machine

14
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Business Name Municipality Product/Service Employees
H hire P

amps Ire aper Milford Paper 60
Corporation
Hollis Line Machine Hollis Machining & fabrication stainless 59

steel

Resin Syst

esin ys' em Ambherst Custom cast thermoset plastic 52
Corporation
Chunky’s Cinema Pub Pelham Cinema, restaurant 50

Source: NH Employment Security, Economic and Labor Market Information Bureau, Community Profiles

4.4 ~ Economic Development Strategies in Surrounding Communities

Amherst, New Hampshire

Economic Development Goals

e Encourage higher value commercial development

0 Encourage higher value redevelopment in existing commercial and industrial areas to

enhance fiscal benefits to the Town.

O Preserve the character of Route 101 corridor.

e |Improve design of commercial areas

O Encourage redevelopment that enhances the appearance of existing commercial and

industrial areas.

e Encourage mixed-use area

0 Encourage redevelopment of mixed-use nodes in limited locations along the Route 101A

corridor.

0 Allow limited expansion of small-scale mixed-use development around existing commercial

nodes outside major corridors.

e Diversify tax base

0 Continue industrial development on the few remaining industrially zoned parcels south of

Route 101A.

0 Support low-impact commercial recreation activities that are based on and respect the

Town’s natural, rural, agricultural, and heritage resources.

Economic Development Recommendations

e To encourage higher value commercial development:

15
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0 Provide infrastructure support for higher-value economic development (roads, sewer, etc.).

@]

Provide adequate access for development of the Industrial Park.

0 Participate in marketing programs to attract the following types of firms: health services;
information technology; financial management; alternative energy; and professional,
scientific, and technical services.

e To improve design of commercial areas:

0 Ensure that future commercial development will adhere to principles of good planning and
design.

0 Adopt design standards and guidelines and apply more rigorous site plan review for
commercial development.

O Adopt design guidelines for signs and landscaping to help assure designs that will be
consistent with Amherst’s historic character.

e To encourage mixed-use areas:

0 Expand and diversify existing commercial areas, e.g., Amherst Village (very limited and
selective commercial activities) and at the intersection of Route 101 and Horace Greeley Road
in North Amherst, and the intersection of Route 101 and Route 122.

0 Encourage increasing the height of existing buildings in commercial and industrial areas, thus
filling up the zoning envelopes that already exist.

e To diversify tax base:

0 Support potential commercial recreation properties such as horse stables, pick-your-own
berries and fruit farms, agricultural and antiques fairs, etc.

Source: Amherst Master Plan, 2010

Hollis, New Hampshire

“We are a Town with a clear vision and philosophy of how our own economy should be maintained
and developed. The Town should actively plan to retain the features of the community that have
established Hollis as a desirable community in which to live and work.

1. Maintenance of Small Business—the Town should seek to maintain small businesses in the
Agricultural and Business District, the Commercial District, and the Industrial District.”

Source: Hollis Master Plan, 1998

Mason, New Hampshire

“Mason should continue to promote home-based business and support a diverse economic development
strategy, which may include the creation of a commercial zone. Mason could partner with local and

16
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regional leaders, economic development organizations, government, and private sector businesses
interested in maintaining a sustainable economy.”

Source: Mason Master Plan, 2007

Milford, New Hampshire

Goal 1—Establish a proactive business support and business development policy at the Board of
Selectmen level.

Goal 2—Maintain existing municipal infrastructure facilities and services, and wisely plan for and
implement construction of necessary new and expanded facilities and services to cost-effectively and
fairly distribute the cost so there is no undue burden on either the business/development community or
the taxpaying citizens of Milford.

Goal 3—Continue to support and implement economic development initiatives that strengthen
Downtown/The Oval as the physical, historic, and symbolic hub of community economic activity.

Goal 4—Undertake a town-wide analysis of existing land uses and overlying zoning districts to identify
areas for future commercial and industrial development, redevelopment, and workforce housing in
relation to land development capacity, needed infrastructure improvements for the transportation
network, utilities, stormwater management, municipal facilities, physical and natural constraints,
neighborhood compatibility, and protection of open space and Town character.

Goal 5—Increase, through all available and cost-effective marketing opportunities including an enhanced
state-of-the-art website, local, regional, and national awareness of Milford as a community that is a
welcoming and business-friendly environment affording superior quality-of-life.

Goal 6—Enhance communication and program development between School District, Business
Community, and the Town in matters of joint economic development and in particular those matters that
focus on budgeting and capital improvements.

Source: Recommendations to Foster Economic Development in Milford, 2009

Pepperell, Massachusetts

Economic Goals and Recommendations

e Focus development in established areas to protect Pepperell’s rural character and encourage
the revitalization of Railroad Square.

e Ensure that commercial activity does not adversely impact Pepperell’s abundant natural
resources.

0 Limit commercial activity to agriculture-related uses within the flood zone.
0 Focus development in Railroad Square and existing industrial parks.
e Improve the Railroad Square business area.

17



Brookline Master Plan Economic Development Chapter Approved — DATE 2017

Utilize the Mixed Use Overlay District as incentive for revitalization.
Adopt design standards to reinforce the Square’s historical character.
Utilize the presence of the Nashua River and the Nashua River Rail Trail.

© ©0 O O

Facilitate mill revitalization by ensuring funding of consultant support to the Planning Board
for ongoing project review of engineering and design issues.
e Encourage policies that support agriculture.

0 Protect prime agricultural land through land acquisition, purchase by land trust, or by
encouraging land owners to place agricultural preservation restrictions on their land.
0 Encourage the Agricultural Advisory Board to work with the farms and the Town to identify
incentives that will foster protection and enhancement of local agriculture.
O Promote eco-tourism.
e Encourage mixed use development to provide a greater variety of housing options located
closer to services.

0 Consider overlay districts to establish mixed use village centers in the Historic District and
along Hollis Street to the Brookline Street intersection.

e Ease unduly limiting restrictions on home-based businesses to allow those that are not
intrusive in residential neighborhoods, such as artists, agriculture, consultants, and
hospitality.

e Determine whether the Town wants to focus on industrial uses at its industrial park or to
continue allowing commercial and service uses.

0 Consider modifying the zoning to prohibit commercial uses in order to encourage appropriate
industrial uses.
Source: Pepperell Comprehensive Plan Update, 2007-2016

Townsend, Massachusetts

Economic Goals

e Expand the sources of town revenue.

o Develop marketing strategies and implementation tactics that will appeal to the integration
of additional businesses to enhance the community.

e Provide a balanced budget that is consistent with revenue and funds needed for appropriate
delivery of services.

Strategies for Economic Development

e Implement the recommendations of the Zoning District Change Committee to encourage
appropriate business development in the Rt. 119 and Rt. 13 corridors.

e Encourage appropriate business development in the Town Common area.

e Market the town as a viable and attractive location for businesses.

e Explore professional assistance in the marketing effort.

18
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e (Calculate the true costs of development (residential, commercial, and industrial).

e Utilize the true cost data in the development strategies.

e Hire a grant writer (or commissioned firm) to maximize grant opportunities (most be revenue
positive).

e Shape the pattern of residential growth to be fiscally neutral or positive while following the
other objectives of the Master Plan.

Source: Townsend Master Plan, 2008

Wilton, New Hampshire

Economic Strategies and Recommendations

1.

Commercial Parcel Inventory—an inventory of commercial parcels, ownership status, and a variety of
other characteristics relative to the potential development of sites would enable the identification of
commercial sites more likely to be developed. It would aid understanding of the opportunities to
coordinate development and guide it to the most optimal locations. If the Planning Board considers
it a high priority, this type of information could be used in recruiting business to existing commercial
land located outside the downtown, such as by the Route 101/31 intersection.

Wilton Main Street Program—in addition to improving the streetscape of Main Street, WMSA should
focus on finding a new tenant or an adaptive reuse for the former Harwood’s Grocery Store. The
WMSA should also produce a detailed market analysis to define the local retail trade geography and
potential strategies for expanding the current mix of retail and service business. Once the market
analysis is complete, WMSA should attempt to attract one or more businesses (5,000 square feet of
commercial building development per year) that match the ideal business characteristics identified.

Potential Zoning Changes and Improvements—there is limited area for future commercial
development. The Planning Board should investigate the feasibility of expanding the downtown
commercial zones and also evaluate whether the performance standards for each commercial zone
function as intended. The Planning Board should complete its research into the optimal design of a
mixed-use district, an addition to the office park district, or development of a campus style research
park district.

Commercial design in the Route 101 and Route 31 corridors—the majority of the limited commercial
development in Wilton is located in visible locations on the most heavily traveled local roads. The
Planning Board should study how site planning and community compatibility guidelines may be used
to promote additional commercial development in character with Wilton’s rural environment.

Source: Wilton Master Plan, 1999

SECTION 5—DESIRED ECONOMIC DEVELOPMENT IN BROOKLINE

Vision Chapter
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Economic development in Brookline should be guided by a desire to maintain the Town’s traditional
New England look and feel and its rural community character. Big box stores and chains, for example,
should not be encouraged. Additional businesses that should be supported include a grocery store,
cleaners, restaurant, carwash, laundry mat, hardware store, garden store, and toy shop. The Town
should also promote a simple, walkable town center with local businesses and gathering places for
residents.

2010 Brookline Master Plan Survey

The 2010 Brookline Master Plan Survey?! asked respondents to rate how important they felt it was to
attract particular types of businesses to Brookline. According to this survey, small retail, such as a
pharmacy, florist, or butcher, is the most important type of business to bring into Town. 92% of
respondents stated it was somewhat or very important to attract small retail to Brookline. Small
office-based businesses, such as a dentist, CPA, lawyer, and insurance, were viewed as the second
most significant type of business to attract. 88% of respondents stated it was somewhat or very
important to attract small office-based businesses to Brookline. Child care and early learning was
viewed as the third most important business type, with 76% of respondents stating that it was
somewhat or very important to attract to Town. Other key business types that were identified as
somewhat or very important to attract according to survey respondents include nursing homes and
assisted living facilities (67%), bed & breakfasts and inns (65%), industrial (65%), entertainment (64%),
and service businesses (60%).

Large retail, such as strip malls, Target, Wal-Mart, and Home Depot were not viewed as important
businesses to attract, according to 61% of survey respondents. Furthermore, 50% of survey
respondents stated that it was not important to attract franchised restaurants to Brookline.

2010 Master Plan Forum, Economic Development Breakout Session

Participants in the Economic Development Breakout Session of the 2010 Master Plan Forum were asked
what types of businesses they would like to see in the future in Brookline. Responses were consistent
with those given in the 2010 Master Plan Survey. Overall, participants wanted to see small scale, local
business options. They envisioned small retail, such as a grocery store and drug store as well as
restaurants and small professional offices. Participants were also interested in education and arts
facilities, for instance a music school or pottery studio that offered classes for all ages. Quiet, clean, light
industry was also desired, including small contracting and construction firms.

2008 Brookline Route 13 and 130 Vision Plan

Written responses to the Town Center Survey of the 2008 Route 13 and 130 Vision Plan stated that
additional professional services and gathering places such as a coffee shop, small restaurant, gazebo

! See Appendix for additional information on surveys referenced in this Master Plan, including total number of
respondents.
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for concerts, a park, and retail shops would create a more vibrant town center and a destination unto
itself.

SECTION 6—STRENGTHS, OPPORTUNITIES, CHALLENGES, AND THREATS TO ECONOMIC
GROWTH

6.1 ~ Strengths and Opportunities

2010 Brookline Master Plan Survey

Brookline’s school system was viewed as the greatest strength and opportunity for Brookline’s economic
development; 70% of respondents stated the school system is a strength and 24% said it is an opportunity.
Safety services were also considered an asset to economic development, with 49% of respondents citing
them as a strength and 34% as an opportunity. Likewise, 45% of respondents viewed Brookline’s roads
as a strength for economic development and 35% as an opportunity.

Rural character was seen as a strength and opportunity for economic development, but to a lesser degree
than the school system, safety services, and roads. Forty one percent of respondents stated rural
character is a strength and 16% thought of it as an opportunity. At the same time, 39% viewed rural
character as a challenge and 1% as a threat. Employment opportunities also received mixed reactions;
34% of respondents stated employment opportunities are an opportunity for Brookline, 15% a strength,
35% a challenge, and 15% a threat.

2010 Master Plan Forum, Economic Development Breakout Session

Participants in the Economic Development Breakout Session of the 2010 Master Plan Forum identified a
number of assets to Brookline’s economic development, including its strong school system and safe,
family-friendly atmosphere. Lake Potanipo and Melendy Pond were also discussed, along with Camp
Tevya, which helps to bring non-residents into Brookline.

6.2 ~ Challenges and Threats

2010 Brookline Master Plan Survey

Respondents to the 2010 Master Plan Survey overwhelmingly identified the tax rate as a threat and
challenge to Brookline’s economic development; 47% of respondents stated the tax rate is a threat and
43% a challenge. Public infrastructure was also a concern, with 49% of respondents stating public
infrastructure is a challenge and 24% identifying it as a threat. In addition, 54% of respondents stated
zoning is a challenge and 11% stated it is a threat to economic development.

Opinion was more mixed regarding transportation options; 41% of respondents stated transportation
options are a challenge and 11% a threat, yet 30% viewed it as an opportunity and 17% a strength. As
mentioned above, employment opportunities also received mixed reactions with 35% stating it was a
challenge and 15% a threat.

2010 Master Plan Forum, Economic Development Breakout Session
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Comments made by participants in the Economic Development Breakout Session of the 2010 Master Plan
Forum on threats and challenges to Brookline’s economic development can be divided into five major
categories. The firstis a lack of destination. Forum participants noted that people pass through Brookline
along Route 13 without having any reason to stop in Town.

Zoning is the second overarching theme identified by Forum participants. They noted that there is limited
zoning for commercial growth and questioned where additional commercial development would go. They
also felt that Brookline residents might not support a change in zoning to allow more commercial
development.

Forum participants also focused on physical and infrastructure limitations to Brookline’s economic
development. Terrain was identified as a limiting issue, as was the lack of Town water and sewer.

Loss of local businesses was the fourth overarching theme. Participants noted the loss of Grant Plastics
and Riverside Restaurant and commented that the empty buildings in Brookline create a depressing
atmosphere. There was also concern that development at the former military base in Devens,
Massachusetts has not provided the regional economic opportunities it promised.

Lastly, participants identified a passiveness and lack of organized effort on the part of Brookline to pursue
business development opportunities.

SECTION 7—ECONOMIC DEVELOPMENT STRATEGIES
7.1 ~ Growth Management

In 1994, Brookline adopted a Growth Management Ordinance to “flatten the rate of growth in the
Town” in order to meet the demand for schools, prevent an unacceptably high tax rate, allow the
Town to absorb an increase in municipal services in an orderly way, and ensure that Brookline
accommodated a fair share of the regional population growth. The ordinance was based on an
analysis of growth data in the 1990 Brookline Master Plan, which recommended an annual growth
rate “cap” of three percent. The overall goal was to slow growth to no more than 3% by limiting the
number of building permits that could be issued in any calendar year for new residential dwellings.

The Growth Management Ordinance was written with a sunset clause, allowing it to expire at Town
Meeting unless the Planning Board, upon annual review, determined that the population and growth
data, in conjunction with the Capital Improvement Plan, justified its continued application. In 2011,
the Planning Board did not vote to extend the Ordinance. A warrant article to delete the Growth
Management Ordinance was placed on the 2011 Town Meeting ballot and was approved by voters.
The Planning Board will continue to review the former ordinance each fall and make a
recommendation on whether it should be reinstated at the following Town Meeting.  Other
communities in the Nashua Region that had previously adopted growth management ordinances have
also allowed them to expire.
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7.2 ~ Findings/Results

2010 Brookline Master Plan Survey

72% of respondents to the 2010 Brookline Master Plan Survey stated they would be in support of
appointing an Economic Development Committee in Brookline to plan for and promote the achievement
of the economic goals set forth in the Master Plan.

2010 Master Plan Forum, Economic Development Breakout Session

Participants in the Economic Development Breakout Session of the 2010 Master Plan Forum
recommended creating a business-savvy, economic development committee to help bring business into
Brookline. They also discussed developing vacant lots along Route 13, which would provide incentive for
people traveling across the Massachusetts/New Hampshire border to stop in Brookline.

2008 Brookline Route 13 and 130 Vision Plan

The creation of an Economic Development Group was recommended as a key action item with a 1-3
year timeframe.

7.3 ~ Goals and Recommendations
Goal 1 - Reduce the high tax burden on residential property owners.
Recommendations:

e Develop a Tax Base Diversification Plan to examine strategies for broadening Brookline’s tax
base.

e Expand business development to diversify Brookline’s tax base and supplement residential
property tax revenues.

Goal 2 - Expand retail and service opportunities in Brookline to make the Town more self-sustaining
and self-supporting.

Recommendations:

e Encourage additional small retail businesses such as a grocery store, pharmacy, florist,
butcher shop, and restaurant.

e Encourage small office-based businesses such as a dentist, CPA, lawyer, and insurance
company.

Goal 3 - Encourage economic growth that maintains and enhances Brookline’s traditional New
England look and rural community character.

Recommendations:
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e Review the option of adopting a size cap ordinance to prohibit the construction of retail stores
larger than a specified size.

e Support economic development initiatives that create a simple, walkable town center that
serves as a destination onto itself and attracts people to local businesses.

e Focus new business development into existing buildings to decrease sprawl and maintain
Brookline’s green space and rural character.

Goal 4 - Create a business-friendly atmosphere and actively pursue economic development and
growth opportunities in Brookline.

Recommendations:

e (Create an Economic Development Committee to coordinate economic development
opportunities on behalf of the Town and to serve as a liaison between the business
community, Board of Selectmen, and Planning Board. Duties of the Economic Development
Committee should include, but are not limited to:

O Prioritize and pursue business types deemed as desirable to Brookline residents, including
small retail, small office, child care and early learning, nursing homes and assisted living
facilities, bed & breakfasts and inns, industrial, entertainment, and service businesses.

0 Market Brookline’s strengths and opportunities, including its school system, safety
services, road network, and overall quality of life.

0 Examine Brookline’s zoning to ensure it allows for adequate economic growth.

0 Creating an economic development page on the Town of Brookline website.

e Establish infrastructure to areas of Town identified as desired locations to support
commercial and industrial development. Ensure costs are distributed between the
business/development community and Brookline tax payers so neither group is unfairly
burdened.
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7.4 ~ Implementation and Timeframe

Task Responsible Timeframe Updates
Department or Group (2012) (2017)
. EDC Charter adopted by
Create an Economic
Develooment Committee Selectboard 1 year the Selectboard on
P May 14, 2012
Develop a Tax Base
Diversification Plan to . . N
. . Economic Development Economic Revitalization
examine strategies for . 1-3 years .
. ., Committee Zones created in 2016
broadening Brookline’s
tax base.
Review the option of
donti .
@ o'p ng a size cap . Planning Board, . DIF
ordinance to prohibit the . On the projects’ list for
. . Economic Development 1-3 years
construction of retail . 2018
Committee
stores larger than a
specified size.
Focus new business Economic Development
development into Committee, Local 1-3 years Ongoing
existing buildings. Realtors
Establish infrastructure
to areas of Town
identified as desired Selectboard, 35 Cost prohibitive
. -5 years
locations to support Planning Board y (for now)
commercial and
industrial development.
Expand business
development to diversify Planning Board, . N
., . Economic Revitalization
Brookline’s tax base and Economic Development 3-5 years .
. . . Zones created in 2016
supplement residential Committee
property tax revenues.
Encourage additional Planning Board,
small retail and small Economic Development 3-5 years Ongoing
office-based businesses. Committee
S t i
development nitiatives | __Fanning Board,
P Economic Development 3-5 years Ongoing

that create a simple,
walkable town center.

Committee
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SECTION 7—2017 SUMMARY OF UPDATES TO THE ECONOMIC DEVELOPMENT CHAPTER

e All tables and summaries in Section 3 and Section 4 have been updated using the most recent data
from the 2010-2014 American Community Survey, 2010 Census, NH Employment Security (2014),
and NH Department of Revenue Administration (2015).

e The Inventory of Existing Businesses in Brookline (Section 3.3) has been updated based on the
Business Directory available on the Brookline website and the NH Employment Security (2014).

e The Brookline Economic Development Advisory Committee Charter was adopted by the Selectboard
on May 14, 2012.

e The Economic Development Committee (EDC) has met on a monthly basis since its formation.

e A new Brookline website was designed in 2013 with an Economic Development dedicated tab on the
homepage.

e The EDC has developed many tools to promote Brookline and its businesses:

0 Creation of brochures and information for existing and future businesses,

0 Creation of the welcome packet for new residents,

O Publication of the economic development newsletter distributed to 2,100 households and
businesses,

0 Creation and maintenance of a business directory on the Brookline website,

0 Creation of two successful annual events: Brookline Annual Bridal Show and Brookline Annual
Cook-Off.

e The Planning Department developed a new Bed & Breakfast Ordinance in 2016.

e Economic Revitalization Zones (ERZs) were created in 2016.

e Additional sidewalks were constructed, others are planned, to promote a walkable town center.

e The Implementation & Timeframe section 7.4 was updated showing progress since 2012.
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